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CITY of NOVI CITY COUNCIL 

Agenda Item 1 
August 27, 2018 

SUBJECT: Consideration for approval of the request of Pulte Homes of Michigan, LLC, JSPl 7-62, 
for a Planned Suburban Low-Rise (PSLR) Overlay Development Agreement Application 
and Revised Concept Plan for the Villas at Stonebrook development. The subject property 
is approximately 26 acres of land located on the east side of Wixom Road, north of Eleven 
Mile Road, in Section 17. The applicant is proposing 43 duplex units (86 homes total) in 
"age-targeted" ranch-style homes. 

SUBMITTING DEPARTMENT: Community Development Department- Planning V.)""'"" ½ 

CITY MANAGER APPROVAL: ~ 
BACKGROUND INFORMATION: 

The applicant is proposing a Planned Suburban Low-Rise Overlay (PSLR) Concept Plan to 
construct 43 duplex buildings (86 homes total) on the east side of Wixom Road, north of 
Eleven Mile Road. The applicant is proposing 86 two-family attached "Age targeted" 
ranch-style duplex housing units with a proposed density of 3.6 units per acre using PSLR 
Overlay option. The concept plan indicates a central courtyard, pocket parks, and 
sidewalks within the community. A secondary emergency access is provided to the east 
connecting to Providence Parkway. The applicant is also proposing a pedestrian 
connection to the trail system within the Providence Park Hospital campus via the ITC 
corridor to the east. The subject property would require brownfield remediation, as noted 
in Council's tentative approval of the plan on February 26, 2018. 

PSLR Overlay Procedures 
At its February 7, 2018 meeting, the Planning Commission held a public hearing, and 
reviewed the PSLR Overlay Concept Plan and other information relative to the PSLR 
Overlay Development Agreement Application. The Planning Commission has provided a 
favorable recommendation to the City Council of the PSLR Overlay application and 
Concept Plan, subject to a number of conditions (see attached draft minutes). 

On February 26, 2018, the City Council considered the application and indicated its 
tentative approval of the PSLR Concept Plan, and in so doing, directed the City 
Administration and the City Attorney to prepare a PSLR Agreement. Minutes from that 
meeting are attached. 

Modifications to the PSLR Concept since the Council meeting 
The applicant has offered the following improvements to Concept Plan since the City 
Council reviewed the plan in February: 

l. The applicant proposes relocating the access drive for the existing well site, which is 
located directly to the south of the proposed development. The plans previously 
showed access to the well site would be provided through the residential streets of 
the proposed development. Following discussion at the City Council meeting, the 



applicant has contacted the well company, and offered to provide a new 
driveway access point from a location splitting off from a shared access drive on 
Wixom Road, in order to avoid well site truck traffic traveling through the proposed 
residential development. An attachment to this motion sheet shows the proposed 
improvements. 

The proposed new access drive to the well site is proposed to run parallel to the 
north side of the City's Wildlife Woods Park and is immediately south of the 
proposed development. The new drive will terminate at a new gate at the west 
end of the well site, and the applicant will also provide a more convenient parking 
lot for use by park visitors. The final details of the proposed parking lot will be 
reviewed with the Preliminary Site Plan. The applicant has indicated that the 
existing well site access drive will be vacated. 

2. The applicant has also offered to provide shared signage for the new Villas at 
Stonebrook development and Wildlife Woods Park at the new shared drive from 
Wixom Road. The City may choose to provide additional signage on the City's 
park, as appropriate. 

3. The applicant will need to provide wetland mitigation for impacts to the wetlands. 

The concept plan did not show the location for the wetland mitigation, but 
indicated that the wetland mitigation would be off-site. Based on comments from 
staff, the applicant has provided an alternative plan indicating that if such off-site 
mitigation cannot be located, the applicant intends to construct "Plan B" showing 
on-site mitigation on-site (adjacent to existing wetland areas} with the reduction of 
two units, if this alternate plan is implemented. 

4. Additional minor modifications are expected on the Preliminary Site Plan, if the City 
Council approves the PSLR Agreement. 

PSLR Overlay Agreement 
Working with the City Attorney's office, the petitioner has now brought forward the 
Planned Suburban Low-Rise Overlay Agreement. The applicant is seeking positive 
consideration of the following Zoning Ordinance deviations included in the PSLR Overlay 
Agreement, and as shown on the proposed PSLR Concept Plan. All of the proposed 
deviations are supported by staff: 

a. Deviation to allow the submittal of a Traffic Impact Assessment in lieu of required 
Traffic Impact Study, as the number of estimated trips from this development will not 
exceed the City's threshold given the proposed use. 

b. Deviation from Sec. 3.21 .2.A.i to allow buildings to front on an approved private 
driveway, which does not conform to the City standards with respect to required 
sixty foot right-of-way, due to the type of development proposed as an active older 
adult development, and because of the applicant's offer to provide an easement 



for the adjacent property to the north to provide shared access to Wixom Road, if 
needed. 

c. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow modifications to the required 
front and side setbacks (as indicated on the PSLR Concept Plan) due to the type of 
development proposed for active older adult development. 

d. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow reduction of minimum 
distance between buildings by 5 feet (30 feet required, 25 feet proposed) due to 
the type of development proposed for active older adult development. 

e. Deviation from Sec. 3.21.2.B to allow full time access drives to be connected to a 
section-line road as opposed to a non-section line road, as the applicant is 
proposing to provide driveway access/utility easement to neighboring properties to 
eliminate multiple curb cuts on Wixom Road. 

f. 

g. 

h. 

i. 

j. 

k. 

Deviation from Sec. 5.5.3.F.ii.b.(2) to allow placement of street trees between the 
sidewalk and the buildings, (provided the trees are at least 5 feet away from the 
sidewalk) as opposed to being located between the sidewalk and curb, due to 
type of development proposed. 

Deviation from Section 5.5.3.G.ii.b.(1) to allow additional sub-canopy trees in lieu of 
deciduous canopy or large evergreen trees, provided the developer limits the 
percentage of proposed subcanopy trees within 25 percent of the total required 
canopy trees, as this will provide additional visual and species diversity to the site. 

Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of required 
landscaped berm along Wixom Road frontage due to limited frontage and flag 
shaped lot. 

Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance of City Code 
of Ordinances for absence of a stub street required at 1,300 feet interval along the 
property boundary to provide connection to the adjacent property boundary, due 
to conflict with existing wetlands. 

Deviation from Chapter 7(c) (1) of Engineering Design manual for reducing the 
distance between the sidewalk and back of the curb. A minimum of 7.5 feet can 
be supported by staff. 

Deviation from Section 11-216 (Figure IX.5) of City's Code of Ordinances for 
reduction of residential driveway taper depth ( 10 feet required, 7.5 feet proposed) 
due to proximity of proposed sidewalk within the development. 

RECOMMENDED ACTION: 
Final approval of the request of Pulte Homes of Michigan, LLC, JSPl 7-62, for a Planned 
Suburban Low-Rise (PSLR) Overlay Development Agreement Application and Revised 
Concept Plan for the Villas at Stonebrook development based on the following findings 
and conditions, with final form and language to be modified as determined by the City 
Attorney's Office and City Manager: 



a. The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will 
result in a recognizable and substantial benefit to the ultimate users of the project 
and to the community. The plan proposes a reasonable transition between 
adjacent land uses, and the proposed concept plan proposes a non-motorized 
connection to extensive pathway system within Providence Park Hospital campus 
to the east. 

b. In relation to the underlying zoning or the potential uses contemplated in the City of 
Novi Master Plan, the proposed type and density of use(s} will not result in an 
unreasonable increase in the use of public services, facilities and utilities, and will 
not place an unreasonable burden upon the subject property, surrounding land, 
nearby property owners and occupants, or the natural environment. The applicant 
has provided a Traffic Impact Assessment and a Community Impact Statement 
which indicate minimal impacts on the use of public services, facilities and utilities. 
The proposed concept plan impacts about 0.56 acres of existing 1. 96 acre 
wetlands, and proposes removal of approximately 54 percent of regulated tree 
removals. The plan indicates appropriate mitigation measures on-site and off-site. 

c. In relation to the underlying zoning or the potential uses contemplated in the City of 
Novi Master Plan, the proposed development will not cause a negative impact 
upon surrounding properties. The proposed buildings have been buffered by the 
proposed landscaping. The applicant provides a driveway access easement on 
the north side of the proposed entry drive for a future connection to neighboring 
properties in order to assist in limiting multiple exits onto Wixom Road. The applicant 
has found an alternative location to the well site to the south, benefiting the future 
residents of the development, and the public with an improved access point to the 
City park including a new parking lot. 

d. The proposed development will be consistent with the goals and objectives of the 
City of Novi Master Plan, and will be consistent with the requirements of this Article 
(Article 3.1.27). The proposed development fills the gap in providing for active 
older adult housing, which is identified as one of the recommended missing middle 
housing in the City's 2016 Master Plan for Land Use. 

e. The Site Plan shall meet the minimum required standards of the Frn;ade Ordinance, with 
minor deviations to the percentage of asphalt shingles on the rear elevations to be 
approved by the City's Fac;ade Consultant at the time of Site Plan Review. 

f. 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 
Preliminary Site Plan. 

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. 



MAPS

 Location 
Zoning 

Future Land Use 
Natural Features 



LEGEND
Sections

JSP 17-62 VILLAS AT STONEBROOK

Map Author: Sri Komaragiri
Date: 02/02/18
Project: JSP 17-62 VILLAS AT STONEBROOK
Version #: 1

Wixom Rd

Glenwood
Dr

IslandLake Dr

Crestwood
Dr

Providence
Pkwy

Map information depicted is not intended to replace or substitute for
any official or primary source.  This map was intended to meet

National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.  

Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by 
a licensed Michigan Surveyor as defined in Michigan Public Act 132

of 1970 as amended.  Please contact the City GIS Manager to
confirm source and accuracy information related to this map.

MAP INTERPRETATION NOTICE

City of Novi
Dept. of Community Development

City Hall / Civic Center
45175 W Ten Mile Rd

Novi, MI 48375
cityofnovi.org

Grand River Ave

Be
ck

 Rd

Eleven
Mile Rd

Wi
xo

m 
Rd

I-96

161718

19 20 21

1 inch = 417 feet I0 180 360 54090
Feet

Location Map

Subject 
Property



LEGEND
R-A: Residential Acreage
R-1: One-Family Residential District
R-3: One-Family Residential District
R-4: One-Family Residential District
RM-1: Low-Density Multiple Family
RM-2: High-Density Multiple Family
B-1: Local Business District
B-2: Community Business District
B-3: General Business District
FS: Freeway Service District
I-1: Light Industrial District
I-2: General Industrial District
OS-1: Office Service District
OSC: Office Service Commercial
OST: Office Service Technology

JSP 17-62 VILLAS AT STONEBROOK

Map Author: Sri Komaragiri
Date: 02/02/18
Project: JSP 17-62 VILLAS AT STONEBROOK
Version #: 1

Wixom Rd

Glenwood
Dr

IslandLake Dr

Crestwood
Dr

Providence
Pkwy

OSC

I-2R-1

RM-1

I-1
OSC

B-1

R-1

R-1

RA

R-3

Map information depicted is not intended to replace or substitute for
any official or primary source.  This map was intended to meet

National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.  

Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by 
a licensed Michigan Surveyor as defined in Michigan Public Act 132

of 1970 as amended.  Please contact the City GIS Manager to
confirm source and accuracy information related to this map.

MAP INTERPRETATION NOTICE

City of Novi
Dept. of Community Development

City Hall / Civic Center
45175 W Ten Mile Rd

Novi, MI 48375
cityofnovi.org

Grand River Ave

Be
ck

 Rd

Eleven Mile Rd

Wi
xo

m 
Rd

I-96

1 inch = 417 feet I0 180 360 54090
Feet

Zoning Map

Subject 
Property



LEGEND
FUTURE LAND USE

Single Family
Multiple Family
Suburban Low-Rise
Community Office
Office RD Tech
Office Commercial
Office Research W/Retail Overlay
Local Commercial
Community Commercial
Educational Facility
Public
Public Park
Private Park
Utility

JSP 17-62 VILLAS AT STONEBROOK

Map Author: Sri Komaragiri
Date: 02/02/18
Project: JSP 17-62 VILLAS AT STONEBROOK
Version #: 1

Glenwood
Dr

IslandLake Dr

Crestwood
Dr

Providence
Pkwy

COMMUNITY
COMMERCIAL

EDUCATIONAL
FACILITY

PUBLIC PARK

OFFICE
RD TECH

PRIVATE PARK

UTILITY

SINGLE
FAMILY

LOCAL
COMMERCIAL

SUBURBAN
LOW-RISE

OFFICE
COMMERCIAL

Map information depicted is not intended to replace or substitute for
any official or primary source.  This map was intended to meet

National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.  

Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by 
a licensed Michigan Surveyor as defined in Michigan Public Act 132

of 1970 as amended.  Please contact the City GIS Manager to
confirm source and accuracy information related to this map.

MAP INTERPRETATION NOTICE

City of Novi
Dept. of Community Development

City Hall / Civic Center
45175 W Ten Mile Rd

Novi, MI 48375
cityofnovi.org

Grand River Ave

Be
ck

 Rd

Eleven Mile Rd

Wi
xo

m 
Rd

I-96

1 inch = 417 feet I0 180 360 54090
Feet

Future Land Use Map

Subject 
Property



LEGEND
WETLANDS
WOODLANDS

JSP 17-62 VILLAS AT STONEBROOK

Map Author: Sri Komaragiri
Date: 02/02/18
Project: JSP 17-62 VILLAS AT STONEBROOK
Version #: 1

Wixom Rd

Glenwood
Dr

IslandLake Dr

Crestwood
Dr

Providence
Pkwy

Map information depicted is not intended to replace or substitute for
any official or primary source.  This map was intended to meet

National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.  

Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by 
a licensed Michigan Surveyor as defined in Michigan Public Act 132

of 1970 as amended.  Please contact the City GIS Manager to
confirm source and accuracy information related to this map.

MAP INTERPRETATION NOTICE

City of Novi
Dept. of Community Development

City Hall / Civic Center
45175 W Ten Mile Rd

Novi, MI 48375
cityofnovi.org

Grand River Ave

Be
ck

 Rd

Eleven Mile Rd

Wi
xo

m 
Rd

I-96

1 inch = 417 feet I0 180 360 54090
Feet

Natural Features

Subject 
Property



PSLR OVERLAY CONCEPT PLAN 
(Full plan set available for viewing at the Community Development Department.)









ALTERNATE MITIGATION PLAN
(On-site Mitigation) 









PROPOSED IMPROVEMENTS IN WILD LIFE WOODS PARK 



Know what's below.
      Call before you dig.

PRELIMINARY - NOT FOR CONSTRUCTION



OPEN SPACE EXHIBIT
PROVIDED BY APPLICANT: 
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PLANNED SUBURBAN LOW-RISE (PSLR) 
OVERLAY DEVELOPMENT AGREEMENT –  

VILLAS AT STONEBROOK 

THIS PLANNED SUBURBAN LOW-RISE (PSLR) OVERLAY DEVELOPMENT 
AGREEMENT (this “Agreement”) is made as of the ___ day of _________, 2018, by and 
between Pulte Homes of Michigan, LLC a Michigan limited liability company, whose address is 
100 Bloomfield Hills Parkway, Suite 300, Bloomfield Hills, MI 48304, (the “Pulte Homes”), and 
the CITY OF NOVI, a Michigan municipal corporation , whose address is 45175 West Ten Mile 
Road, Novi, MI 48375-3024 (“City”). 

RECITATIONS: 

I. Pulte Homes intends to develop the “Land” described on Exhibit A, attached and 
incorporated herein. The Land is one parcel of property of approximately 26 acres in area. 
Developer proposes to develop the Land as the Villas at Stonebrook, a 43 duplex building 
(86-homes) multifamily residential community (the “Project”) as set forth in the PSLR 
Overlay Concept Plan, which has been submitted to the City for review and approval under 
applicable provisions of the City Code, including the City’s Zoning Ordinance (the 
“Zoning Ordinance”). The PSLR Overlay Concept Plan as hereby approved is a conceptual 
or illustrative plan for the potential development of the Land under the PSLR Overlay 
District that includes building elevations and site improvements. Such PSLR Overlay 
Concept Plan approval is not an approval to construct any of the proposed improvements as 
shown.   

II. Pulte Homes and City acknowledge that TLC Property, LLC, a Michigan limited liability 
company (“Landowner”) is the fee simple owner of the Land as of the date this Agreement. 
Landowner has provided a separate Consent to this Agreement attached hereto. This 
Agreement shall not be effective until executed by Pulte Homes and consented to by 
Landowner and recorded with the office of the Oakland County Register of Deeds pursuant 
to Section 8 herein and the City’s Zoning Ordinance. As used in this Agreement, the term 
“Developer” shall mean Landowner until such time as Pulte Homes acquires fee simple 
title to the Land, whereupon the term “Developer” shall mean Pulte Homes and its 
successors and assigns. Pulte Homes and Landowner acknowledge that no permits of any 
kind to conduct any work or improvements on the Land shall be issued until this 
Agreement has been fully executed by Pulte Homes and consented to by Landlower and 
recorded with the office of the Oakland County Register of Deeds.   



 

2 
Detroit_15311033_910 

III. The City may grant site plan approval prior to Pulte Homes acquiring fee simple title to the 
Land, but site plan approval shall not be effective and shall not grant any rights whatsoever 
until this Agreement has been recorded with the office of the Oakland County Register of 
Deeds. 

IV. For purposes of improving and using the Land for the Project, Developer petitioned the 
City to consider approval for the Project under a PSLR Overlay Development Agreement 
application that included a PSLR Overlay Concept Plan, first dated August 30, 2017, with 
modifications dated December 29, 2017, and on file in the Community Development 
Office; a traffic impact assessment; and a list of proposed deviations and waivers. 

V. The Land is zoned I-2 (General Industrial), with a PSLR Overlay that covers the entire 
parcel.  The PSLR Overlay zoning classification provides the Developer and the City with 
a residential use that is compatible with the City’s Master plan and with existing adjacent 
developments.  The PSLR Overlay zoning classification provides the Developer with 
certain material development options with respect to the Land that are not available under 
the I-2 (General Industrial) classification and that would be a distinct material benefit and 
advantage to the Developer.  The PSLR Overlay zoning classification is consistent with the 
City’s Master Plan for Land Use showing the Land as part of the future Suburban 
Low-Rise use. 

VI. The City has reviewed the Developer’s proposed petition to consider a PSLR Overlay 
Development Agreement application under the terms of the PSLR Overlay District 
provisions of the City’s Zoning Ordinance and has reviewed the Developer’s proposed 
PSLR Overlay Concept Plan, the traffic impact analysis, and the Developer’s proposed 
deviations and waivers.  The City has found that the PSLR Overlay Concept Plan meets the 
intent of the PSLR Overlay District ordinance in that it provides a reasonable transition 
from the higher intensity hospital uses in the area to the adjacent residential uses, subject to 
the terms and conditions of this Agreement. 

VII. In petitioning for consideration of a PSLR Development Agreement Application, 
Developer has expressed as a firm and unalterable intent that Developer will develop and 
use the Land in conformance with the PSLR Overlay Concept Plan and the conditions 
(herein referred to as the “Conditions”) set forth in Paragraph 4, below. 

VIII. The PSLR Overlay Concept Plan is acknowledged and agreed by the City and Developer to 
be a conceptual plan for the purpose of depicting the general area contemplated for 
development on the Land.  The Developer will be required to obtain site plan approval for 
the development of the improvements to be constructed on the Land (i.e., the Project) in 
accordance with the terms of the PSLR Overlay District ordinance and this Agreement. 

IX. Some deviations and waivers from the provisions of the City’s ordinances, rules, or 
regulations as to the Project are depicted in the PSLR Overlay Concept Plan, as specifically 
described below, and are approved by virtue of this Agreement.  However, except as to 
such specific deviations and waivers as enumerated herein, the development of the Land 
under the requirements of the PSLR Overlay District shall be subject to and in accordance 
with all applications, reviews, approvals, permits, and authorizations required under all 
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applicable laws, ordinances, and regulations pertaining to such development, including, 
but not limited to, site plan approval, storm water management plan approval, woodlands 
and wetlands permits, facade approval, landscape approval, engineering plan approval, and 
payment of review and inspection fees and performance guarantees pertaining to the 
proposed development of the Land. 

X. The building design and layout, facade, and elevations shall be substantially similar to that 
submitted as part of the Developer’s final approval request, as depicted in the PSLR 
Overlay Concept Plan, or as the same shall be approved by the City in connection with the 
site plan approval for the improvements to be constructed on the Land, it being 
acknowledged and agreed that the PSLR Overlay Concept Plan and final site plan may be 
modified if approved by the City. 

XI. The parties acknowledge that this Agreement contains terms and conditions that are 
binding on Developer. 

NOW, THEREFORE, IT IS AGREED AS FOLLOWS: 

1. Each and every provision, representation, term, condition, right, and obligation set 
forth in Recitations I-XI is binding upon the parties of this Agreement and is 
incorporated as a part of this Agreement. 

As provided in the PSLR Overlay District ordinance, including Section 3.1.27 and 
Section 3.21 of the City’s Zoning Ordinance, no use of the Land shall be allowed 
except the uses shown on the PSLR Overlay Concept Plan for the operation of the 
Project.  Site plan review for the development of the Land is required in accordance 
with the terms of the City’s ordinances; provided, however, that modifications to 
the improvements to be constructed on the Land shall be permitted subject to the 
City’s approval.   

Notwithstanding the foregoing, except for the deviations provided for in Paragraph 
2 below, relating to specific ordinance deviations, Developer shall also comply 
with all requirements in the staff and review letters as follows:  

(1) Planning review dated January 30, 2018 
(2) Engineering review dated January 30, 2018 
(3) Landscape review dated January 12, 2018 
(4) Wetland review dated January 29, 2018 
(5) Woodland review dated January 29, 2018 
(6) Traffic review dated January 25, 2018 
(7) Traffic Impact Assessment Review dated December 5, 2017 
(7) Fire Marshal review dated January 12, 2018 
(8) Façade review dated February 19, 2018   

In addition, 

(1) Developer and its successors, assigns, and/or transferees 
shall at all times act in conformance with the PSLR Overlay 
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Concept Plan and Conditions, all as described above and 
incorporated herein. 

(2) Developer and its successors, assigns, and/or transferees 
shall forbear from acting in a manner inconsistent with the 
PSLR Overlay Concept Plan and Conditions, incorporated 
herein. 

(3) Developer shall commence and complete all actions 
reasonably necessary to carry out the PSLR Overlay 
Concept Plan and all of the Conditions incorporated herein. 

2. The following deviations and waivers from the standards of the City’s Zoning 
Ordinance with respect to the Land are hereby authorized pursuant to Section 3.21 
of the City’s Zoning Ordinance and as shown on the PSLR Overlay Concept Plan 
or final approved site plan: 

a. Deviation from Sec. 3.21.I.c to allow a Traffic Impact Assessment 
in lieu of required Traffic Impact Study as the number of estimated 
trips from this Project do not exceed the City’s threshold; 

b. Deviation from Sec. 3.21.2.A.i to allow building to front on an 
approved private driveway, which does not conform to the City 
standards with respect to required sixty foot right-of-way, due to the 
type of development proposed for active senior adult development, 
and because of the applicant’s offer to provide an easement for the 
adjacent property to share access if needed;  

c. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow 
modifications to the required front and side yard setbacks (as 
indicated on the PSLR Overlay Concept Plan), due to the type of 
development proposed for active senior adult development;  

d. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow reduction 
of minimum distance between buildings by 5 feet (30 feet required, 
25 feet proposed), due to the type of development proposed for 
active senior adult development;  

e. Deviation from Sec. 3.21.2.B to allow full time access drives to be 
connected to a section-line road as opposed to a non-section line 
roads, as the Developer is proposing to provide access and utility 
easements to neighboring properties to eliminate multiple curb cuts 
on Wixom Road;  

f. Deviation from Sec. 5.5.3.F.ii.b.(2) to allow placement of street 
trees between the sidewalk and the building, provided that the trees 
are at least five (5) feet away from the sidewalk,  as opposed to 
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between the sidewalk and curb, due to type of development 
proposed; 

g. Deviation from Sec. 5.5.3.F.ii.b.(1) to allow additional sub-canopy 
trees in lieu of deciduous canopy or large evergreen trees, provided 
the Developer limits the  percentage of proposed sub-canopy trees 
within 25 percent of total required canopy trees,  as it will provide 
additional visual and species diversity to the site;  

h. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of 
required landscaped berm along Wixom Road frontage, due to 
limited frontage and flag shaped lot/parcel involved;  

i. Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision 
ordinance of City Code of Ordinances for absence of a stub street 
required at 1,300 feet intervals along the property boundary to 
provide connection to the adjacent property boundary, due to 
conflict with existing wetlands; 

j. Deviation from Chapter 7(c) (1) of Engineering Design manual for 
reducing the distance between the sidewalk and back of the curb. A 
minimum of 7.5 feet is allowed;  

k. Deviation from Section 11-216 (Figure IX.5) of City’s Code of 
Ordinances for reduction of residential driveway taper depth (10 
feet required, 7.5 feet proposed) due to proximity of proposed 
sidewalk within the development.  

3. Each of the provisions, requirements, deviations/waivers, and conditions in this 
Agreement and the features and components provided in the PSLR Overlay 
Concept Plan meet the intent of the PSLR Overlay District, subject to the terms and 
conditions of this Agreement. 

4. Developer shall develop the Land solely as a residential Project.  Developer shall 
forbear from developing and/or using the Land, and from constructing any 
improvements, in any manner other than as authorized and/or limited by this 
Agreement and the approved site plan. Subject to the terms and conditions of this 
Agreement and the PSLR Overlay District provisions of the Zoning Ordinance, 
including Section 3.1.27 and Section 3.21 thereof, Developer shall develop the 
Land in accordance with all applicable laws, ordinances, and regulations of the City 
pertaining to such development required under the PSLR Overlay District, 
including all applicable height, area, and bulk requirements of the Zoning 
Ordinance as relates to the PSLR Overlay District, except as expressly authorized 
herein.  

The City’s approval of the Development is based on the following findings: 
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A. The PSLR Overlay Development Agreement and PSLR Overlay Concept 
Plan will result in a recognizable and substantial benefit to the ultimate 
users of the project and to the community.  

1. The plan proposes a reasonable transition and connection between 
adjacent land uses.  

B. In relation to the underlying zoning or the potential uses contemplated in 
the City of Novi Master Plan, the proposed type and density of use(s) will 
not result in an unreasonable increase in the use of public services, facilities 
and utilities, and will not place an unreasonable burden upon the subject 
property, surrounding land, nearby property owners and occupants, or the 
natural environment.  

1. The Developer has provided a Traffic Impact Assessment and a 
Community Impact Statement which indicates minimal impacts on the 
use of public services, facilities and utilities.  

2. The proposed PSLR Overlay Concept Plan impacts about 0.60 acres of 
existing 1.96 acre wetlands subject to adjustments during final design 
and engineering plan approvals and proposes approximately 54% of 
regulated tree removals. The Concept Plan proposes off-site wetland 
mitigation measures, but details regarding the off-site location have not 
been provided with the Concept Plan.    Off-site mitigation measures, 
conforming to City Code requirements, shall be reviewed and approved 
administratively by the City’s Community Development Division, at 
the time of final site plan approval.  In the event that Developer cannot 
provide approvable off-site mitigation measures, Developer shall 
comply with an alternative mitigation plan, (the “Alternative Mitigation 
Plan”), which shall be submitted and approved by Planning 
Commission, with the Preliminary Site Plan for the Development. Any 
revision to the site plan reducing units or affection other plan details 
may be approved as part of the “Alternative Mitigation Plan,” approved 
by Planning Commission as long as proposed impacts or revisions are 
less intensive than the approved Concept Plan. In relation to the 
underlying zoning or the potential uses contemplated in the City of Novi 
Master Plan, the proposed development will not cause a negative impact 
upon surrounding properties.  

1. The proposed buildings will be buffered by proposed landscape.  

C. The proposed development will be consistent with the goals and objectives 
of the City of Novi Master Plan, and will be consistent with the 
requirements of this Article 3.1.27.  

1. The proposed development fills the gap for active adults housing needs, 
which is the recommended in the City’s 2016 Master Plan for Land Use. 
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The homes will be “age-targeted” ranch-style duplex housing units with 
a possible loft option. 

D. City Council deviations (as the PSLR Overlay Concept Plan provides) 
substitute safeguards for each of the regulations and there are specific, 
identified features or planning mechanisms deemed beneficial to the City 
by the City Council which are designed into the Project for the purpose of 
achieving the objectives for the District as stated in the Planning Review 
Letter. 

The following Conditions shall apply to the Development and the Land: 

A. The Development shall include a connection to extensive pathway system 
within Providence park hospital campus to the east, as proposed. 

B. Architectural standards of the City as shown on the Façade Plans submitted 
as part of the PSLR Overlay Concept Plan, with minor deviations to the 
percentage of asphalt shingles on the rear elevations to be approved by the 
City’s façade consultant at the time of final site plan review.  Final Façade 
plans shall be submitted for review with the final site plan and shall include 
information as to the type and extent of materials and features to be 
provided on all elevations.   

C. The Development shall provide an access drive connection and additional 
public access points to the adjoining City Park (the “City Park”) to the south 
as well as related parking benefits to the City Park in the form of 12 
additional parking spaces as indicated in the ‘Off-Site Access Road Exhibit’ 
shared via e-mail dated April 20, 2018 attached as Exhibit B. Additional 
revisions to the road design may be required to address fire and emergency 
turn-around requirements at the time of preliminary site plan approval. To 
assist the public with City Park access, Developer is offering to include the 
City Park’s name on their development sign along with the Project name on 
Wixom Road, or as alternate signage, and provide way finding signage, 
directing users to park access.  The final layout and design of the access 
drive, parking spaces, location, format, and content of the park signage, 
woodland and wetland permit application shall be submitted for approval 
by the City, at the time of preliminary site plan review, and shall be within 
the City’s sole discretion. Park improvements shall be constructed, and 
completed concurrent with on-site improvements in accordance with the 
provisions of Chapter 26.5 of the City of Novi Code of Ordinances.  The 
City will terminate the existing access easement over the City Park to the 
existing petroleum facility to the south of the Development, and will grant a 
replacement access easement in accordance with the approved plan for the 
City Park access. 

D. The Developer shall provide an access easement on the north side of the 
proposed entry drive as shown on the Plan Suburban Low Rise Concept 
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Plan for future connection capability to neighboring properties to eliminate 
multiple exits onto Wixom Road. 

5. Developer acknowledges that, at the time of the execution of this Agreement, the 
Project has not yet obtained site plan, engineering, and other approvals required by 
ordinance or other regulation. Developer acknowledges that the Planning 
Commission and Engineering Division may impose additional conditions other 
than those contained in this Agreement during site plan reviews and approvals as 
authorized by law; provided, however, that such conditions shall not eliminate any 
development right authorized thereby. Such conditions shall be incorporated into 
and made a part of this Agreement, and shall be enforceable against Developer, in 
the event Developer proceeds with development of the Project. 

6. In the event the Developer or its respective successors, assigns, and/or transferees 
attempt to proceed, or do proceed, with actions to complete any improvement of the 
Land, or any portion of it, in any manner other than for the development and 
operation of the Project, as shown on the PSLR Overlay Concept Plan, or to use the 
Land in any manner inconsistent with this Agreement, the City shall be authorized 
to revoke all outstanding building permits and any certificates of occupancy issued 
for such building and use on the Land.  In addition, any material violation of the 
City’s Code of Ordinances by Developer and/or any successor owners or occupants 
with respect to the Land shall be deemed a breach of this Agreement, as well as a 
violation of the City’s Code of Ordinances.  A breach of this Agreement shall 
constitute a nuisance per se, which shall be abated.  Developer and the City 
therefore agree that, in the event of a breach of this Agreement by the Developer, in 
addition to any other relief to which it may be entitled at law or in equity, the City 
shall be entitled under this Agreement to relief in the form of specific performance 
and an order of the court requiring abatement of the nuisance per se.  The rights in 
this Paragraph 5 are in addition to the legal and equitable rights that the City has by 
statute, ordinance, or other law.  In the event of a breach under this Paragraph, the 
City shall notify Developer of the occurrence of the breach and shall provide the 
Developer with a reasonable period of time to cure any such default and Developer 
shall cure such default during such period; provided, however, that in no event shall 
the notice period be less than 30 days. 

7. By execution of this Agreement, Developer acknowledges that it has acted in 
consideration of the City approving the proposed use on the Land, and Developer 
agrees to be bound by the provisions of this Agreement, including the recitals and 
all exhibits attached hereto, which are incorporated by this reference and made a 
part of this Agreement. 

8. Developer acknowledges and agrees that it has had the opportunity to have the 
PSLR Overlay Concept Plan and this Agreement reviewed by legal counsel.  
Developer has negotiated with City the terms of this Agreement and of the PSLR 
Overlay Concept Plan, and such documentation represents the product of the joint 
efforts and mutual agreements of Developer and City.  Developer accepts and 
agrees to the final terms, conditions, requirements and obligations of the 
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Agreement and the PSLR Overlay Concept Plan, and Developer shall not be 
permitted in the future to claim that the effect of the Agreement and PSLR Overlay 
Concept Plan results in an unreasonable limitation upon uses of all or a portion of 
the Land, or claim that enforcement of the Agreement and PSLR Overlay Concept 
Plan causes an inverse condemnation, other condemnation or taking of all or any 
portion of the Land.  Developer and City agree that this Agreement and its terms, 
conditions, and requirements are lawful and consistent with the intent and 
provisions of local ordinances, state and federal law, and the Constitutions of the 
State of Michigan and the United States of America.  Developer has offered and 
agreed to proceed with the undertakings and obligations as set forth in this 
Agreement in order to protect the public health, safety, and welfare and provide 
material advantages and development options for Developer, all of which 
undertakings and obligations Developer and City agree are necessary in order to 
ensure public health, safety, and welfare, to ensure compatibility with adjacent uses 
of land, to promote use of the Land in a socially, environmentally, and 
economically desirable manner, and to achieve other reasonable and legitimate 
objective of City and Developer, as authorized under applicable City ordinances 
and the Michigan Zoning Enabling Act, MCL 125.3101, et seq., as amended.  It is 
further agreed and acknowledged that the terms, conditions, obligations, and 
requirements of this Agreement and the PSLR Overlay Concept Plan are clearly 
and substantially related to the burdens to be created by the development and use of 
the Land under the approved PSLR Overlay Concept Plan and this Agreement, and 
are, without exception, clearly and substantially related to City’s legitimate 
interests in protecting the public health, safety and general welfare.  Nothing in this 
paragraph however limits Developer right to seek enforcement of this Agreement 
for City’s breach of any of its terms. 

9. This Agreement shall run with the Land and be binding upon and inure to the 
benefit of the parties to this Agreement and their respective heirs, successors, 
assigns, tenants and transferees.  This Agreement shall be recorded with the office 
of the Oakland County Register of Deeds as to all affected parcels, and the approval 
of the proposed use shall not become effective until such recording has occurred.  
Thereafter, any development of the Land shall be in accordance with this 
Agreement, the PSLR Overlay Concept Plan, and any approved site plans, unless 
an amendment to this Agreement is approved by the City pursuant to the Zoning 
Ordinance. 

10. This Agreement has been duly authorized by all necessary action of the Developer 
and the City. 

11. No waiver of any breach of this Agreement shall be held to be a waiver of any other 
or subsequent breach.  All remedies afforded in this Agreement shall be taken and 
construed as cumulative; that is, in addition to every other remedy provided by law. 

12. In the event that there is a failure in any material respect by the Developer to 
perform any obligations required by this Agreement, the City shall serve written 
notice thereof setting forth such default and shall provide the Developer, as 
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applicable, with a reasonable period of time to cure any such default and 
Developer, as applicable, shall cure such default or take reasonable commercial 
steps to commence and pursue such a cure during such period; provided, however, 
in no event, shall the notice period be less than 30 days. 

13. This Agreement shall be governed by the laws of the State of Michigan, both as to 
interpretation and performance.  Any and all suits for any and every breach of this 
Agreement may be instituted and maintained in any court of competent jurisdiction 
in the County of Oakland, State of Michigan. 

14. This Agreement is intended as the complete integration of all understandings 
among the parties related to the subject matter herein. No prior contemporaneous 
addition, deletion, or other amendment shall have any force or affect whatsoever, 
unless embodied herein in writing.  Except for additional conditions imposed as 
part of the development approval process, as described in Section 4 above, this 
Agreement may be amended only as provided in the PSLR Overlay District 
ordinance, Section 3.21 of the City’s Zoning Ordinance, including a writing signed 
by all parties to the Agreement.  

15. The Zoning Board of Appeals shall have no jurisdiction over the Land or the 
application of this Agreement.  Minor modifications to the PLSR Concept Plan 
may be made at the discretion of the Community Development Department, 
without the matter returning to the City Council. “Minor modifications” shall mean 
and include those modifications that would meet the requirements listed in Section 
6.1 of the Zoning Ordinance for administrative review. 

16. It is understood by Developer that construction of some of the improvements 
included in the PSLR Overlay Concept Plan may require the approval of other 
governmental agencies, and that failure to obtain such approvals does not invalidate 
this Agreement or the PSLR Overlay Concept Plan. 

17. None of the terms or provisions of this Agreement shall be deemed to create a 
partnership or joint venture between the Developer and the City. 

18. The parties intend that this Agreement shall create no third-party beneficiary 
interest. 

19. Where there is a question with regard to applicable regulations for a particular 
aspect of the development of the Project, or with regard to clarification, 
interpretation, or definition of terms or regulations, and there are no apparent 
express provisions of this Agreement or the PSLR Overlay Concept Plan that 
apply, the City, in the reasonable exercise of its discretion, shall determine the 
regulations of the City’s Zoning Ordinance, as that Ordinance may have been 
amended, or other City Ordinances, that shall be applicable provided it finds that 
such determination is not inconsistent with the nature and intent of this Agreement. 
In the event of a conflict or inconsistency between the provisions of this Agreement 
and PSLR Overlay Concept Plan, the provisions of this Agreement shall govern 
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and control. In the event of a conflict or inconsistency between the provisions of 
this Agreement and the PSLR Overlay Concept Plan on the one hand, and the 
applicable City ordinances on the other hand, the provisions of this Agreement and 
the PSLR Overlay Concept Plan shall govern and control. 

20. Notwithstanding anything in this Agreement to the contrary: 

(a) This Agreement shall not be binding on Pulte Homes (and the term 
“Developer” shall not include Pulte Homes) unless and until Pulte Homes acquires 
fee simple title to the Land. The obligations of the Developer set forth in this 
Agreement shall apply only to Pulte Homes and successor owners of the Land 
subsequent to conveyance of the Land by Landowner to Pulte Homes or other 
successor, assign or transferee. Landowner acknowledges, however, that the 
execution of this Agreement by Pulte Homes and Landowner and its recording at 
the Oakland County Register of Deeds binds the Land as set forth in this 
Agreement. 

(b) City agrees that as long as no construction or improvements have 
commenced with respect to the Project, if Pulte Homes does not acquire the Land, 
Landowner may request this Agreement be terminated and the City and Landowner 
shall record a Termination of PRO Agreement (the “Termination of PRO 
Agreement”) in Oakland County Records. If Landowner elects to terminate, all 
rights and privileges under the PRO Agreement shall end. 

21. This Agreement may be signed in counterparts. 

[Signature on the following page] 
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THE UNDERSIGNED have executed this Agreement effective as of the day and year first 
written above. 

Pulte Homes of Michigan, LLC a Michigan 
limited liability company 
 
By:       
 ________________________ 
Its: ________________________ 

STATE OF MICHIGAN ) 
    ) ss. 
COUNTY OF OAKLAND ) 

On this, _____ day of _____________________, 2018, before me appeared 
__________________, the ___________________________________ of Pulte Homes of 
Michigan, LLC a Michigan limited liability company, who states that he has signed this document 
of his own free will, duly authorized on behalf of Pulte Homes of Michigan, LLC a Michigan 
limited liability company. 

      
  
Notary Public 
Acting in    , County, 
Michigan 
My Commission Expires:    
 

[Signature continue on the following pages] 
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CITY OF NOVI, a Michigan municipal 
corporation 
 
 
By:        
Its:  

STATE OF MICHIGAN ) 
    ) ss. 
COUNTY OF OAKLAND ) 

On this, _____ day of _____________________, 2018, before me appeared   
   ,       of The City of Novi, a   
   , who states that he has signed this document of his own free will, duly 
authorized on behalf of the City of Novi. 

      
  
Notary Public 
Acting in    , County, 
Michigan 
My Commission Expires:    
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CONSENT 
 

 The undersigned, TLC Property, LLC, a Michigan limited liability company, whose 
address is 4875 Product Drive, Wixom, Michigan 48393, joins in and consents to the execution of 
the foregoing Agreement and agrees to be bound by, and the Land shall be subject to, the terms of 
the foregoing Agreement. 
 
 Dated: _______________, 2018  
 

LANDOWNER: 
 
TLC Property, LLC,  
a Michigan limited liability company 
  

 
By:_____________________________ 

 
Its: _____________________________ 

STATE OF MICHIGAN)  
    ) ss. 
COUNTY OF OAKLAND  ) 

On this, _____ day of _____________________, 2018, before me appeared   
   ,       of TLC Property, LLC, a Michigan 
limited liability company, who states that he has signed this document of his own free will, duly 
authorized on behalf of the limited liability company 

       
Notary Public 
Acting in    , County, 
Michigan 
My Commission Expires:    
 

Draft by:     When Recorded return to: 
Gregory J. Gamalski          
Bodman PLC           
201 West Big Beaver Road, Suite 500       
Troy, MI  48084 
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EXHIBIT A 

DESCRIPTION OF LAND 
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EXHIBIT B 

OFF-SITE ACCESS ROAD EXHIBIT 

 



 
PSLR NARRATIVE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 









COMMUNITY IMPACT STATEMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 









COUNCIL MINUTES
02-26-18 



REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 
MONDAY, FEBRUARY 26, 2018 AT 7:00 P.M. 

COUNCIL CHAMBERS – NOVI CIVIC CENTER – 45175 TEN MILE ROAD 
 
Mayor Gatt called the meeting to order at 7:00 P.M.   
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL: Mayor Gatt, Mayor Pro Tem Staudt, Council Members Breen, 

Casey, Markham, Mutch, Wrobel 
 
ALSO PRESENT: Peter Auger, City Manager  
 Victor Cardenas, Assistant City Manager 
 Elizabeth Saarela, City Attorney  
  
APPROVAL OF AGENDA: 
 
Member Markham wanted to add to the Mayor and Council Action: 8 Mile snow 
plowing. 
 
CM 18-02-017 Moved by Staudt, seconded by Casey: CARRIED UNANIMOUSLY 
 
 To approve the Agenda as amended. 
 
Roll call vote on CM 18-02-017 Yeas: Staudt, Breen, Casey, Markham, Mutch, 

Wrobel, Gatt 
 Nays:  None 
PUBLIC HEARING: None 
 
PRESENTATIONS:   
 
1. Proclamation in recognition of National Nutrition Month for March and March 14,   
 2018 as Registered Dietitian Day – Aarti Batavia, Providence Hospital 
 
Aarti Batavia, Providence Hospital thanked Mayor and Council for approving the 
Proclamation.  She is standing on behalf of the Michigan Academy of Nutrition and 
Dietetics.  She said she helps individuals with autoimmune conditions, digestives issues, 
such as, ulcerative colitis and Crohn’s disease.  She also helps people with dementia 
and reversing cognitive decline.  Every year we celebrate March as National Nutrition 
Month.  The theme this year is “Go Further with Food”.  This is important for many 
reasons; whether you start you day with a healthy breakfast or go out for a meeting 
with an empty stomach, you should carry a snack with you.  What food you carry and 
what you eat has an important role to play in our health.  She said food is information 
for our genes.  Preparing foods to go further at home and within the community can 
have a positive impact.   She said we, as registered dietician nutritionists, can help 
people adopt healthier eating styles, while reducing food loss and waste.   
 
2. Novi Chamber of Commerce Toast of the Town Business Award Winners – Mayor Gatt 
 and Senator Kowall  
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I. Approval to award civil engineering services to OHM Advisors (Orchard, Hiltz & 

McCliment) to prepare design plans and specifications associated with the 
rehabilitation of the bridges located at Meadowbrook Road over Courtier Ditch, 
Cranbrooke Drive over Courtier Ditch, and West Park Drive over CSX Railroad, for 
a fee of $35,000. 

 
J. Approval to award geotechnical engineering services to Testing Engineers & 

Consultants, Inc. (TEC) for geotechnical investigation of pavements and 
subgrade soils associated with the 2018 and 2019 Neighborhood Road Program 
(NRP) in the amount of $30,880.50. 
 

K. Approval of the final payment to Highway Maintenance & Construction 
Company for the 2017 Chip Seal Program in the amount of $10,232.66, plus 
interest earned on retainage. 
 

L. Approval of a Street Light Purchase Agreement with The Detroit Edison Company 
(DTE Energy) for the installation and ongoing operation costs of four (4) street 
lights, one at the entrance of the Dixon Meadows Phase 1 development Dixon 
Road and three (3) within the subdivision; and approval of an agreement with 
Pulte Homes of Michigan, LLC, a Michigan corporation, for the sharing of 
installation and ongoing operation costs per the City’s Street Lighting Policy. 
 

M. Approval of Claims and Accounts – Warrant No. 1006 
 

 
Roll call vote on CM 18-02-018  Yeas: Breen, Casey, Markham, Mutch, Wrobel, 
  Gatt, Staudt 
 Nays: None 

   
 MATTERS FOR COUNCIL ACTION  
 
1. Consideration for tentative approval of the request of Pulte Homes of Michigan, 

LLC, JSP17-62, for a Planned Suburban Low-Rise (PSLR) Overlay Development 
Agreement Application and Concept Plan for the Villas at Stonebrook 
development. The subject property is approximately 26 acres of land located on 
the east side of Wixom Road, north of Eleven Mile Road, in Section 17 (previously 
known as the Profile Steel property).   The applicant is proposing 43 duplex units (86 
homes total) in “age-targeted” ranch-style homes.   

 
Bill Anderson, representative from Atwell, the Engineering and Planning Consultants for 
this project which is being proposed by Pulte Homes.  Joe Skore, Vice President, Pulte 
Homes Land, and their Environmental Consultants, PM Group were also in attendance.  
Mr. Anderson said the Village of Stonebrook is a 26 acre development in which they 
are proposing a nice enclave single story duplex development.  It is located on Wixom 
Road; Providence Hospital is to the east.  There are wetland complexes and raw land 
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just to the north of this.  He mentioned Target is off to the north; to the west on Wixom 
Rd. there is residential.  He said the elementary school and wetland complexes are to 
the south.  We don’t anticipate having any more neighbors once they get in there.  
The existing condition of the land is a contaminated industrial site.  It has been there for 
some time.  It has a parking area, some storage, trees and wetland around the 
perimeter.  They are proposing a Brownfield cleanup; the existing zoning is general 
industrial, but the Master Plan is looking to get some medium density, low-rise housing 
development in that area.  In the 2016 Master Plan compatibility, it is looking at about 
7-units per acre allowable in that area, their proposed development is about 3.6-units 
per acre.  He described they are proposing a ranch style single-family home which will 
serve that missing middle.  This will allow existing Novi residents to “age-in-place” and 
attract the active adult demographic.  Novi is looking for walkable residential 
developments which they propose to be providing. It will have pedestrian, be bicycle 
friendly, and off-site pedestrian connections which we will talk about.  He noted it will 
have a cohesive architectural design.  The plan features will be an enclave 
development tucked way back off of Wixom Road.  He said there will be a long 
winding scenic driveway which is 1300 feet.  There is an existing wetland and detention 
pond there; it will be a really nice feel coming in.  He explained there will be four little 
recreational nodes throughout with benches and sitting areas.  There will be lighting 
locations and bike racks throughout the development.   There will be common areas 
with plantings throughout the development; it will be a nice neighborhood character 
to this.  It will be maintenance free living for the active adults.  It will be maintained 
throughout at all times.  There is an extensive pedestrian system proposed in the 
development.  They highlighted their walkway system throughout from Wixom Road all 
the way over to an inner connection to Providence Parkway and they are actually 
proposing some pedestrian connections into the hospital.  He said it provides a 
watermain connection and an emergency access for fire chief, so they are please.  
The hospital has a very extensive pedestrian network, and the ITC corridor.  They are 
excited; they have met on multiple occasions.  He said the planning staff is 
comfortable that we are meeting all of the City’s standards.  He reiterated that it is a 
single level, ranch style, single to one and a half story, flexible floor plans, with a lot of 
masonry exterior, and it is a residential character with varied façades.  Every unit will 
have a two car garage with two parking spots for each of the units.  He said the units 
will have varied gable and hip roofs throughout.  He explained that Pulte Homes 
purchased the Del Webb brand, which is a national brand of active adult communities 
in the United States.  These proposed units are right out of that selection case.  They are 
well tested, age targeted products.  He presented slides of the proposed units.  He 
stated they were available for any questions. 
 
Member Wrobel asked what the price point would be on these homes.  Mr. Skore said 
the base price point would be in the low to mid $300,000’s range. Member Wrobel said 
there have been a lot of people taking to him in his age group that are looking to stay 
in Novi, but they want to downsize from their large homes.  He thought this was a very 
good product for the City, the location is very good, and he could fully support this.   
 

  CM 18-02-019  Moved by Wrobel, seconded by Staudt; MOTION CARRIED:  4-3 
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To approve the tentative approval of the request of Pulte Homes of 
Michigan, LLC, JSP17-62, for a Planned Suburban Low-Rise (PSLR) 
Overlay Development Agreement Application and Concept Plan 
for the Villas at Stonebrook development based on the following 
findings, City Council deviations, and conditions, with the direction 
that the applicant shall work with the City Attorney’s Office to 
prepare the required Planned Suburban Low-Rise Overlay 
Agreement and return to the City Council for Final Approval: 
a.  The PSLR Overlay Development Agreement and PSLR Overlay 
 Concept Plan will result in a recognizable and substantial 
 benefit to the ultimate users of the project and to the 
 community. The plan proposes a reasonable transition between 
 adjacent land uses, and the proposed concept plan proposes a 
 non-motorized connection to extensive pathway system within 
 Providence Park Hospital campus to the east. 
b. In relation to the underlying zoning or the potential uses 
 contemplated in the City of Novi Master Plan, the proposed type 
 and density of use(s) will not result in an unreasonable increase 
 in the use of public services, facilities and utilities, and will not 
 place an unreasonable burden upon the subject property, 
 surrounding land, nearby property owners and occupants, or 
 the natural environment. The applicant has provided a Traffic 
 Impact Assessment and a Community Impact Statement which 
 indicate minimal impacts on the use of public services, facilities 
 and utilities. The proposed concept plan impacts about 0.56 
 acres of an existing 1. 96 acre wetlands, and proposes removal 
 of approximately 54 percent of regulated trees. The plan 
 indicates appropriate mitigation measures on-site and off-site. 
c. In relation to the underlying zoning or the potential uses 
 contemplated in the City of Novi Master Plan, the proposed 
 development will not cause a negative impact upon 
 surrounding properties. The proposed buildings have been 
 buffered by the proposed landscaping. The applicant provides 
 a driveway access easement on the north side of the proposed 
 entry drive for a future connection to neighboring properties in 
 order to assist in limiting multiple exits onto Wixom Road.  
d.  The proposed development will be consistent with the goals and 
 objectives of the City of Novi Master Plan, and will be consistent 
 with the requirements of this Article (Article 3.1.27). The 
 proposed development fills the gap in providing for active older 
 adult housing, which is identified as one of the recommended 
 missing middle housing in the City's 2016 Master Plan for Land 
 Use. 
e. City Council deviations for the following, as the Concept Plan 
 provides substitute safeguards for each of the regulations and 
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 there are specific, identified features or planning mechanisms 
 deemed beneficial to the City by the City Council which are 
 designed into the project for the purpose of achieving the 
 objectives for the District, as stated in this motion sheet and in 
 the staff and consultant's review letters: 
 i. Deviation to allow the submittal of a Traffic Impact Assessment 
 in lieu of required Traffic Impact Study. 
 ii. Deviation from Sec. 3.21.2.A.i to allow buildings to front on an 
 approved private driveway. 
 iii. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.0 to allow 
 modifications to the required front and side setbacks. 
 iv. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow 
 reduction of minimum distance between buildings by 5 feet (30 
 feet required, 25 feet proposed). 
 v. Deviation from Sec. 3.21.2.8 to allow full time access drives to 
 be connected to a section-line road as opposed to a non-
 section line road. 
 vi. Deviation from Sec. 5.5.3.F.ii.b.(2) to allow placement of 
 street trees between the sidewalk and the buildings, (provided 
 the trees are at least 5 feet away from the sidewalk). 
 vii. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow 
 absence of required landscaped berm along Wixom Road 
 frontage.; 
 viii. Deviation from Sec. 4.04, Article IV,  Appendix C-Subdivision 
 ordinance of City Code of Ordinances for absence of a stub 
 street required at 1,300 feet interval along the property 
 boundary. 
 lx. Deviation from Chapter 7(c) (1) of Engineering Design 
 manual for reducing the distance between the sidewalk and 
 back of the curb. 
 x. Deviation from Section 11-216 (Figure IX.5) of City's Code of 
 Ordinances for reduction of residential driveway taper depth ( 
 10 feet required, 7.5 feet proposed). 
f.  The Site Plan shall meet the minimum required standards of the 
 Façade Ordinance, with minor deviations to the percentage of 
 asphalt shingles on the rear elevations to be approved by the 
 City's Façade Consultant at the time of Site Plan Review. 
g.  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 Preliminary Site 
 Plan. 
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. 
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Member Mutch asked City Planner McBeth to come up for a few questions regarding 
the preliminary items related to the qualification of the Planned Suburban Low-Rise 
Overlay.  He noted in the presentation they indicated this is being considered a Low-
Rise Multi-Family Use.  He wondered if our staff interpreted the duplex units as a Low-
Rise.  Ms. McBeth confirmed when they looked at it they did consider it as a Multiple-
Family development.  She recognized that sometimes duplexes are considered 
attached Single-Family.  She noted that due to the nature of the proposed 
development in this area they thought it might be an appropriate use.  Member Mutch 
said the applicant talked about them being “age-targeted” units, and wondered if 
they were age restricted or can anyone buy into them?  Ms. McBeth replied yes, that 
was her understanding, they would be open and available to anyone who would want 
to purchase one. Ms. McBeth said they were being targeted to active adults.   Member 
Mutch referenced information that was included in their packet from the staff review 
which had a long list of variances that were requested.  He said the justification for 
those variances from the applicant’s perspective was that these homes are designed 
for active seniors, and therefore, because of that design, it justified the variances. He 
wondered about the staff perspective, and how you understand the variance requests.  
Why couldn’t they build to the ordinance standards and what justifies these variances 
based on that rationale.  Ms. McBeth explained some of the deviations that were 
discussed, such as, the distance of the homes from the normal 30 feet to 25 feet are 
normally what they see with a duplex.  Novi’s building tends to be more appropriate 
with the smaller setbacks in that case.  If they chose to go with apartment buildings 
which would be permitted in the Suburban Low-Rise as well, then the buildings would 
be taller and accommodate more units per building, but the separation of units would 
be greater.  In the case of what they are presenting to staff would seem like the 
setbacks they were proposing were almost sufficient to meet the requirements that the 
ordinance requires, with a five foot deficiency.  She stated that deficiency applies to 
almost every group of two buildings on the site; we did talk to the applicant about 
reducing the number units.  She said at that point they didn’t seem interested in doing 
that.  She explained there were other things in the Planned Suburban Low-Rise 
Ordinance that expects that there would be the buildings adjacent to the road, in this 
case there is a long L-shaped piece that reaches to Wixom Road that didn’t allow the 
buildings to be close to the road in that sense.  The new road system is being proposed, 
which is a private road system, seems to make sense for this type of development.  
Member Mutch said one of the issues the applicant talked about was connectivity in 
terms of walkability, and staff highlighted that in the staff review.  He said people 
looking to move into active senior units want that walkability and connectivity.  He said 
looking at the site plan from west to east, if you live in the development and you want 
to walk from your home to some of the neighboring locations, are there any 
connections from the development to Target or retail area to the north.  Ms. McBeth 
said there are currently some gaps in the sidewalks between this property and the 
Target.  That has been identified by the Walkable Committee and is on the list of 
potential projects to complete in the future.  Member Mutch asked if they could get to 
the school property to the south on the east side.  Ms. McBeth said there are some gaps 
in that location as well.  Member Mutch asked if there was any connection to the City 
Wildlife Woods Park to the south.  Ms. McBeth had a slide that she referred to saying 
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there may be an opportunity, there is an existing oil well site to the south, potentially 
there might be opportunity in that location and the other would be to the east towards 
Providence Park Ring Road, there is a pedestrian connection proposed there.  It would 
be a roundabout way to get there through the trails.  He pointed out that even though 
this abuts a city park, they can go through an oil well, or go to Providence Park, but we 
don’t provide them a pathway to the park.  Ms. McBeth said that was a valid point and 
if Council decides to approve this plan then this would be something we could work 
with the applicant on along with the Parks Department to determine if there would be 
another spot.  Member Mutch was surprised that they were talking about a connection 
to a city park and the staff and Planning Commission didn’t highlight that.  He said 
there was a previous PRO development for this piece of property back in 2006 or 2007 
that included all of this property, plus adjacent property to the west which showed a 
park connection and park improvements with that PRO.  He thought at a minimum we 
would have a connection to the city park, it seemed silly not to have that in place.  He 
also mentioned that this crosses the ITC Corridor.  He wondered if there was any 
connection from that side to our ITC Corridor path.  Ms. McBeth said she believed that is 
further south and we could let the applicant talk about the connections that they are 
proposing to make to the pathways within Providence Park.  The applicant referred to 
the slides and pointed out the key pathway from the north to the south would be the 
ITC Corridor pathway and Providence Hospital loop, we are connecting over to the ITC 
Corridor north, south pathway and it also ties into the Providence Park witch has a 
significant loop, and we will be making some upgrades to those in that area.  It will 
connect to the Master Plan north, south pathway.  He said the ITC pathway in that area 
is stone.  Member Mutch wondered about the emergency access.  The applicant said it 
would be a 20 foot paved path with a decorative gate as well.   It will be intended to 
encourage pedestrian traffic through there.  Member Mutch confirmed with Ms. 
McBeth that the oil well was an active operational oil well.  He wondered if that raised 
any concerns putting folks that close to oil well.  Ms. McBeth responded to his concerns 
and noted that the planning staff concerns were primarily the visual concerns of the 
residents that would live there regarding the view of it from a few of the homes.  She 
said they would encourage as much landscaping as possible in that area.  As far as the 
review, the Fire Marshall reviews the plans as well, and this was not raised as any 
concerns from the Fire Department.  Member Mutch wondered if there was any State 
Standards that that state we shouldn’t put a residence within so many feet of an oil 
well?  She said they have not heard of any concerns with that issue.  Member Mutch 
thought that was strange.  He questioned why they were proposing to remove 54% of 
the trees, he understood the applicant said they were low quality trees, why is that such 
a high number.  Ms. McBeth highlighted the Exhibit that shows the proximity of the 
woodlands and the perimeter of the site.  There are some areas that are part of the site 
that are not part of the initial development or grew up as woodlands overtime.  The 
trees are fairly immature and not the best species of trees that we would expect in a 
quality woodland.  The areas that are identified on the Exhibit show the removal areas 
that would be part of the request if it moves ahead for preliminary site plan review.  Ms. 
McBeth understood that these would need to come out due to grading of the site and 
the location of the storm water basin into the homes that are being proposed around 
the perimeter.  He said it wasn’t clear to him why so many trees have to be removed.  
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He wondered how the road improvements would be handled at the entrance of the 
development.  There is currently a center turn lane that ends just north of the property.  
He wondered if the center turn lane will be extended south or if folks want to turn left 
into this development if it will cause a backup of traffic behind them.  The applicant 
replied that they submitted a traffic assessment, the counts are pretty low with the 
smaller development and the age targeted you will see about 40% reduced peak hour 
flow through this development.  He was not sure if they are extending the center left 
turn lane.  They do have recommended approval from the City’s Traffic Consultant and 
they are prepared to accommodate whatever improvements that they suggested.  
Member Mutch said he didn’t want to see people hanging out on Wixom Road.  He 
also stated his parents are retired, but they seem to be driving as much as they did 20 
years ago.  He said he was not ready to vote to approve this to move this forward; 
there are open issues, such as the number of variance requests, and connectivity issues 
that need to be addressed.  He would like to see some conversation regarding 
extending the ITC Trail to this development.  That would be a legitimate connection 
that would have a greater public value than what is being proposed.  The Suburban 
Low-Rise Standard states two things:  when granting variances those have to benefit 
the future users of the property and to the benefit of the community at large.  He 
mentioned the brownfield remediation that will get paid for by the future taxpayers of 
this property as it is being reimbursed back to the developer he is not seeing a big 
community development.  He didn’t have a problem with the concept, he voted for 
the previous PRO that came before Council that was very similar in terms of the type of 
uses.  It had more amenities with more improvements to the park.  He pointed out that 
we are not dealing with a PRO here.  He would be willing to table it depending how the 
vote goes to give time for the applicant to work with staff to address some of his 
concerns.  He stated until those concerns are addressed he could not support moving 
this forward. 
 
Member Casey asked Ms. McBeth if she could share with Council what the active open 
space would be.  Ms. McBeth said the initial plan that we reviewed the applicants 
engineer was too eager to demonstrate open space in areas that were shown that 
staff didn’t consider being open space.  After the Planning Commission meeting we 
met again with the applicant and talked about revising the plan to show areas that 
were truly to be used as open space.  She stated this Exhibit proposed the active open 
spaces will go down the center of the development, and also the back of the homes 
were identified as open space.  She indicated the staff believed they met that 
requirement with the adjusted plan.  Member Casey thanked her for the clarification.  
She wanted to go on the record that she liked this concept and that they were bringing 
forward.  She appreciated the vision to look at Low-Rise dwellings with a targeted 
potential consumer.  She pointed out that some of the comments raised by the 
previous speaker, especially as it related to connecting to a city park, are very well 
taken.  She was more concerned with what was next on the Agenda which was the 
Brownfield.  She appreciated that they were willing to listen to the feedback and they 
are open to it.  She was hopeful that they will be taking back what they heard that 
evening related to making some potential changes to the development.   
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Member Breen expressed there was a lot that she liked about this plan.  She supported 
the idea that they are going to clean up an area, and target active adults which the 
aging residents would like.  She asked Ms. McBeth about the Planning Review 
correspondence from January 30th, which stated item 8 and 9 dealt with the canopy 
trees and the greenbelt trees.  She said the applicant’s response letter said there was 
no deviation required which contradicted the Planning Review documents which 
stated there was a deviation required.   Ms. McBeth explained that after the Planning 
Commission meeting they met again with the applicant to see if any of those deviations 
could be reduced or eliminated because the Planning Commission had the same 
concern about the number of deviations.  A number of those were removed with 
modifications to the plan or additional information provided by the applicant.  There 
were three landscape deviations that she believed Member Breen was referring to 
which have been addressed to the satisfaction of our Landscape Architect who was at 
the meeting.  There was one that was identified as a berm requirement along Wixom 
Road which is a recommended deviation because the berm just doesn’t fit at that 
location.  A second deviation had to do with mixture of the types of trees, the full size 
trees vs the sub-canopy trees which had a satisfactory resolution to that which we 
would like to include as well as a deviation that would be at least 25% of the mixture 
would be included as the sub-canopy trees.  Member Casey said that did answer her 
questions.  She shared some of the same concerns that Member Mutch had.  She 
noted that there are a lot of things planned, but we don’t have all of it yet.  She didn’t 
see connections to walkable areas; she would be more inclined to support it if she 
could see that information.  She was curious to see what other colleagues thought.  
 
Roll call vote on CM 18-02-019  Yeas: Casey, Wrobel, Gatt, Staudt  
 Nays:  Markham, Mutch, Breen 

 
2. Approval and adoption of  

(A) Resolution of Understanding authorizing the Oakland County Brownfield 
Redevelopment Authority (OCBRA) to undertake review of a Brownfield Plan 
proposal for the Villas at Stonebrook Development, 26700 Wixom Road, and to 
collect various fees in connection with the proposal;  
(B) Resolution Concurring in the Provisions of a Brownfield Plan adopted by the 
OCBRA utilizing tax increment financing for a period of five years ending no later 
than 2025. 

 
Member Casey had a few questions, but wasn’t sure who the best person to respond to 
her questions.  She wanted an explanation of what was really in front of them in terms 
of; length of time, amount of money, and where the revenue comes from.  City 
Manager Auger responded to her questions saying it was about a $1 million dollar 
clean up to this site to get this investment.  The period of time would be five years for 
the payment so that would give them two years to do it, and three years to collect the 
funds.  He said the three years is the time to collect the funds which is where the 
confusion is with the five year total.  The approximate investment is $27 million for this 
project. Member Casey said the proposal in front of them talked about  $425,000 and 
the applicant said the base price would be in the low to mid $300,000’s, she wanted 
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   To approve to award the civil engineering services to AECOM (URS  
   Corporation - Great Lakes) for design engineering services   
   associated with the 2018 Concrete Panel Replacement Program  
   (CPR) in the amount of $65,186.00.  
 
Roll call vote on CM 18-02-029 Yeas: Wrobel, Gatt, Staudt, Breen,   
  Casey, Markham 

 Nays: None  
 
 
ADJOURNMENT – There being no further business to come before Council, the meeting 
was adjourned at 10:00 P. M. 
 
_____________________________________ ______________________________________ 
Dawn Spaulding, Acting City Clerk Robert J. Gatt, Mayor 
 
 
______________________________________       Date approved:  March 12, 2018 
Transcribed by Deborah S. Aubry 
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PLANNING COMMISSION 
MINUTES 

CITY OF NOVI 
Regular Meeting 

February 7, 2018 7:00 PM 
Council Chambers | Novi Civic Center  

45175 W. Ten Mile (248) 347-0475 
 
 
CALL TO ORDER 
The meeting was called to order at 7:00 PM. 
 
ROLL CALL 
Present: Member Avdoulos, Member Howard, Member Lynch, Chair Pehrson 
Absent: Member Anthony (excused), Member Greco (excused) 
Also Present: Barbara McBeth, City Planner; Sri Komaragiri, Planner; Lindsay Bell, 

Planner; Rick Meader, Landscape Architect; Darcy Rechtien, Staff 
Engineer; Thomas Schultz, City Attorney; Doug Necci, City Façade 
Consultant 

 
PLEDGE OF ALLEGIANCE 
Chair Pehrson led the meeting attendees in the recitation of the Pledge of Allegiance. 
 
APPROVAL OF AGENDA  
Moved by Member Lynch and seconded by Member Avdoulos. 
 
VOICE VOTE TO APPROVE THE FEBRUARY 7, 2018 AGENDA MOTION MADE BY MEMBER LYNCH 
AND SECONDED BY MEMBER AVDOULOS. 
 

Motion to approve the February 7, 2018 Planning Commission Agenda. Motion 
carried 4-0. 

 
AUDIENCE PARTICIPATION  
No one in the audience wished to speak. 
  
CORRESPONDENCE  
There was no correspondence. 
 
COMMITTEE REPORTS  
There were no Committee Reports. 
 
CITY PLANNER REPORT 
City Planner Barb McBeth said that on Monday, February 5, 2018 City Council approved 
two items that the Planning Commission had also recently considered. One is the Planned 
Rezoning Overlay agreement for Emerson Park, a 120-unit multiple-family attached 
condominium developing proposed on the west side of Novi Rd just south of the Post 
Office. The preliminary site plan is being presented to the Planning Commission this evening, 
as this is the next step in the development review process.  
 
Also approved on Monday was the first reading of the rezoning request for Providence Park 
Hospital, for land on the south side of the campus to change the zoning to OSC, Office 



Service Commercial, and R-3 with Planned Suburban Low-Rise Overlay. We expect the 
applicant to return to Planning Commission in the near future with plans for a medical office 
building. 
 
 
CONSENT AGENDA 
1. EBERSPAECHER WAREHOUSE INFILL PROJECT JSP17-69 

Approval at the request of Eberspaecher North America for Preliminary Site Plan and 
Stormwater Management Plan.  The subject property is located in Section 12, South of 
Thirteen Mile Road and west of Haggerty Road in Office Service and Technology 
district. The subject property currently has an approximately 63, 957 square feet 
building with a courtyard. The applicant is proposing to add 7,702 square feet to fill the 
courtyard gap. A bay door is being added to the south of the proposed building infill. 

 
Motion to approve by Member Lynch seconded by Member Avdoulos. 
 
ROLL CALL VOTE TO APPROVE PRELIMINARY SITE PLAN AND STORMWATER MANAGEMENT 
PLAN MADE BY MEMBER LYNCH AND SECONDED BY MEMBER AVDOULOS. 
 

Motion to approve Preliminary Site Plan and Stormwater Management Plan. Motion 
carried 4-0. 

 
2. OROTEX BUILDING ADDITION JSP17-85 

Approval at the request of Orotex for Preliminary Site Plan, Landbank Parking and 
Stormwater Management Plan. The subject property (22475 Venture Drive) contains 
5.96 acres and is located in Section 26, on the west side of Venture Drive and north of 
Nine Mile Road, in the I-1, Light Industrial District. The applicant is proposing a 60,000 
square foot addition to the north end of the existing building with associated site 
improvements. 

 
Motion to approve by Member Lynch seconded by Member Avdoulos. 
 
ROLL CALL VOTE TO APPROVE PRELIMINARY SITE PLAN, LANDBANK PARKING, AND 
STORMWATER MANAGEMENT PLAN MADE BY MEMBER LYNCH AND SECONDED BY MEMBER 
AVDOULOS. 
 

Motion to approve Preliminary Site Plan, Landbank Parking, and Stormwater 
Management Plan. Motion carried 4-0. 
 

 
PUBLIC HEARINGS 
1. VILLAS AT STONEBROOK JSP17-62 

Public hearing at the request of Pulte Home of Michigan, LLC for recommendation to 
the City Council for Concept Plan approval under the Planned Suburban Low Rise 
Overlay District. The subject property is located on the east side of Wixom Road, north 
of Eleven Mile Road (Section 17). The applicant is proposing a 43 duplex (86 total  
units) “age-targeted” ranch style housing units. The subject property is currently zoned  
I-2, General Industrial with a Planned Suburban Low-Rise Overlay. 

 
Planner Komaragiri said that the subject property is located west of Providence Park 
Hospital and north of Wildlife Wood Park. ITC Corridor abuts the property to the east. The 
site is currently zoned I-2, General Industrial with a Planned Suburban Low-Rise Overlay. 
The subject property is surrounded by I-1 Light Industrial on the north, Single Family 



Residential R-1 on the east and south, ITC Corridor to the east and Office Service and 
Commercial across the ITC Corridor.  
 
The applicant is proposing Low-Rise Multiple Family residential units utilizing the PSLR 
Overlay option which are otherwise not permitted under I-2. The Future Land Use Map 
indicates PSLR Overlay for the subject property, Office Research Development and 
Technology and Community Commercial on the north, Office Commercial across ITC 
Corridor on the east and Public Park on the south.  
 
The subject property has regulated woodlands and wetlands on the property. There are a 
total of 11 areas of wetland that add up to 1.97 acres. Of those, 0.54 acres of wetlands 
(about 6 of the 11 on-site wetlands) are being impacted and 23, 000 cubic feet of 
wetland fill is being proposed. There are a total of 357 woodland trees on site. 193 trees, 
approximately 54% of regulated trees are proposed to be removed.  The concept plan 
would require a City of Novi wetland and woodland permits for the proposed impacts.  
 
Planner Komaragiri continued that Pulte Homes of Michigan is proposing 43 two-family 
attached units that are targeted for active senior adults of ages 55 and older. The subject 
property is approximately 26 acres. The applicant is proposing 3.6 dwelling units per acre 
density. The concept plan indicates a central courtyard, a couple of pocket parks and 
sidewalks within the community. A secondary emergency access is provided to the east 
connecting to Providence Parkway. Access to the existing natural gas well site will be 
maintained as shown on the plans.  
 
The applicant is also proposing a connection to the trail system within Providence Park 
Hospital campus via ITC corridor to the east. The applicant is currently moving forward 
with Brownfield remediation efforts as the property was contaminated by the previous 
usage by Profile Steel. Low-Rise Multiple-Family residential uses are considered a Special 
Land Use under PSLR Overlay. The applicant has prepared a presentation that talks more 
about the development and its proximity to other uses.  
 
Planning recommends approval as the plan is in general conformance with the 
Ordinance requirements, but would like to note that the design is generic and lacks a 
sense of community. Inclusion of pocket parks and connection to the trail system makes 
up for passive and active recreation. There are also no provisions for guest parking or 
common mailbox location, which the applicant noted in the response letter that they will 
address at the time of Preliminary Site Plan. The proposed layout maximizes the 
development on site. 
 
Façade was unable to provide a recommendation as the submittal package did not 
include building elevations. The City’s façade consultant has looked into multiple 
elevations as part of the Pre-Application meeting and provided some preliminary 
comments. The applicant should provide elevations that conform to the requirements 
prior to Council approval of PSLR concept plan. Our Façade consultant Doug Necci is 
here with us tonight to answer any questions you have in this regard.  
 
Fire recommends approval, noting that a written approval may be required from 
International Transmission Company due to the proposed “secondary emergency egress 
lane” that will cross their corridor connecting to Providence Parkway.  
 
Planner Komaragiri said that all reviews except Façade are currently recommending 
approval with other items to be addressed with Preliminary Site Plan submittal. Once the 
PSLR plan is approved, the site plan would require Planning Commission’s approval for 
Special Land Use, Preliminary Site Plan, Wetland Permit and Woodland Permit and 



Stormwater Management Plan at a later time. 
 
The applicant has been working with staff to understand and address the intent and 
requirements of the PSLR Ordinance prior to initial submittal. Due to proposed layout and 
use, the applicant is requesting multiple deviations from the Zoning Ordinance. These 
deviations can be granted by the City Council per section 3.21.1.D. The proposed 
concept plan requires up to 15 deviations that would be required from the Zoning 
Ordinance that relate to planning, engineering, landscape and traffic requirements. Full-
time access roads are required to be connected to non-section line roads for PSLR 
developments. The proposed access roads do not conform to the requirement. Staff 
supports the request as the applicant is proposing to provide access and utility easement 
to neighboring properties to eliminate multiple curb cuts on Wixom Road.  
 
Except a few deviations that relate to Landscape requirements, others are not significant 
and are supported by staff. Landscape does not support the deviation to allow 
placement of street trees between the sidewalk and the building, as opposed to 
between the sidewalk and curb. However, complying with the requirement would result in 
redesign of the layout or utility design. 
 
Planner Komaragiri said that the Planning Commission is asked tonight to recommend 
approval of the Planned Suburban Low-Rise (PSLR) Overlay Concept Plan to the City 
Council. The applicant Joe Skore with Pulte Homes is here tonight with his Engineer Bill 
Anderson and would like to talk briefly about the project.  As always, staff will be glad to 
answer any questions you have for us.  
 
Bill Anderson from Atwell Engineering, 311 Main Street in Ann Arbor, said I want to mention 
a few points and we are excited about the development. We’ve named it Villas at 
Stonebrook, it’s adjacent to Providence Hospital and there is a significant wetland 
complex immediately north of our development, along with Target just up to the north 
and the elementary school to the south. Our access is off Wixom Road and there is 
residential to the west of us, as well.  
 
The existing site is industrial use, a contaminated industrial site that is certainly out of 
character with the school systems and development that has occurred over the years. It 
has pavement and remnant storage areas throughout. We are proposing Brownfield 
Cleanup on the site and have support from the Oakland County folks. That will be coming 
formally to the City, as well, as we’ve had discussions on that and it’s moving along. 
Again, this is zoned General Industrial with the Master Plan intent of Planned Suburban 
Low-Rise Overlay, which is what we’re proposing here. So although the existing conditions 
are not consistent with the Master Plan, the proposal today is.  
 
Just briefly looking through your Master Plan, the Planned Suburban Low-Rise Overlay 
allows a density up to about 7.3 DU’s per acre, so it’s really trying to get an urban 
walkable development. Our density is a little bit less than that, but we are proposing 
attached ranch Single Family homes, commonly known as a duplex, that really provides 
that missing middle that the City is searching for.  
 
That missing middle is somewhere between Single Family homes, which we have a lot of, 
and that mid-rise mostly rental product that they do in a lot of urban markets. So that 
missing middle is the duplex, the tris, the quads, the townhomes – we’re really hitting that 
with this product. It will allow some of the Novi residents to stay in place with a different 
product alternative, as this one will appeal to the active adult demographic. You want 
walkable residential development and that goes along with this development and the 
demographic. It incorporates pedestrian paths and bicycle racks, it seeks offsite 



pedestrian connections through the Master Plan. You want cohesive architectural design, 
which we’ll get into and that we are providing with this development.  
 
 
Anderson continued that as far as plan features, it’s a secluded enclave development. 
There will be a long, scenic entry drive off of Wixom; it’ll be quite landscaped with a 
boulevard entrance which everybody likes coming in. Take a right turn, we have a pocket 
park as you come in to the first right, the pond to the left, and then you’ll come in and 
stop. You’ll decompress – my planners call it the decompression zone – you’ll know you’ve 
arrived, you’ll come to a stop, we have a little entry park there.  
 
There will be parking and bike racks right when you enter the sub, so it’ll be a nice 
entryway into the development. Again, it’s a secluded enclave development. We have 
four little recreational areas with seating and general gathering space spread throughout 
the development. We’re enhancing the common space and open space through the 
middle corridor, we have a walkway that we’ll landscape – it goes east west throughout 
the development and then there’s a north south connection, so there’s a lot of walkability 
throughout this loop and further to the east onto the hospital property. Each resident will 
have private two-car garages with each dwelling unit, it’ll be a maintenance-free living so 
there will be snow removal, lawn care, all the good stuff that the active adult 
demographic wants to have so the community will always looked very well-maintained.  
 
This highlights more of our pedestrian connections here, again all the way from Wixom 
Road into the Providence Hospital. We’ve had multiple meetings with Providence Hospital 
and they’re very excited about it. They’re excited about the residents we’re looking to 
attract, and we’re going to be making some enhancements to the already pretty lush 
pedestrian track that goes around their campus at the hospital and extends north and 
south, as you guys know, through your pathway plan.  
 
Anderson said we do butt up against the ITC Corridor and we’ve already been in contact 
with those folks about extending a water main loop, because we do make a nice water 
main connection for your engineers that we’re tying from Wixom all the way to the water 
main at Providence Hospital. We’re putting an emergency access path and it’ll be a 
great pedestrian connection over to the hospital. All of that has been done, the hospital is 
on board and ITC has recently issued their support letter to us. So we’ve crossed those 
hurdles and we’ve got excited neighbors in regard to those pedestrian elements.  
 
In terms of architectural features, again it’s a single-level ranch style home, a duplex, story 
or story and a half. We have the flexible floor plans that Pulte offers and masonry exteriors, 
primarily a single-family character, ground floor pedestrian entrances, different façade 
options that we are committed to, two-car garages as I mentioned and multiple roof lines 
to add some interesting character throughout the development. Again, we’ll be 
providing detailed architectural façade elements. These are conceptual illustrations but 
we have full intentions of meeting your architectural requirements. That’s really it, we’re 
available for questions and we are excited about the project. 
 
Chair Pehrson asked if there was anyone in the audience that wished to address the 
Planning Commission regarding this project. Seeing no one, he asked if there was any 
public correspondence. 
 
Member Lynch said there is no public correspondence. 
 
Chair Pehrson closed the public hearing and turned it over to Planning Commission for 
their consideration. 



 
Member Avdoulos said that based on what is existing on the site and what is being 
proposed, this is a positive project for the City and for the area, so I’m glad to see that 
something of this nature is going in and something of this caliber is being proposed. I am 
concerned, as has been stated in the review from the City – I was reading this and it 
reminded me of an episode from Sesame Street, where it’s that this has been brought to 
you by the word deviation. There are a lot of deviations and to me that is a flag or a signal 
that it’s difficult to meet the requirements of the Ordinance.  
 
The big one that I have is looking at the setbacks and the distances between the units. 
There’s a requirement of 30 feet, there’s 25 being requested. I know that’s five feet and 
that doesn’t seem like a lot but when you add it up with the amount of units that are 
being based on it, it does create a dense layout. And the other issue related to that was 
with the open areas, where we have 50% required of the open area and we’ve got half 
of that, and the reason for the request for the deviation is because of the connection to 
the Providence Park walkway area and going through the ITC corridor. If I’m not mistaken 
that’s also a trail plan to go along ITC in the future so that would be all interconnected at 
some point? 
 
Planner Komaragiri confirmed that that is true. 
 
Member Avdoulos asked that before we get to Final Site Plan approval, would we have to 
have the documentation and the approvals for connection to Providence Park trails and 
to ITC trail so all of that has to be in effect before anything can be approved. 
 
Planner Komaragiri said yes. 
 
Member Avdoulos said in all honestly, my biggest thing is the amount of deviations that 
are being requested because it just feels like we are shoe horning things in here and the 
way to make it work is to ask for fifteen deviations. From the applicant, are there 
deviations that you’re willing to not request so that we don’t have this long laundry list? I 
understand this process for having the concept overlay and trying to work things out, but 
we’re getting a lot of these where if we keep going down this path we’re going to be 
setting some precedents that I’m going to be uncomfortable with. 
 
Bill Anderson said I’d like to talk about the particulars and one that comes up a lot that 
you mentioned is the building to building setbacks. And there are a few deviations, 
obviously, but the intent of the Master Plan was to get density and we’re at about half the 
density that your Master Plan two years ago said that they wanted in this area. Obviously, 
if I increase building setbacks and make my right-of-ways and lawn areas bigger, the 
density goes down and the plan you’re looking at here really is about half the density that 
the Master Plan speaks to.  
 
In that context, I’ll speak to particularly the building side setback you mentioned that is 25 
proposed, not 30 as required. This is a single story massing home unit, and I don’t know if 
you’ve been through a Del Webb Community which is really Pulte, but when you’re 
talking a single story structure we’re accustomed to seeing colonial two-story stuff and 
you get a feel of density when it’s 20 feet or 10 feet between homes, it feels too dense or 
too close. When you have that low massing, 25 feet is almost too much side setback 
because it’s a really low-profile home. So 25 feet is a pretty big separation between these 
units. And all I can tell you is that when you have the ranch unit, that 25 foot setback does 
not feel like that much. My preference would be 15 with the type of low massing we have, 
but obviously we are trying to minimize the deviations.  
 



Anderson said some of them, like having buildings angled at 45 degree angles – this is the 
plan that I think works really well with the geometry. We have the elements in the plan 
that we are all comfortable with. We actually tried to get more density but this feels right 
for this site and certainly is a product that is spoken to over and over again in your plan. 
There’s a shortage of the project, this is what we’d like to do here and unfortunately it 
necessitates some of these deviations from the sidewalk distances to the road, the 
building to building, all those things, but I think we have a nice, safe, enclave 
development as we proposed. 
 
Member Avdoulos said I understand that and I know that the density is basically half of 
what can be in there, but at the same time we’ve got the Ordinances to help us get to a 
certain point and provide a plan. And we have the understanding of having a large 
density in a certain area to create a more urban feel but we’re not in an urban area and 
it just seems like we’re sacrificing open space and utilizing the walkway next to it as open 
space, and that’s not necessarily within the development.  
 
So I’m just struggling with the fact that we’ve got a piece of property, trying to work within 
the bounds of what we’ve produced as an Ordinance and deviations every step of the 
way. Even the ten foot setback, you’ve got seven and a half feet. And little by little you 
can get away, and feels like it’s just stuffed into the site. And not only that, but how are 
we going to find extra room for guest parking and how does that work, and where would 
that be located? Things like that that the City is looking to find an answer to or some 
solution. 
 
Bill Anderson said that we’ve really talked about that cross-section, about minimizing that 
cross-section, and this is the same cross-section that we proposed with your engineering 
and planning on Emerson Park and reached a balance that we were comfortable with. 
Again, if you’re trying to get a clustered community, it just requires that you make 
modifications to the stereotypical layout. I think this is something that we got comfortable 
with your engineering group in regards to utilities and roads and green areas and cluster. 
And again, these are the folks that will be perfect to be neighbor to the hospital. Again, 
the hospital is very excited about this product going in adjacent to the great ITC and 
Providence pedestrian corridor. 
 
Member Avdoulos said still looking at the Planning review, we understand what the 
density is but the plan itself is kind of lacking in interest only because everything is placed 
so close together, and with five feet of deviation request times 40 units, that’s 200 feet, I 
don’t know how many would help to reduce that and add a little bit more interest to the 
site. But going through all of this, that’s my one main concern and my other concerns 
were related to landscaping and looking at some of those deviations. I understand some, 
but I know that the City is not in support of some of the others. Rick, what were your 
strongest ones that you didn’t want to see? 
 
Landscape Architect Meader said that my biggest one is not having the street trees closer 
to the street. They said when they get to mature size they’ll create a cover but they won’t 
because if they’re 20 feet back it’s going to be 40 or 50 years before they might be that 
wide to get to the curb. That’s my biggest concern. 
 
Member Avdoulos said those are my comments for now. 
 
Member Lynch said I share some of your concerns but I weight it as we have a 
contaminated industrial site there, and it’s a difficult site. In the west part of Novi, if I 
remember, they wanted density more than 0.8 or 0.9. But the way this is laid out, and I 
don’t know how long that entrance way road is, it looks like it’s 400 or 500 feet back or 



probably more than that, so it’s kind of off-set deep enough that I think it kind of makes 
sense. I do like the idea that we’re going from what we could put there, which could be 
about 7 or 8 units per acre, down to three and some change, I think that makes sense.  
 
I do share your concern about parking, I initially didn’t even think about that when I read 
that it’s supposed to be senior living but when you’re building three and possibly four 
bedroom units, that would indicate that you would have not empty-nesters, but adults 
with somebody to fill the three or four bedrooms and I do think that’s a concern.  
 
But my overall impression for that particular site, I think it makes sense. I know there was a 
deviation here about putting more canopy trees instead of the evergreens, I don’t agree 
with that deviation but I’ll let you guys work it out. It was for subcanopy trees in lieu of 
large evergreen trees, I think that may be a mistake. It’s not a big deal but I think you’re 
better off having some sort of cover throughout the year.  
 
Member Lynch said but overall, I think for that particular site, it makes sense and I do 
agree with the one-story. My fear was that it was going to be another one like the one 
across from Varsity Lincoln, which has the big two-stories that are close together and I 
didn’t want to see that. I do agree with you that the one-story makes sense. There’s 
certainly a lot less surface area, but overall with that industrial site trying to get to the low-
rise makes sense and it’s far back enough from Wixom Road where it’s kind of isolated.  
 
Which brings up another concern – there’s a one acre parcel zoned RA right in front of 
there, are they going to come in and ask for the same thing? I don’t know if that would 
be receptive to the parcel to the north coming in and expecting to put additional density 
in, I don’t think that would make sense there. And you have a park to the south which is 
nice. I guess just based on what you’re proposing here with some minor changes to the 
foliage, I do think you ought to take Commissioner Avdoulos’ comments to heart but I 
think overall for that industrial site, it makes sense and I’m going to support this one.  
 
Member Howard said looking at this project, the number of deviations was very 
concerning and a red flag. Upon looking deeper in looking at the site plan and the 
development, I think it definitely makes sense for this parcel of land and I think this is a very 
exciting development to have. However, just to mirror the sentiments of the other 
Commissioners, I do think some of those deviations will have to be changed or tweaked, 
especially in terms of trees and setbacks and the space, I am very concerned about that. 
I currently live in a development where I struggle a lot with guest parking, so I too mirror 
those same sentiments. But I would have to support this, as well. 
 
Chair Pehrson said that I can appreciate the compromise that you’re trying to reach 
relative to the development for what’s there and what you’re trying to put into it.  I think it 
sits well, I think this is a good example of the Suburban Low-Rise Overlay doing it’s job in 
terms of being able to create a transition that we’ve sought for. I, too, would recommend 
that you go back and work with staff if we go forward with the concept approval that we 
try to eliminate and remove as many deviations as possible. I think there’s a number of 
ways to get around some of those so that we don’t have a whole page full of deviations, 
but I do think it fits that particular area well. So I can support it at this time. 
 
City Planner McBeth said that item i. on the motion sheet is a request for an “either/or.” 
Would you prefer the applicant continue to work with the Landscape Architect to revise 
the landscape plan or just recommend the deviation from that standard? 
 
Member Lynch said I think we agree, I would propose that the applicant work with the 
City Landscape Architect to revise the landscape plan to comply with requirements of 



the landscape ordinance, specifically the use of deciduous trees. 
 
Member Avdoulos asked if this will next go to City Council? 
 
City Planner McBeth said yes. 
 
Member Avdoulos said then how do we check what progress is being done with the 
number of deviations, is that something that we will end up seeing in Preliminary Site Plan 
approval? 
 
City Planner McBeth said yes, typically the next step is that this is the recommendation to 
the City Council, and then if the City Council approves it there will be an agreement that 
would be written that would include the deviations or a reduction of deviations. Then it 
would come back to the Planning Commission with that agreement in place. 
 
Member Avdoulos asked so in order to get approval, does each Commissioner have to 
be in agreement with each one of these deviations? I’m not comfortable with e. and f., 
so I’m not in support of those deviations. So my vote would be either yes or no on the 
whole thing, right? 
 
Member Lynch said for this particular site, my personal opinion is that I’m willing to give up 
the five feet per building so I couldn’t agree with e., I would like to keep that in there. As 
far as f. goes, I guess I’m indifferent. 
 
Member Avdoulos said because once it leaves our desk and City Council approves it, 
there’s going to be a plan in front of us where we’re basically stuck with the amount of 
units, and there’s no way to enhance the plan – this is a concept overlay, so it’s a block 
plan. I get that it’s a good project for the site, I indicated that in the beginning. My 
concern is that we’ve got this basic rectangle that we’ve put in all these little blocks, we 
have an Ordinance that says these are these setbacks, but we’re going to reduce the 
setback and reduce the distance between buildings and reduce all these things, and this 
is what we’re going to come up with. So there’s no latitude once it leaves our desk. 
 
Chair Pehrson said I’m ambivalent on e., but f. is the one that I struggle with the most. Is 
there a way in which to word that so that we put the onus back on the developer to 
come back to us with a plan that attempts to satisfy the 50% instead of just the hard 27% 
right now? Because I find it difficult to encapsulate that number just because they’re in 
proximity of the connection to Providence Park Hospital.  It’s a walk path, a strip of land, 
and I don’t know how that can be part of the calculation. So I would like to see the 
language that puts the burden back on the developer to come back and say here’s 
what we’ve done to accentuate what you’re trying to get to, Member Avdoulos. 
 
City Attorney Schulz said once you put the road in and the configuration that it’s in, once 
you have the number of units because they’ve gotten the deviations on the setbacks 
between units, then the open space – what’s left – is essentially all that is left, and that’s 
why it’s a hard number because that’s where it is. So once the deviations and the layout 
has been approved, I don’t know what developer has left to do. I don’t know if that’s a 
Planning question. 
 
City Planner McBeth said it does seem to be that if this plan goes through as proposed, 
then adjustments to the open space wouldn’t be possible unless they removed units and 
made other modifications to do it. 
 
Member Avdoulos said for me, that’s what was playing hand-in-hand. Because if you 



didn’t have the proximity to Providence Park and ITC, if you’re looking just at the 
boundaries of this particular development, then they’re not meeting the open space, end 
of story. And the reason that they’re not meeting the open space is because they also 
have the five foot distance between the buildings, which five times 40 buildings is 200 
linear feet, and spread out gives you more open space. So to me they’re locked in, and 
once it’s gone from here we’re just going to get a plan that we can maybe massage a 
little bit but that’s it. And this a concept plan, it’s not the one that is at all final. 
 
Joe Skore of Pulte Homes of Michigan said I appreciate your concern with distance 
between the buildings, and we’ve talked about it with staff and worked on it with staff 
over the last few months. I can tell you with regard to active adult communities and age-
restricted communities, buildings are generally closer together. Pulte is the owner of Del 
Webb – Del Webb is the preeminent active adult, age-restricted home builder in the 
country and we also do a number of active adult communities throughout Michigan and 
throughout the United States, and generally those units are within 10 to 15 feet between 
buildings.  
 
So this is something that is not atypical and in fact, 25 feet between buildings is greater 
than the typical for an active adult, age-restricted community that caters to empty 
nesters. So again, I think it’s appropriate but I do understand your concerns with regard to 
setbacks with buildings and open space. And I don’t want to beat a dead horse on the 
density, but we proposed this product because we think it’s the right product and we did 
so sacrificing by proposing something that is significantly less the density of the Master Plan 
and we did it because we think this is appropriate.  
 
We see this type of development all throughout southeastern Michigan, it’s the empty 
nester that wants to stay in the City of Novi because they love the area and they’re 
looking to age in place. And by doing so, we’re down significantly from the 
recommended density and to go with another significant jump down would negatively 
impact the project.  
 
Skore said so while I understand that the deviations are problematic and a bit of a red 
flag, I think when you factor in the totality of the circumstances – the density, where we’re 
at relative to the Master Plan, the product – I think it makes sense and we’re trying to 
compromise. But if we were to comply with e. and f., we would lose a significant number 
of units and it would be a big impact. 
 
Member Avdoulos said and I understand it, but I’m just looking at what our Ordinance is 
and I understand what it has related to density. And so that, in relationship to setbacks, in 
relationship to distances between buildings, all that is laid out for a particular reason. So I 
understand how all of that works, but I’ve never seen fifteen or however many we have 
here and once it’s out of our hands, you can’t bring it back and say here’s what we did. 
It’s going to come back with an approval from City Council with a whole different plan 
and it’s just not making me comfortable. 
 
Joe Skore said we take a collaborative approach, if we can work with you we will. We’ve 
always worked with staff and those involved with the City, and I think that’s been our 
approach on all of our projects and we’d be willing to do it here. There’s some things I 
can do and some things I’d have a great difficulty doing. 
 
Member Avdoulos said I know the Emerson Park project had some concerns and that that 
one was tabled and then the plan was brought back and things were addressed, so we 
had a better comfort level there. But with this one, we see it once and see everything 
here and if there’s no indication that you’ll work with us on some deviations then I don’t 



know what recourse I have. 
 
Member Lynch said I would like to go with the original motion with e. and f. still there, but I 
would like to make sure we clarified item i. 
 
Chair Pehrson said we did. 
 
Motion made by Member Lynch and seconded by Member Avdoulos. 
 
ROLL CALL VOTE TO RECOMMEND APPROVAL OF REZONING MADE BY MEMBER LYNCH AND 
SECONDED BY MEMBER AVDOULOS. 
 

In the matter of Villas at Stonebrook JSP17-62, motion to recommend approval of the 
Planned Suburban Low-Rise (PSLR) Overlay Development Agreement Application and 
Concept Plan based on the following findings, City Council deviations, and conditions:  

 
1. The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will 

result in a recognizable and substantial benefit to the ultimate users of the project 
and to the community.  [The applicant could revise the concept layout and type of 
housing to better meet the intent of PSLR Ordinance. The site proposes a connection 
to extensive pathway system within Providence park hospital campus to the east. ] 

 
2. In relation to the underlying zoning or the potential uses contemplated in the City of 

Novi Master Plan, the proposed type and density of use(s) will not result in an 
unreasonable increase in the use of public services, facilities and utilities, and will 
not place an unreasonable burden upon the subject property, surrounding land, 
nearby property owners and occupants, or the natural environment. [The applicant 
has provided a Traffic Impact Assessment and a Community Impact Statement 
which indicates minimal impacts on the use of public services, facilities and utilities. 
The proposed concept plan impacts about 0.56 acres of existing 1.96 acre 
wetlands and proposes approximately 54 % of regulated tree removals. The plan 
indicates appropriate mitigation measure on-site and off-site.]   

 
3. In relation to the underlying zoning or the potential uses contemplated in the City of 

Novi Master Plan, the proposed development will not cause a negative impact 
upon surrounding properties.  [The proposed buildings have been buffered by 
proposed landscape. The applicant provides an access easement on the north 
side of the proposed entry drive for future connection capability to neighboring 
properties to eliminate multiple exits onto Wixom Road. ]  

 
4. The proposed development will be consistent with the goals and objectives of the 

City of Novi Master Plan, and will be consistent with the requirements of this Article 
[Article 3.1.27].  [The proposed development provides fills the gap for active adults 
housing need, which is the recommended missing middle housing in the City’s 2016 
Master Plan for Land Use.] 

 
5. City Council deviations for the following (as the Concept Plan provides substitute 

safeguards for each of the regulations and there are specific, identified features or 
planning mechanisms deemed beneficial to the City by the City Council which are 
designed into the project for the purpose of achieving the objectives for the District 
as stated in the planning review letter): 
a. The applicant shall submit building elevations that conform to PSLR Ordinance 

and Façade regulations for staff’s review and approval prior to City Council’s 
consideration of PSLR Concept Plan; 



 
b. Deviation to allow a Traffic Impact Assessment in lieu of required Traffic Impact 

study as the number of estimated trips from this development do not exceed the 
City’s threshold; 

 
c. Deviation from Sec. 3.21.2.A.i to allow building to front on an approved private 

driveway, which does not conform to the City standards with respect to required 
sixty foot right-of-way, due to the type of development proposed for active 
senior adult development, and because of the offer to provide an easement for 
the adjacent property to share access if needed;   

 
d. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow modifications to the 

required front and side setbacks( as indicated on the PSLR Concept plan) due to 
the type of development proposed for active senior adult development;   

 
e. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow reduction of minimum 

distance between buildings by 5 feet (30 feet required, 25 feet proposed) due to 
the type of development proposed for active senior adult development;   

 
f. Deviation from Sec. 3.21.2.A.v to allow reduction of minimum percentage of 

active recreation areas (50% of open spaces required, approximately 27% 
provided) as the development proposes connection to Providence hospital tail 
system;  

 
g. Deviation from Sec. 3.21.2.A.x to defer the submittal of Lighting and Photometric 

plan at the time of Preliminary Site Plan Submittal as the applicant intends to 
conform to the Zoning Code requirements;  

 
h. Deviation from Sec. 3.21.2.B  to allow full time access drives to be connected to 

a section-line road as opposed to a non-section line roads as the applicant is 
proposing to provide access and utility easement to neighboring properties to 
eliminate multiple curb cuts on Wixom Road; 

 
i. The applicant shall work with City’s Landscape Architect to revise the 

landscape plan to conform with the requirements of the Landscape Ordinance;  
 

j. Deviation from Sec. 5.5.3.F.ii.b.(1) to allow additional sub-canopy trees in lieu of 
deciduous canopy or large evergreen trees provided the applicant limits the 
percentage of proposed sub-canopy trees within 25 percent of total required 
canopy trees,  as it will provide additional visual and species diversity to the 
site;    

 
k. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of required 

landscaped berm along Wixom Road frontage due to limited frontage and flag 
shaped lot;  

 
l. Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance of City 

Code of Ordinances for absence of a stub street required at 1,300 feet interval 
along the property boundary to provide connection to the adjacent property 
boundary, due to conflict with existing wetlands; 

 
m. Deviation from Chapter 7(c) (1) of Engineering Design manual for reducing the 

distance between the sidewalk and back of the curb. A minimum of 7.5 feet 
can be supported by staff; 



 
n. Deviation from Section 11-216 (Figure IX.5) of City’s Code of Ordinances for 

reduction of residential driveway taper depth (10 feet required, 7.5 feet 
proposed) due to proximity of proposed sidewalk within the development. 

 
o. Deviation from Section 11-216 (Figure IX.2) of City’s Code of Ordinances for 

allowing increase in the length of divided driveway island (35 feet required, 100 
feet proposed) as it is within the allowable range; 

 
6. 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 Preliminary Site Plan. 

 
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. Motion carried 3-1 (Avdoulos). 

 
 
2. ZONING ORDINANCE TEXT AMENDMENT 18.286 

Public Hearing for Planning Commission’s recommendation to the City Council for an 
ordinance to amend the City of Novi Zoning Ordinance at Article 3, Zoning Districts, 
Section 3.1.10, B-1, Local Business District, in order to allow restaurant uses in the Local 
Business Zoning District. 
 

City Planner McBeth said I have a brief summary of this. The Planning Commission first 
discussed the request to amend the B-1 Zoning District to allow certain restaurants in the 
Local Business District, and that was in last November. Following discussion at the 
November meeting, the Planning Commission authorized staff to set the public hearing for 
Planning Commission’s consideration as soon as the matter was ready to proceed.  
 
Staff has been working with applicant since that time to determine the extent of the 
Ordinance changes that are requested and how those changes might affect other 
aspects of the Zoning Ordinance. Staff has been preparing responses, as well, to Planning 
Commission’s questions from that meeting.  
 
City Planner McBeth stated that the public hearing has been advertised for tonight, 
however staff was notified by the applicant on Friday that the applicant has been called 
out of the country to attend the funeral of a close relative.  
 
In the meantime, also, we have been getting some comments and concerns, and I think 
one is included in your packet, from neighbors near the Briar Pointe Plaza which is 
technically also zoned B-1 Local Business. But the applicant’s intent in this case is primarily 
to affect the Peachtree Plaza located near Meadowbrook and Ten Mile Road. So we’ve 
reviewed the consent judgment that covers the Briar Pointe Plaza with the City attorney’s 
office and noted that the consent judgment that covers that limits the uses to the B-1 
District that was in affect at the date of that consent judgment, which was the early 
1990’s. So if anybody is listening or present, we just wanted to share that. We will bring this 
back when the applicant is back in town for another public hearing and a 
recommendation at that time. 
 
Chair Pehrson asked if they will still hold the public hearing at this time. 
 
City Planner McBeth said yes. 



PLANNING REVIEW 



 
 
 
 
 
 
 
 
 
Petitioner 
Pulte Home of Michigan, LLC 
 
Review Type 
Revised PSLR Concept Plan 
 
Property Characteristics 

 Section 17 

 Site Location east side of Wixom Road, north of Eleven Mile Road ; 26700 Wixom Rd;  
50-22-17-300-013 
 
 
 
 

 Site School District Novi  Community School District 
 Site Zoning I-2 General Industrial with Planned Suburban Low-Rise Overlay (PSLR) 

 Adjoining Zoning North I-1 Light Industrial & R-1: One-Family Residential with PSLR 
overlay 

  East RA: Residential Acreage 
  West R-1: One-Family Residential  
  South R-1: One-Family Residential 
 Current Site Use Existing Industrial Building 

 Adjoining Uses 

North Vacant industrial land; future towing location 
East Industrial Office 
West Island Lakes residential subdivision 
South Owned by City of Novi 

 Site Size 26 acres (Gross); 23.87 (Net) 
 Plan Date 12-29-17 

  
Project Summary  
The subject property is currently vacant, previously occupied by Profile steel industry and measures 26 
acres. The applicant is proposing 86 Two-family attached “Age targeted” ranch-style duplex housing 
units with a proposed density of 3.6 units per acre using PSLR overlay option. The concept plan indicates 
a central courtyard, a couple of pocket parks and sidewalks within the community. A secondary 
emergency access is provided to the east connecting to Providence Parkway. Access to the existing 
well site will be maintained as shown on the plans.  The applicant is also proposing a connection to the 
trail system within Providence park hospital campus via ITC corridor to the east. The subject property 
would require brownfield remediation. Low-rise multiple-family residential uses are considered a Special 
land use under PSLR overlay. 
 
Recommendation 
Approval of the PSLR Concept Plan is currently recommended. 
 
PSLR Overlay Standards and Procedures 
The PSLR Overlay District requires the approval of a PSLR Overlay Development Agreement and 
Concept Plan by the City Council following a public hearing and recommendation from the Planning 
Commission. 
 
In making its recommendation to the City Council, the Planning Commission shall consider the following 
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factors.  (Staff comments are provided in italics and bracketed.)  

a. The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will result in a 
recognizable and substantial benefit to the ultimate users of the project and to the community.  
[The applicant could revise the concept layout and type of housing to better meet the intent of 
PSLR Ordinance. The site proposes a connection to extensive pathway system within Providence 
park hospital campus to the east. ] 

b. In relation to the underlying zoning or the potential uses contemplated in the City of Novi Master 
Plan, the proposed type and density of use(s) will not result in an unreasonable increase in the 
use of public services, facilities and utilities, and will not place an unreasonable burden upon the 
subject property, surrounding land, nearby property owners and occupants, or the natural 
environment. [The applicant has provided a Traffic Impact Assessment and a Community 
Impact Statement which indicates minimal impacts on the use of public services, facilities and 
utilities. The proposed concept plan impacts about 0.56 acres of existing 1.96 acre wetlands and 
proposes approximately 54 % of regulated tree removals. The plan indicates appropriate 
mitigation measure on-site and off-site.]   

c. In relation to the underlying zoning or the potential uses contemplated in the City of Novi Master 
Plan, the proposed development will not cause a negative impact upon surrounding properties.  
[The proposed buildings have been buffered by proposed landscape. The applicant provides 
an access easement on the north side of the proposed entry drive for future connection 
capability to neighboring properties to eliminate multiple exits onto Wixom Road. ]  

d. The proposed development will be consistent with the goals and objectives of the City of Novi 
Master Plan, and will be consistent with the requirements of this Article [Article 3.1.27].  [The 
proposed development provides fills the gap for active adults housing need, which is the 
recommended missing middle housing in the City’s 2016 Master Plan for Land Use.] 
 

The City Council, after review of the Planning Commission's recommendation, consideration of the input 
received at the public hearing, and review of other information relative to the PSLR Overlay 
Development Agreement Application and PSLR Overlay Concept Plan, may Indicate its tentative 
approval of the PSLR Overlay Development Agreement Application and PSLR Overlay Concept Plan, 
and direct the City Administration and City Attorney to prepare, for review and approval by the City 
Council, a PSLR Overlay Development Agreement or deny the proposed PSLR Overlay Concept Plan. 
 
If tentative approval is offered, following preparation of a proposed PSLR Overlay Development 
Agreement, the City Council shall make a final determination regarding the PSLR Overlay Concept Plan 
and Agreement. 
 
After approval of the PSLR Overlay Concept Plan and Agreement, site plans shall be reviewed in 
accordance with the requirements of Section 6.1 and Section 3.21 of the Ordinance and for general 
compliance with the approved PSLR Overlay Development Agreement and PSLR Overlay Concept 
Plan.  After Council approves the PSLR Concept Plan and the agreement, the applicant should submit 
plans for Planning Commisison approval of Preliminary Site Plan, Special Land Use, Wetland Permit and 
Woodland Permit.  
 
 
Ordinance Deviations 
Section 3.21.1.D permits deviations from the strict interpretation of the Zoning Ordinance within a PSLR 
Overlay agreement.  These deviations can be granted by the City Council on the condition that “there 
are specific, identified features or planning mechanisms deemed beneficial to the City by the City 
Council which are designed into the project for the purpose of achieving the objectives for the District.”  
The applicant shall provide substitute safeguards for each item that does not the meet the strict 
requirements of the Zoning Ordinance.   
 
The concept plan submitted with an application for a PSLR Overlay is not required to contain the same 
level of detail as a preliminary site plan, but the applicant has provided enough detail for the staff to 
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identify the deviations from the Zoning Ordinance are currently shown. The following are deviations from 
the Zoning Ordinance and other applicable ordinances shown on the concept plan.  
 

1. Deviation to allow a Traffic Impact Assessment in lieu of required Traffic Impact study as the 
number of estimated trips from this development do not exceed the City’s threshold. 
 

2. Deviation from Sec. 3.21.2.A.i to allow building to front on an approved private driveway, which 
does not conform to the City standards with respect to required sixty foot right-of-way, due to 
the type of development proposed for active senior adult development, and because of the 
offer to provide an easement for the adjacent property to share access if needed;   

 
3. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow modifications to the required front and side 

setbacks( as indicated on the PSLR Concept plan) due to the type of development proposed 
for active senior adult development;   

 
4. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow reduction of minimum distance between 

buildings by 5 feet (30 feet required, 25 feet proposed) due to the type of development 
proposed for active senior adult development;   

 
5. Deviation from Sec. 3.21.2.A.v to allow reduction of minimum percentage of active recreation 

areas (50% of open spaces required, approximately 27% provided) as the development 
proposes connection to Providence hospital tail system;  
 

6. Deviation from Sec. 3.21.2.A.x to defer the submittal of Lighting and Photometric plan at the time 
of Preliminary Site Plan Submittal as the applicant intends to conform to the Zoning Code 
requirements;  

 
7. Deviation from Sec. 5.5.3.F.ii.b.(2) to allow placement of street trees between the sidewalk and 

the building as opposed to between the sidewalk and curb, due to type of development 
proposed.  This is not supported by staff.  However, staff understands that the complying with the 
requirement would result in redesign of the layout or utility design.  
 

8. Deviation from Sec. 5.5.3.F.ii.b.(1) to allow additional sub-canopy trees in lieu of deciduous 
canopy or large evergreen trees, as it will provide additional visual and species diversity to the 
site;  This is not supported by staff, unless the applicant keeps the percentage of proposed sub-
canopy trees within 25 percent of total required canopy trees.  (Currently more than 33% of the 
required trees are subcanopy trees). 

 
9. Deviation from Sec. 5.5.3.B.ii to allow reduction of required greenbelt trees, due to woodlands 

replacement trees proposed within the greenbelt. This is not supported by staff. Staff 
recommends finding alternate location for woodland replacement trees within the site and meet 
the required greenbelt tree count.  
 

10. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of required landscaped berm 
along Wixom Road frontage due to limited frontage and flag shaped lot;  
 

11. Deviation from Sec. 3.21.2.B  to allow full time access drives to be connected to a section-line 
road as opposed to a non-section line roads as the applicant is proposing to provide access 
and utility easement to neighboring properties to eliminate multiple curb cuts on Wixom Road; 

 
12. Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance of City Code of 

Ordinances for absence of a stub street required at 1,300 feet interval along the property 
boundary to provide connection to the adjacent property boundary, due to conflict with 
existing wetlands; 
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13. Deviation from Chapter 7(c) (1) of Engineering Design manual for reducing the distance 
between the sidewalk and back of the curb. A minimum of 7.5 feet can be supported by staff; 

 
14. Deviation from Section 11-216 (Figure IX.5) of City’s Code of Ordinances for reduction of 

residential driveway taper depth (10 feet required, 7.5 feet proposed) due to proximinity of 
proposed sidewalk within the development. 

 
15. Deviation from Section 11-216 (Figure IX.2) of City’s Code of Ordinances for allowing increase in 

the length of divided driveway island (35 feet required, 100 feet proposed) as it is within the 
allowable range; 

 
Ordinance Requirements 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning 
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the 
Zoning Ordinance.   
 
Please see the attached chart for information pertaining to ordinance requirements. Items in bold below 
must be addressed and incorporated as part of the revised PSLR Concept Plan submittal: 
 

1. Design Changes: A pre-application meeting was held in September, 2017 where the applicant 
proposed a similar layout with two-family attached unit development. The applicant then 
submitted a Concept plan with detached units (Independent Elderly Living), which was denser 
with smaller distances between buildings of up to 10 feet. Staff did not recommend approval as 
it did not meet the intent of Independent elderly living units under PSLR ordinance. The applicant 
has addressed some major comments provided by staff since then. Following are some of the 
notable features of proposed concept plan.  

a. The unit types are now two-family detached, which are permitted under PSLR.  
b. Buildings are design as ranch style housing with optional loft or basement space.  
c. Density is kept under the maximum allowed under PSLR. PSLR district allows up to 6.5 DUA 

for low-density multi-family development. The current concept plan proposes 3.6 
units/acre. 

d. Distance between buildings has been increased to 25 feet.  
e. A slight curvature is added to the loop road in order to offset the units.  
f. The concept plan proposes a 60 feet access and utility easement for benefit of northern 

property to minimize traffic from development sites onto section line roads. 
g. The applicant added additional pocket park to evenly distribute active recreation areas 

throughout the community.  
h. The concept plan proposes a connection to Providence Park Hospital trail system. The 

project also proposes additional enhancement to the existing trail system.  
i. The project proposes removal and remediation of the existing industrial facility and 

brownfield site.  
 
Staff Comments: The proposed plan provides housing for active senior adults, which is one of the 
recommended housing types in our 2016 City of Novi Master Plan. It fills the gap for much 
needed active adult development. Staff agrees with the targeted market segment and the 
location closer to the hospital, commercial development at Grand River and Wixom intersection 
and public park system. Walkability is a key to capturing this market segment. 
 
In Chapter 4, Market Assessment, in our Master plan, there is an example for Missing Middle 
Housing that illustrates how smaller units, clustered together, could potentially be added in well-
chosen locations in the City. While the proposed concept plan does not deviate significantly 
from Ordinance requirements, it is staff’s opinion that the design lacks interest and a sense of 
community. Inclusion of pocket parks and connection to the trail system make up for passive 
and active recreation to some extent. There are also no provisions for guest parking or common 
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mailbox location. The proposed layout maximizes the development on site. The applicant intents 
to provide a low-maintenance development for active senior adults.  
 

2. Deviations: The Majority of the deviations identified on Page 3 are a result of type of 
development the applicant is proposing that is targeting active senior adult community. Staff 
supports the deviations, but recommends that the applicant should consider some additional 
changes to the design to create some visual relief. Please confirm what deviations you would 
seek and what you wouldn’t by making related changes to the Concept plan.  
 

3. Façade: City’s façade consultant has looked into multiple elevations as part of the Pre-application 
meeting and provided some comments. The applicant should provide elevations that conform to the 
requirements prior to Council approval of PSLR concept plan. The elevation should reflect the 
comments provided below.  
 

a. Multiple dwelling units are subject to the PLSR Ordinance. Section 3.21.C of the 
Ordinance sets additional requirements for buildings in the PLSR District.  

b. Buildings in Façade Region 1 require 30% minimum brick on all facades. Provided that 
the proposed building are single floor building with front garages, it appears that the 
entire front façade should consist of brick or stone to conform to the requirements..   

c.  Dimensional drawings for all elevations will be required to make definitive measurements 
as to compliance with this Section. 

d. Interesting front façade using floor plan articulation, multiple gable rooflines, return 
cornices, decorative railings, shutters, window surrounds, etc. would be desirable. 

e. Enhanced garage doors are recommended. 
f. Generally, the recommendations for Emerson Park, another project proposed by the 

applicant, would apply. 
 

4. Plan Review Chart: Please refer to Planning Review Chart for other comments that need to be 
included on the Site plan. 

 
Other Reviews 

a. Engineering Review: A few deviations are identified. Additional comments to be addressed with 
Preliminary Site Plan. Engineering recommends approval.  

b. Landscape Review: A few deviations are identified. Additional comments to be addressed with 
Preliminary Site Plan. Landscape recommends approval.  

c. Wetland Review: A City of Novi Wetland Non-Minor Use Permit and a City of Novi Authorization 
to Encroach the 25-Foot Natural Features Setback would be required. A MDEQ Wetland Permit 
may be required. Additional comments to be addressed prior to receiving Wetland approval of 
the Preliminary Site Plan. Wetlands recommend approval.  

d. Woodland Review: A Woodland Permit from the City of Novi would be required. Additional 
comments to be addressed prior to receiving Woodland approval of the Preliminary Site Plan. 
Woodlands recommend approval.  

e. Traffic and Traffic Study Review: A few deviations are identified. Additional comments to be 
addressed with Preliminary Site Plan. Traffic recommends approval.  

f. Facade Review: Unable to make a determination due to insufficient information.  
g. Fire Review: Written permission may be needed and or required by International Transmission 

Company for the proposed secondary emergency access through their property (as well as 
Providence Park Hospital).  Fire recommends approval. 

 
NEXT STEP: Planning Commission Meeting 
The site plan is scheduled for a public hearing on February 07, 2018 meeting. Please provide the 
following no later than 9 am February 02, 2018.   
 

1. Original Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. 
2. A response letter addressing ALL the comments from ALL the review letters and a request for 

waivers as you see fit.  



JSP 17-62 VILLAS AT STONEBROOK  January 30, 2018 
PSLR Revised Concept Plan Review Page 6 of 6       
                       

3. A color rendering of the Site Plan, if any.  
 
Site Addressing 
A new address is required for this project. The applicant should contact the Building Division for an 
address prior to applying for a building permit.  Building permit applications cannot be processed 
without a correct address.  The address application can be found by clicking on this link.  Please 
contact the Ordinance Division 248.735.5678 in the Community Development Department with any 
specific questions regarding addressing of sites. 
 
Signage 
Exterior Signage is not regulated by the Planning Division or Planning Commission. Applicant is 
recommended to provide information to identify any possible deviations to be included in PSLR 
agreement.  Alternatively, an applicant may choose to submit a sign application to the Building Official 
for administrative review. Following preliminary site plan approval, any application to amend a sign 
permit or for a new or additional sign shall be submitted to the Building Official. Please contact the 
Ordinance Division 248.735.5678 for information regarding sign permits. 
 
Street and Project Name 
This project received approval from the Street and Project Naming Committee for the proposed 
development name and street names. Please include the   Please contact Richelle Leskun (248-347-
0579) in the Community Development Department for additional information. The address application 
can be found by clicking on this link. 
 
Parcel Split/Combination 
There is no property split/combination proposed.  The applicant must create this parcel prior to 
Stamping Set approval and/or applying for new site address.  Plans will not be stamped until the parcel 
is created. 
 
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.  If you have questions regarding the checklist or the Pre-Con itself, 
please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community 
Development Department. 
 
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 248.735.5607 or skomaragiri@cityofnovi.org. 

 

 

 
 

___________________________________________________ 
Sri Ravali Komaragiri – Planner 

http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
mailto:skomaragiri@cityofnovi.org


Items in Bold need to be addressed by the applicant with PSLR Concept Plan. Underlined items need to be 
addressed prior to the approval of the Site Plan 

 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted 
August 23, 2017) 

Suburban Low-Rise 
 

Suburban Low-Rise 
 

Yes  

Area Study The site does not fall 
under any special 
category 

NA Yes  

Zoning 
(Effective 
December 25, 
2013) 

I-2 General Industrial with 
PSLR(Planned Suburban 
Low-Rise )overlay 

PSLR Yes PSLR Agreement and PSLR 
Concept Plan must be 
approved by the City 
Council. 

Uses Permitted  
(Sec 3.1.27.B & 
C) 
 

Sec 3.1.27.B Principal 
Uses Permitted. 
Sec 3.1.27.C Special 
Land Uses  

86 Two-family attached 
dwellings proposed  

Yes 
??  

Special Land Use Permit 
required.   
 

Approval 
Process 
 

1. PSLR overlay development agreement application and overlay concept plan 
submittal  

2. Planning commission review, public hearing and recommendation to City Council 
3. City council review and consideration of concept plan and PSLR Agreement 
4. Review and approval of site plans per section 6.1. 

Housing for the Elderly (Sec. 4.20) 
Low-rise 
multiple-family 
residential uses  
(Sec. 4.70) 

- In the PSLR district, 
low-rise multiple-
family residential uses 
are permitted as a 
special land use up to 
a maximum of six and 
one-half (6.5) 
dwelling units per net 
acre, excluding 
existing road rights-of 
way. 

3.6 Dwelling units per 
acre; 86 Units per 23.87 
Net acres 

Yes 

Even though the density is 
below the maximum 
allowed, the current 
layout is resulting in most 
of deviations. Staff 
recommends that the 
applicant reconsider the 
density to reduce the 
extent of the deviations 
sought or to provide more 
interest in the design of 
the project. 

3.21 PSLR Required Conditions 
Narrative 
(Sec. 3.32.3.A) 

Explain how the 
development exceeds 
the standards of this 

A narrative is provided Yes   

 

PLANNING REVIEW CHART : PSLR: Planned Suburban Low-Rise Overlay District 

Review Date: January 30, 2018 
Review Type: Revised PSLR Concept Plan 
Project Name: JSP17-62 THE VILLAS AT STONEBROOK 
Plan Date: November 29, 2017 
Prepared by: Sri Komaragiri, Planner   
Contact:  E-mail: skomaragiri@cityofnovi.org; Phone: (248) 735-5607 
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Item Required Code Proposed Meets 
Code Comments 

ordinance 

PSLR Overlay 
Concept Plan: 
Required Items 
(Sec. 3.21.1.A) 

i. Legal description and 
dimensions Provided Yes  

ii. Existing zoning of 
site/adjacent 
properties 

Provided partly Yes  

iii. Existing natural 
features such as 
wetlands and 
proposed impacts 

Some wetlands exist on 
site with an open body 
of water 

Yes Refer to Wetlands review 
for more details 

iv. Existing woodlands 
and proposed 
impacts 

Regulated woodlands 
on site. Narrative 
indicates a majority of 
trees will be saved 

Yes  Refer to Woodlands 
review for more details 

v. Existing and proposed 
rights-of-way and 
road layout 

Existing 60 feet ROW 
along Wixom road 
frontage is indicated. 
The current site plan 
indicates private roads 
within the development 

No  

vi. Bicycle/pedestrian 
plan 

Proposed sidewalk 
along Wixom road Yes?  

vii. Conceptual storm 
water management 
plan 

Provided Yes Please refer to 
Engineering comments for 
more details.   viii. Conceptual utility 

plan Provided Yes 

ix. Building Parking and 
Wetland Setback 
requirements 

30 feet setback lines on 
all four sides indicated 
on the plans. No 
common parking 
proposed.  

Yes  

x. Conceptual layout Provided Yes  
xi. Conceptual open 

space/recreation 
plan 

Information  provided Yes  

xii. Conceptual 
streetscape 
landscape plan 

Provided Yes  Refer to Landscape 
review for more details 

PSLR Overlay 
Concept Plan: 
Optional Items 
(Sec. 3.21.1.A) 

xiii. Parking plan Provided Yes? 
Refer to Traffic review 
letter for additional 
comments 

xiv. Detailed layout plan Provided Yes  

xv. Residential density 
calculations and type 
of units 

3.7 DUA proposed Yes  

xvi. Detailed open 
space/recreation  NA  
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Item Required Code Proposed Meets 
Code Comments 

xvii. Detailed streetscape 
landscape plan 

Conceptual plan 
provided NA  

xviii. Graphic description 
of each deviation 
from the applicable 
ordinance requested 

Written description  
provided in the 
narrative 

Yes?  

xix. Phasing plan Phasing not indicated NA  

Community 
Impact 
Statement 
(Sec. 3.21.1.B) 

- All non-residential 
projects over 30 acres 
for permitted use 

- All non-residential 
over 10 acres for 
special land use 

- Residential over 150 
units 

- Mixed use, staff 
determines 

- Requirements within 
study (include: social 
impacts, 
environmental 
factors) 

Total project area is 26 
Acres, units 88; 
 
A brief community 
impact statement is 
provided 

Yes? 

Provide a revised 
Community Impact 
Statement that addresses 
all items listed on page 52 
of Site plan manual.  

Traffic Impact 
Study 
(Sec. 3.21.1.C) 

Study as required by the 
City of Novi Site Plan and 
Development Manual 

A traffic impact 
assessment is provided 
in lieu of Traffic study;  
Right turn lanes/tapers 
and left turn passing 
lanes are not warranted.  
 

Yes 

Refer to Traffic Study 
review for further details.  
 
Traffic supports the 
deviation for an 
abbreviated study in lieu 
of a full Traffic Impact 
study. 

Proposed 
Ordinance 
Deviations 
(Sec. 3.21.1.D) 

List all proposed 
ordinance deviations 
with supporting narrative. 

Staff identified multiple 
deviations in the 
proposed site plan. 
Refer to the entire chart 
and other review letters 
for more details 

Yes? Please refer to Planning 
review for more details.  

City Council may approve deviations from the Ordinance standards as part of a PSLR Overlay Development 
Agreement provided there are specific, identified features or planning mechanisms deemed beneficial to 
the City which are designed into the project for the purpose of achieving the objectives for the District.  
Safeguards shall be provided for each regulation where there is noncompliance on the PSLR Overlay 
Concept Plan. 
Required PSLR Overlay Use Standards/ Conditions for special land uses (Sec. 3.21.2) 

Site Standards (Sec. 3.21.2.A) 
Building 
Frontage 
(Sec. 3.21.2.A.i) 

Buildings shall front on a 
dedicated non-section 
line public street or an 
approved private drive 

Site fronts on Section line 
public road. All 
individual dwellings front 
on proposed private 
driveway  

No 

Note that private drive 
shall be built according to 
private road standards 
per DCS Manual 
 
The private drive does not 
proposed the required 60 

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

feet right of way. This is 
considered a deviation. 
However, given the site 
location and shape, staff 
is willing to support the 
deviation provided 
provisions are made to 
provide access to 
neighboring properties.  
 
Applicant indicated a 60 
foot access/utility 
easement for the property 
to the north. Please 
remove any proposed 
landscape within the 
proposed easement 
location.  

Building 
Setbacks 
(Sec. 3.21.2.A.ii) 
& (Sec 3.1.27.D) 

Minimum front yard 
setback: 30 ft*** 
Maximum front yard 
setback: 75 ft.  

  

Building setbacks should 
be measured off the 
Proposed ROW (or access 
easement). In this case, 
staff will be able to 
support the deviation if a 
part of proposed drive is 
placed in a dedicated 
access easement as 
discussed at the meeting 
 
Request an ordinance 
deviation from City 
Council 
 

*** The 
maximum front 
and exterior side 
yard setback 
requirement 
when adjacent 
to roads and 
drives (other 
than planned or 
existing section 
line road right-
of-way) is 75 
feet. 

Minimum rear yard 
setback: 30 ft 

30 feet rear setback 
provided  Yes 

Exterior side yard 
adjacent to roads and 
drives 30 ft*** 

Not fronting on major 
roads or section line 
roads 

NA 

Exterior side yard 
adjacent to planned or 
existing section line road 
ROW 50 ft 

Not fronting on major 
roads or section line 
roads 

NA 

Interior side yard 30 ft 25 ft proposed between 
two buildings)  No This is considered a 

deviation.  
 Building to building 30 ft 25 ft proposed between 

two buildings) No 

Building Corner to 
corner: 15 ft 25 ft.  Yes  

Landscape 
Buffer  
(Sec. 3.21.2.A.iii) 
and Berms 
(Sec. 5.5.3) 

All buildings, parking lots 
and loading areas shall 
be separated from 
section line road rights-
of-way by a 50 ft. 
landscape buffer 
containing an 
undulating 3-5 ft. tall 
landscaped berm. 

No berm is provided No 

Landscape review 
supports the deviation. 
Refer to landscape review 
for more details 

Parking spaces 
for all uses in the 

Located only in the rear 
yard or interior side yard Garage parking Yes  
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Item Required Code Proposed Meets 
Code Comments 

district (except 
for townhouse 
style multiple-
family dwellings 
that provide 
private garages 
for each 
dwelling unit) 
(Sec. 3.21.2.A.iv) 

Screened by 3-5 ft. 
undulating berm from 
adjacent streets per 
Section 5.5.3. 

Not abutting other 
streets NA  

All parking and access 
aisles shall be Min. 15 ft. 
from all buildings 

Edge of pavement is 20 
feet away from 
buildings 

Yes  

Parking 
Setbacks 
(Sec. 
3.21.2.A.iv.d) 
 
* except that 
parking spaces 
for townhouse 
developments 
shall be 
permitted in the 
front yard 
setback when 
the parking area 
is also a 
driveway access 
to a parking 
garage 
contained within 
the unit. 

Front yard parking is not 
permitted*  No parking proposed NA 

Staff recommends 
proposing some 
dedicated parking 
spaces for guests, as well 
as a place for group 
mailboxes, if needed. 
Please refer to the 
requirements while finding 
a suitable location 

Exterior side yard 
adjacent to a section 
line road - 50 ft. min 

No parking proposed NA 

Exterior side yard 
adjacent to a local 
street – 30 ft. min 

No parking proposed NA 

Interior side yards 
adjacent to single family 
residential districts - 30 ft. 
min 

No parking proposed NA 

Interior side yards not 
adjacent to a single 
family residential district – 
15 ft. min No parking proposed NA 

Open Space 
Recreation 
requirements for 
Multi-Family 
Residential 
Developments  
(Sec. 3.21.2.A.v) 

Minimum of 200 square 
feet per dwelling unit of 
private opens space 
accessible to building 
(includes covered 
porches, balconies and 
patios) 

2.6 acres Yes  

Common open space 
areas as central to 
project as possible 

Appears to be in 
conformance. Exhibit 
provided on sheet 13 

Yes  

Active recreation areas 
shall be provided with at 
least 50 % of the open 
spaces dedicated to 
active recreation 

Total open spaces: 9.4 
acres 
Usable open space: 2.6 
acres 

No 

This is a considered a 
deviation. The concept 
plan proposes connection 
to Providence hospital 
trail system, three pocket 
parks and internal walks 
running through the 
central courtyard.  

Active recreation shall 
consist 10% of total site 
area. 

Appears to be in 
conformance? Yes? Provide information to 

verify conformance 

Other Loading and Unloading Loading spaces are not NA  
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Item Required Code Proposed Meets 
Code Comments 

Applicable 
Zoning 
Ordinances 
(Sec. 3.21.2.A.vi, 
vii and ix) 

per Section 5.4 required 
Off-street Parking per 
Section 5.2 and 5.3 

Garage parking and 
driveway parking Yes?  

Landscaping per Section 
5.5, All sites shall include 
streetscape amenities 
such as but not limited to 
benches, pedestrian 
plazas, etc. 

Couple of pocket parks 
included Yes  

Building Length 
(Sec. 3.21.2.A.vii) 

Maximum building length 
as described in Sec 
3.21.3.A.vii shall not 
exceed 180 ft.  

Not applicable NA  

City Council may modify 
the minimum length up 
to a maximum of 360 ft. 
if:  
Building includes 
recreation space for min. 
50 people 
Building is setback 1 ft. 
for every 3 ft. in excess of 
180 ft. from all residential 
districts.  

Not applicable NA  

Outdoor Lighting 
(Sec. 3.21.2.A.x) 

Maximum height of light 
fixtures: 20 ft.  Not provided No A lighting and 

photometric plan is 
required with the PSLR 
Concept plan submittal.  
 
The applicant requests to 
defer the requirement to 
the time of Preliminary site 
plan submittal. An intent 
to comply is stated in the 
response letter.  This is 
considered a deviation.  

Cut-off angle of 90 
degrees or less Not provided No 

No direct light source 
shall be visible at any 
property line abutting a 
section line road right-of -
way at ground level. 

Not provided No 

Maximum Illumination at 
property line: 0.5fc Not provided No 

Circulation Standards (Sec. 3.21.2.B) 
Full Time Access 
(Sec. 3.21.2.B) 

Full time access drives 
shall be connected only 
to non-section line roads 

Full time access drives 
are connected to a 
proposed private drive 

No This is considered a 
deviation. Refer to related 
comments below. 

Emergency 
Access 
(Sec. 3.21.2.B) 

Emergency access with 
access gate may be 
connected to section 
line roads when no other 
practical location is 
available 

Emergency access is 
provide to the east to 
connect to Providence 
Parkway 

Yes  

Connection to 
Neighboring 
Properties 
(Sec. 3.21.2.B.i) 

New roads should 
provide public access 
connections to 
neighboring properties at 
location(s) acceptable 

Connections to 
neighboring parcels are 
not proposed at this 
time. A 60 feet access 
easement is provided 

No  
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Item Required Code Proposed Meets 
Code Comments 

to the City and the 
neighboring property  

for future connections 

New Roads 
(Sec. 
3.21.2.B.ii.a) 

New roads shall be 
designed as 
pedestrian/bicycle 
focused corridors as 
identified in the Non-
Motorized Master Plan 

 

Non-Motorized 
Facilities 
(Sec. 
3.21.2.B.ii.b) 

Facilities shall be 
connected to the 
existing pedestrian 
network 

Sidewalks are proposed 
within the site and 
connected to Wixom 
Road 

Yes  

Proposed Non-
Motorized 
Facilities 
(Sec. 
3.21.2.B.ii.c) 

Where existing non-
motorized facilities do 
not exist on adjacent 
neighboring properties, 
facilities shall be stubbed 
to the property line. 

A 5 foot sidewalk is 
proposed on either side 
of the proposed private 
drive 

Yes A deviation is sought for 
reduction of distance 
between the edge of road 
and sidewalk 

Building Design Standards (Sec. 3.21.2.C) 
Building Height 
(Sec. 3.21.2.C.i) 

35 ft. or 2 ½ stories 32 ft Yes  

Building Design 
(Sec. 3.21.2.C.ii) 

Buildings must be 
designed with a “single-
family residential 
character” 

Two-family  attached 
housing 

Yes Refer to Façade review for 
additional comments 

Maximum % of 
Lot Area 
Covered 
(Sec. 3.1.27.D) 

25% 20% Yes?  

Note To District Standards (Sec 3.6.2) 
Off-Street 
Parking in Front 
Yard  
(Sec 3.6.2.E) 

 Parking proposed in 
front yard 

NA  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking 
setback area shall be 
landscaped per sec 
5.5.3. 

Landscape plan is 
provided 

Yes Refer to Landscape 
review letter  

Modification of 
parking setback 
requirements 
(Sec 3.6.2.Q) 

Refer to Sec 3.6.2 for 
more details 

Modifications are not 
requested 

NA  

Parking, Loading and Dumpster Requirements 
Number of 
Parking Spaces 
 
Residential, one-
family and two 
family (Sec. 
5.2.12.A) 

Two (2) for each dwelling 
unit 
 
For 86 units, 172 spaces 

Two spaces per unit in 
Garage 
 

Yes   
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Item Required Code Proposed Meets 
Code Comments 

Parking Space 
Dimensions and 
Maneuvering 
Lanes 
(Sec. 5.3.2) 

90° parking layout:  
9’ x 19’ parking space 
dimensions and 24’ wide 
drives  

Not provided NA 

 

9’ x 17’ if overhang on 7’ 
wide interior sidewalk or 
landscaped area as long 
as detail indicates 4’’ 
curb 

Not provided NA 

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 

 NA  

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 
feet wide, have an 
outside radius of 15 feet, 
and be constructed 3’ 
shorter than the 
adjacent parking stall as 
illustrated in the Zoning 
Ordinance 

Not provided NA 

 

Barrier Free 
Spaces 
Barrier Free 
Code 

1 barrier free parking 
spaces (for total 26 to 
50)& 1 van barrier free 
parking space  

Not provided NA 

 

Barrier Free 
Space 
Dimensions 
Barrier Free 
Code 

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

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

Not provided NA 

 

Barrier Free 
Signs 
Barrier Free 
Code 

One sign for each 
accessible parking 
space. Not provided NA 

 

Minimum 
number of 
Bicycle Parking  
(Sec. 5.16.1) 

One (1) space for each 
twenty (20) employees 
on the maximum shift, 
minimum two (2) spaces 

Not provided NA 

 

Bicycle Parking  
General 
requirements 

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

Bike racks provided near 
pocket parks Yes 
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Item Required Code Proposed Meets 
Code Comments 

(Sec. 5.16) - When 4 or more spaces 
are required for a 
building with multiple 
entrances, the spaces 
shall be provided in 
multiple locations 

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

- Shall be accessible via 
6 ft. paved sidewalk 

Bicycle Parking 
Lot layout 
(Sec 5.16.6) 

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

Information not 
provided 

No Please provide the layout 
as required at the time of 
Preliminary site plan 

Loading Spaces 
(Sec. 5.4.1) 
Location of such 
facilities in a 
permitted side 
yard shall be 
subject to 
review and 
approval by the 
City 

As needed Not required NA  

Dumpster 
(Sec 4.19.2.F) 

- Located in rear yard or 
interior side yard in 
case of double 
frontage 

- 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 

The applicant 
indicated at the Pre-
application meeting 
that Trash will be 
picked up by the curb 

Yes 

 

Dumpster 
Enclosure 
(Sec. 21-145.(c) 
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 

Not provided NA  
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Item Required Code Proposed Meets 
Code Comments 

- Posts or bumpers to 
protect the screening 

- Hard surface pad.  
- Screening Materials: 

Masonry, wood or 
evergreen shrubbery 

Sidewalk Requirements 
ARTICLE XI. OFF-
ROAD NON-
MOTORIZED 
FACILITIES 
Sec. 11-256. 
Requirement. 
(c)  & Sub. Ord. 
Sec. 4.05, 

- In the case of new 
streets and roadways 
to be constructed as 
part of the project, a 
sidewalk shall be 
provided on both sides 
of the proposed street 
or roadway. 

- Sidewalks along 
arterials and collectors 
shall be 6 feet or 8 feet 
wide as designated by 
the “Bicycle and 
Pedestrian Plan,” but 
not along industrial 
service streets per 
Subdivision Ordinance 

- Whereas sidewalks 
along local streets and 
private roadways shall 
be five (5) feet wide. 

The applicant proposed 
connecting to the 
existing trail system 
within Providence 
hospital campus. They 
also noted about 
proposing new pathway 
along Providence park 
way. Details to  be 
provided with next 
submittal 

Yes 

 

Pedestrian 
Connectivity 

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

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

Provide sidewalks on 
both sides of the private 
drive 

Yes   

Other Requirements 
Design and 
Construction 
Standards 
Manual 

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

 Yes  

General layout 
and dimension 

Location of all existing 
and proposed buildings, 

Mostly provided. Some 
dimensions are required 

Yes Refer to all review letter 
for comments 



 
JSP17-62 THE VILLAS AT STONEBROOK                                                        Page 11 of 11 
PSLR Concept Plan: Planning Review Summary Chart                         December 17, 2017 

                                                                    

Item Required Code Proposed Meets 
Code Comments 

of proposed 
physical 
improvements 

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). 

to provide more clarity.  

Economic 
Impact 

 

- Total cost of the 
proposed building & 
site improvements 

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

Information provided as 
part of Community 
Impacts statement.  
Over 5 million in 
construction costs.  

Yes  

Legal 
Documents 

PSLR Development 
Agreement is required 
 
Master Deed would be 
required for the ROW 
dedication with Final Site 
Plan review 

One is not required at 
this time 

No A draft agreement would 
be required once City 
Council approves the 
Concept Plan 
  

Development 
and Street 
Names 

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

Application submitted 
and is under review 

No The project requires a 
project and street naming 
application. Please 
contact Hannah Smith at 
248-347-0579 

Development/ 
Business Sign 

- Signage if proposed 
requires a permit. 

- Exterior Signage is not 
regulated by the 
Planning Division or 
Planning Commission. 

None indicated. 
Proposed sign is outside 
the sight distance 
triangles 

Yes? This review does not 
include signage. The 
applicant should apply for 
a sign permit prior to 
installation. 

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 
Pulte Homes 

Review Type 
Revised Concept plan for PSLR 

Property Characteristics 
 Site Location: East of Wixom Road, south of Grand River Avenue 
 Site Size: 26 acres 
 Plan Date: 12/29/2017 
 Design Engineer: Atwell  

Project Summary 
 Proposed development of 86 duplex housing units. Site access from one driveway

off Wixom Road with proposed private roadway in the development. 

 Water service would be provided by connection to existing 16-inch water main in
Wixom Road, and off-site connection to existing 12-inch water main in Providence
Parkway for looped water service.

 Sanitary sewer service would be provided by connection to existing sanitary sewer in
Wixom Road.

 Storm water would be collected by a single storm sewer collection system and
detained on-site.

Recommendation: 
Approval of the Concept Site Plan and Concept Storm Water Management Plan is 
recommended. 

PLAN REVIEW CENTER REPORT 
January 30, 2018 

Engineering Review 
Villas at Stonebrook 

JSP17-0062 
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Comments:  
The Concept Plan meets the general requirements of the design and construction 
standards as set forth in Chapter 11 of the City of Novi Codified Ordinance, the Storm 
Water Management Ordinance and the Engineering Design Manual with the following 
items to be addressed at the time of Preliminary Site Plan submittal (further engineering 
detail will be required at the time of the final site plan submittal): 

General 
1. A stub street to the property boundary at intervals not to exceed 1,300 feet 

along the perimeter is required by ordinance.  A deviation from Appendix C 
Section 4.04(A)(1) of the Novi City Code will be required, as noted on the PSLR 
Concept plan. 

2. A right-of-way permit will be required from the City of Novi for work in the 
Wixom Road right-of-way. 

3. Show and label the master planned 60-foot half right-of-way width for Wixom 
Road. The dedication of the master-planned right-of-way half-width of sixty 
(60) feet is requested for the project. Show the additional right-of-way width 
to be dedicated along Wixom Road labeled as “proposed” right-of-way. 

4. Provide a soil boring in the vicinity of the storm water basin to determine soil 
conditions and to establish the high water elevation of the groundwater 
table. 

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

Water Main 
6. The City’s Water Distribution Master Plan includes a 16-inch main connecting 

the Wixom Road 16-inch main to the 12-inch main in Providence Park. Provide 
a 16-inch water main through the south portion of the site in accordance with 
the City’s Master Plan. 

7. A profile for all proposed water main 8-inch and larger shall be included with 
Final Site Plan submittal. 

8. At the time of Final Site plan, assuming no further design changes are 
anticipated, provide three (3) signed and sealed sets of revised utility plans 
along with the MDEQ permit application (1/07 rev.) for water main 
construction and the Streamlined Water Main Permit Checklist should be 
submitted to the Engineering Division.  Utility plan sets shall include only the 
cover sheet, any applicable utility sheets and the standard detail sheets. 

Sanitary Sewer 
9. At the time of Final Site plan, assuming no further design changes are 

anticipated, provide seven (7) signed sealed sets of revised utility plans along 
with the MDEQ permit application (04/14 rev.) for sanitary sewer construction 
and the Streamlined Sanitary Sewer Permit Certification Checklist to the 
Engineering Division. Utility plan sets shall include only the cover sheet, any 
applicable utility sheets and the standard detail sheets. The MDEQ can be 
contacted for an expedited review by their office. 
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Paving & Grading 
10. Sidewalks on private roadways should be located such that the outside edge

of the sidewalk is a minimum of 15 feet from back of curb. The layout plan 
indicates that 12.5 feet are provided from the back of curb to outside edge. A 
request for deviation is noted on the PSLR Concept plan.   

11. Provide detailed site grading plan with future submittals.
12. An access easement for the property to the south will be required.
13. Provide an access easement on the entrance drive from Wixom Road to

facilitate future connections to the property.
14. Per Section 26.5-35(c), a statement is required on any plan containing a

private street with the following language: "City of Novi has no responsibility
to improve or maintain the private streets contained within or private streets
providing access to the property described in this plan".

Storm Sewer and Storm Water Management Plan 
15. Show the 15 foot wide maintenance access route to the basin outlet

structure. Include a detail illustrating maximum slope of 1V:5H, and cross 
section able to withstand the passage of heavy equipment.  Verify the 
access route does not conflict with proposed landscaping.  

16. A 25-foot vegetated buffer shall be provided around the perimeter of each
storm water basin.  This buffer cannot encroach onto adjacent lots. 

17. Provide a site drainage area map.
18. The northeast corner of the site should be captured in the on-site storm sewer

and storm water management basin. Alternatively, rain gardens can be
proposed in this area.

19. In the southeast corner of the site, any storm water runoff from developed or
disturbed areas must be captured in the on-site storm sewer and storm water
management basin.

Off-Site Easements 
20. Off-site utility easements must be executed prior to final approval of the

plans.  Drafts shall be submitted as early as possible, with Preliminary Site Plan 
if possible, no later than with Final Site Plan submittal. 
a. Off-site emergency access easement is required to the east.
b. Off-site public water main easement is required to the east.
c. Temporary off-site grading easement is required to the east.

The following must be provided at the time of Preliminary Site Plan submittal: 
21. A letter from either the applicant or the applicant’s engineer must be

submitted with the Preliminary Site Plan highlighting the changes made to the 
plans addressing each of the comments listed above and indicating the 
revised sheets involved. 
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The following must be submitted at the time of Final Site Plan submittal: 
22. An itemized construction cost estimate must be submitted to the Community 

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

23. Draft copies and/or revisions to the off-site utility and access easements, a 
recent title search, and legal escrow funds must be submitted to the 
Community Development Department for review and approval by the 
Engineering Division and the City Attorney prior to being executed. 

Please contact Darcy Rechtien at (248) 735-5695 with any questions. 

 

_______________________________ 
Darcy N. Rechtien, P.E. 
Plan Review Engineer 



 
 

LANDSCAPE REVIEW 



 
 
 
 
 
 
 
 
 
 
 
 

  
Review Type 
Revised PSLR Concept Landscape Review 
 
Property Characteristics 
· Site Location:   26700 Wixom Road - north of Wildlife Woods Park  
· Site Acreage:  25.88 acres 
· Site Zoning:   I-2 with PSLR overlay 
· Adjacent Zoning: North:  R-1 and I-1, East:  RA (ITC corridor), South, West:  R-1 
· Plan Date:    12/29/2017 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the revised PSLR plan submittal and/or Preliminary Site Plans.  Underlined items need to 
be addressed in Final Site Plans.  Please follow guidelines of the Zoning Ordinance and 
Landscape Design Guidelines. This review and the accompanying Landscape Chart is a 
summary and not intended to substitute for any Ordinance.  
 
Recommendation 
The project is recommended for approval.  The comments below should be corrected in 
Preliminary or Final Site Plans, as indicated by bold or underlined comments. 
 
Deviations from Ordinance (this does not include errors or omissions such as the use of species as 
replacements that are not included on the Woodland Replacement Chart, which need to be 
corrected). 
· No berm is provided at the Wixom Road frontage.  This deviation is supported by staff as the 

available frontage width does not allow the required berm and the long entry makes the 
berm unnecessary for screening purposes.   

· Many subcanopy trees proposed as part of required Multi-family tree requirement.  If the 
number of sub-canopy trees can be brought down to 25% of the total 264 tree requirement, 
this deviation can be supported as a way to increase the diversity of the site. 

· Interior street trees are not located close to the road, between the sidewalk and curb.  This 
deviation is not supported by staff. 

· Replacement trees are being used to meet the greenbelt tree requirement.  This ends up 
being a reduction in the number of greenbelt trees provided.  This deviation is not supported 
by staff as there is sufficient room on the site for those replacement trees to be planted 
elsewhere. 

 
General note:  The access easement shown for the property to the north should also be shown 
on the landscape plan, and no trees should be proposed within that easement. 
 
Ordinance Considerations 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

 
PLAN REVIEW CENTER REPORT 

January 12, 2018 
Revised PSLR Concept Plan - Landscaping 

Villas at Stonebrook 
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Provided. 
 
Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 

1. Provided. 
2. There are no overhead utility lines in the vicinity of the project. 

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

1. A tree survey is provided and trees to be removed are clearly marked. 
2. Please show tree fencing at the Critical Root Zone (1’ beyond dripline) for all existing 

trees to remain near the project area on the Demolition or Grading Plan when it is 
created. 
 

Woodland Replacement Trees 
1. See ECT’s review for a more detailed discussion of woodland replacement trees. 
2. Only species on the Section 37 Woodland Replacement Chart can be used as woodland 

replacements. Varieties with an unnatural appearance should not be used as 
replacement trees. These selections should be replaced as woodland replacements:  
Acer x freemanii ‘Armstrong’ and Acer saccharum ‘Temple’s Upright’. 

3. Please replace those with species from the Woodland Replacement Chart (attached). 
4. Picea mariana is a valid replacement for Picea abies, however it is hard to find in the 

commercial trade and is typically found in wetlands.  For this reason using White Pine 
(Pinus strobus) in place of Picea mariana is recommended. 

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

Adjacent Industrial-zoned property to north is not developed.  The property to the east is the 
ITC corridor.  No berms need to be installed. 

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

1. The only frontage is on Wixom Road.  The 50 foot greenbelt depth required for a PSLR 
project on a section road is exceeded greatly.  The frontage is 120 linear feet and the 
boulevard entry is 60 feet wide, leaving 60 feet of frontage for trees.  Based on this, 2 
canopy trees and 6 subcanopy trees are required. 

2. It appears that 2 canopy trees and 5 subcanopy trees are provided, but it is difficult to 
be certain if replacement trees are used to meet this requirement.  They cannot. 

3. Please label the plants uniquely so it can be determined if the requirement is met, add 
another subcanopy tree to meet that requirement and 2 canopy trees if they are 
needed. 

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

1. As mentioned above, the frontage on Wixom Road is 120 feet, but the clear vision zone 
does not allow any room for street trees so none are required. 

2. For interior street trees, the multifamily requirement should be followed (below).  The trees 
should be located between the sidewalk and street. 

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

No parking lots are proposed. 
 
Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)   

No parking lots are proposed. 
 
Boulevard island landscaping 

Please identify the 3 trees in the entry island.  Those can’t count toward the street tree 
requirement. 
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Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   
No loading zone screening is required as part of this project.  

 
Multi-family Landscaping (Zoning Section 5.5.3.E.ii) 

1. For street trees, 1 tree per 35 lf of frontage, less driveways and interior road widths, is 
required for each side of the road.  Per the calculations provided, 190 are required but 
only 186 were found.  Please make sure the required number of street trees are provided 
and clearly shown as street trees. 

2. There shall be 3 deciduous canopy or large evergreen trees provided for each ground 
floor dwelling unit.  The plan shows 258 trees provided as required, however greater than 
33% are subcanopy/ornamental trees, and two of the selections, Armstrong Maples and 
Temple’s Upright maples do not meet the requirement of having a mature height of at 
least 30 feet and a mature canopy width of at least 20 feet. 

3. Using subcanopy trees in place of deciduous canopy or large evergreens is a deviation 
from the ordinance.  If the percentage of subcanopy trees can be brought down to 25% 
or less, that deviation can be supported by staff to increase the diversity of plantings. 

4. The Armstrong and Temple’s Upright maples should be replaced with trees that have 
broader canopies. 

5. The typical unit landscaping detail shows that approximately 46% of each building’s 
frontage along the interior drive is landscaped, which exceeds the 35% requirement. 

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

1. On Final site plans, please provide the anticipated costs of landscaping using the city 
standard costs at: http://cityofnovi.org/Government/City-Services/Community-
Development/Fees/Planning/FeeSchedule-OtherReviewFees.aspx (the 3rd page). 

2. Please follow the requirements of the Landscape Design Manual (LDM 4) for tree diversity. 
 
Planting Notations and Details (LDM) 

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

The required shrubs are provided. 
 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

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

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

 
Snow Deposit (LDM.2.q.) 

Provided. 
 

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  
Few trees outside of the preserved wetlands are being preserved.  Please add tree protection 
fencing for all trees to remain outside of the wetlands and keep the tree tag number on the 
landscape plan for use during inspections. 

 
Corner Clearance (Zoning Sec 5.9) 

Provided. 
 

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



LANDSCAPE REVIEW SUMMARY CHART – revised PSLR Concept 

Review Date: January 12, 2018 
Project Name: JSP17 – 0062:  VILLAS AT STONEBROOK 
Plan Date: December 29, 2017 
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. 

DEVIATIONS FROM ORDINANCES: 
· No berm is provided at Wixom Road frontage.  Supported by staff.
· Street trees are not located close to road, between sidewalk and curb.  Not supported by staff.
· Use of subcanopy trees in place of some required deciduous canopy or evergreen trees.  Staff would

support up to 25% of the multifamily site landscaping requirement of 3 trees per ground level dwelling
unit to increase diversity but current plan proposes more than 33% of trees to be subcanopy.

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

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

§ New commercial or
residential
developments
§ Addition to existing

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

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

throughout set

Yes Yes 

1. Overall Plan Scale
1”=60’

2. Details Scale: 1”=30’
(acceptable)

Project Information 
(LDM 2.d.) Name and Address Yes – on cover 

sheet Yes 
Please include location 
map on landscape plan 
to assist contractor. 

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

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

Yes – on cover 
sheet Yes 

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA 

Yes Yes 

Sealed by LA. 
(LDM 2.g.) 

Requires original 
signature No Need for Final Site Plans 

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

Show on all plan sheets Yes Yes 
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Item Required Proposed Meets 
Code Comments 

Zoning (LDM 2.f.) 
Include parcel and all 
adjacent parcels’ 
zoning 

Parcel:  I-2 with PSLR 
overlay 
North:  R-1 and I-1 
East:  RA (ITC 
easement) 
South, West:  R-1 

Yes 
Please show zoning on 
Landscape Plan Sheet 
8. 

Survey information 
(LDM 2.c.) 

§ Legal description or 
boundary line survey 
§ Existing topography 

Topo and 
description Yes Sheet 02 

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

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

exists. 

§ Tree survey is 
provided on 
Sheets 02 and 03. 

§ Replacement 
calculations 
shown on Sheet 
03. 

§ Replacements 
are shown on 
Sheet 09 

Yes 

1. Regulated 
woodlands boundary 
is shown on Sheet 4.  
Please copy that 
boundary to Sheet 2. 

2. Except within 
wetlands to be 
preserved, most trees 
are being removed 
from the site. 

3. Please add tree 
fencing to protect 
trees to be preserved 
if located outside of 
wetlands on Grading 
and/or Demolition 
Plans. 

4. Please see ECT’s 
review for required 
woodland 
replacements and 
provide required 
trees from Woodland 
Replacement Chart. 

Soil types (LDM.2.r.) 

§ As determined by Soils 
survey of Oakland 
county 
§ Show types, 

boundaries 

Yes Yes Sheet 02 

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

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

Yes  Yes  

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

Overhead and 
underground utilities, 
including hydrants 

Yes  Yes 

1. Please show utility 
leads to buildings to 
help avoid conflicts. 

2. Please move utility 
lines outside of 
landscape strip 
between the 
sidewalk and the 
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Item Required Proposed Meets 
Code Comments 

curb so the required 
street trees can be 
placed there. 

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

Provide proposed 
contours at 2’ interval Yes  Yes  

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan Yes  Yes  

LANDSCAPING REQUIREMENTS 

Berms, Walls and ROW Planting Requirements 

Berms 
§ 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 of loam with 6” layer of top soil. 
Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) 

Not required for 
residential property 
abutting undeveloped 
industrially zoned 
property or ITC corridor. 

NA   

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

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) 

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 
Greenbelt width 
(2)(3) (5) 50 feet Approx 1300 ft Yes  

Berm requirements  
(Zoning Sec 
5.5.3.A.(5) and 
3.21.2.A.iii) 

Undulating berm 3-5 feet 
tall with a 4 foot wide 
crest 

None No 

1. No berm is provided 
due to lack of room 
at the entry.  For this 
reason, a deviation is 
requested. 

2. Given the width of 
the entry drive and 
the width of the 
property at Wixom, 
there is not sufficient 
room for a berm of 
any size.  The 
landscape waiver/ 
deviation is 
supported by staff. 

Min. berm crest width 4 feet None  See above 
Minimum berm height 
(9) 3-5 feet None  See above 

3’ wall (4)(7) No   
Canopy deciduous or 
large evergreen trees 

§ 1 per 35 lf 
§ (120-60)/35 = 2 trees 0 trees  No 1. Replacement trees 

can’t be used in 
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Item Required Proposed Meets 
Code Comments 

Notes (1) (10) place of required 
greenbelt trees.  
Please show 2 
canopy trees in 
greenbelt as 
greenbelt trees, not 
replacements. 

2. Please label 
greenbelt trees 
uniquely to indicate 
the requirement they 
meet. 

Sub-canopy 
deciduous trees 
Notes (2)(10) 

§ 1 tree per 20 lf 
§ (120-60)/20 = 6 trees 3 trees No 

1. See above 
2. Please provide 

required trees and 
label uniquely as 
greenbelt trees. 

Canopy deciduous 
trees in area between 
sidewalk and curb 
(Novi Street Tree List) 

Wixom Road:  
§ 1 tree per 20 lf 
§ (120-85)/35 = 1 trees 
Interior 
§ See the Multi-family 

landscaping discussion 
below. 

Wixom Road: 
§ 0 trees Yes 

1. The clear vision zone, 
combined with the 
central placement of 
the entry does not 
leave sufficient room 
for any street trees. 
Despite the 
calculation 
indicating 1 tree is 
possible, in fact there 
isn’t sufficient room 
for any street trees in 
the Wixom Road 
frontage. 

2. All interior and 
access drive trees 
should be deciduous 
canopy trees with a 
minimum mature 
height of 30 feet and 
canopy width of 20 
feet.  Please use only 
species/varieties that 
meet these 
standards. 

Cross-Section of Berms   (LDM 2.j) 

Slope, height and 
width 

§ Label contour lines 
§ Maximum 33% 
§ Min. 4 feet flat 

horizontal area 
§ Minimum 3 feet high 
§ Constructed of loam 

with 6’ top layer of 
topsoil. 

No berm is 
provided.   
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Item Required Proposed Meets 
Code Comments 

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 

NA   

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

Material, height and 
type of construction 
footing 

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

No walls are 
proposed.   

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

 NA   

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

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

· 1 deciduous canopy 
tree per 35 lf of 
interior roadway 
(both sides), 
excluding driveways, 
parking entry drives 
and interior roads 
adjacent to public 
rights-of-way 

· Entrance Drive: 
· (1334*2)/35 = 76 trees 
· Interior loop drive: 

(2517-576+2740-
1040)/35 = 112 trees 

Entrance drive: 
78 trees 
Loop drive: 
 

No 

1. Canopy trees should 
be species/varieties 
with a minimum 
mature height of 30 
feet and a minimum 
mature canopy 
width of 20 feet.  
Armstrong maples 
and Temple Sugar 
maples do not meet 
this minimum 
requirement and 
should be replaced 
with larger varieties. 

2. All interior and 
access drive trees 
should be deciduous 
canopy trees with a 
minimum mature 
height of 30 feet and 
canopy width of 20 
feet.  Please use only 
species/varieties that 
meet these 
standards. 

3. The interior street 
trees should be 
located between the 
sidewalk and street, 
within 15 of the back 
of curb.  They are 
shown as being 
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Item Required Proposed Meets 
Code Comments 

approximately 20 
feet or more behind 
the curb. The 
proposed deviation 
is not supported by 
staff. 

4. Please realign the 
utilities to allow the 
street trees to be 
located between the 
sidewalk and the 
street. 

5. Please move trees 
further than 20 feet 
from the road to a 
position between 
sidewalk and curb if 
sufficient room (7 
feet) is provided.  If 
the deviation is 
accepted by the 
Planning Commission, 
all street trees should 
be planted no more 
than 20 feet from the 
back of curb. 

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

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

· 86 units * 3 = 258 trees 
· Evergreens not closer 

than 20 ft from 
roadway 

258 trees  Yes/No 

1. Using subcanopy 
trees for up to 25% of 
the total number of 
trees has been 
approved for other 
projects to increase 
diversity.  This project 
proposes well over 
33% of the trees to 
be subcanopy trees, 
which is not 
consistent with the 
ordinance 
requirements and 
greater than 25% is 
not supported by 
staff. 

2. Please reduce the 
number of 
subcanopy trees 
used to meet the site 
landscaping to 25% 
or less of the total (ie 
no more than 65).  
This would be a 
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Item Required Proposed Meets 
Code Comments 

deviation from the 
ordinance but it 
would be supported 
by staff to increase 
diversity on the site. 

Foundation plantings 
(Sec 5.5.3.E.ii.B.(3) 

Mix of shrubs, 
subcanopy trees, 
groundcover, 
perennials, annuals and 
ornamental grasses 
provided at the front of 
each ground floor unit 
covering at least 35% of 
the front building 
façade. 

· A typical 
building 
landscape plan 
is provided. 

· 19 feet (46%) of 
frontage is 
landscaped. 

· One subcanopy 
tree is shown in 
front of each 
unit as part of 
the foundation 
landscaping. 

Yes/No 

See above note 
regarding use of 
subcanopy site trees as 
part of foundation 
landscaping. 
 

 

LANDSCAPING REQUIREMENTS 

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

General requirements 
(LDM 1.c) 

§ Clear sight distance 
within parking islands 
§ No evergreen trees 

NA  No parking lots are 
proposed. 

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

As proposed on planting 
islands NA   

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

§ A minimum of 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 

NA  No parking lots are 
proposed. 

Curbs and Parking 
stall reduction (c) 

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

NA  No parking spaces are 
proposed. 

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces NA  No parking spaces are 

proposed. 

Plantings around Fire 
Hydrant (d) 

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

No Yes  

Landscaped area (g) Areas not dedicated to Seed is proposed. TBD  
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Item Required Proposed Meets 
Code Comments 

parking use or driveways 
exceeding 100 sq. ft. 
shall  be landscaped 

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.5.9 

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.iii) 
A = Total square 
footage of vehicular 
use areas up to 
50,000sf x 7.5% 

· A = x sf  * 7.5 % = A sf 
· Xxx * 7.5% = xx sf NA  No parking lots are 

proposed. 

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  See above 

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

A = x sf * 5% = A  sf NA   

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 

xxx + xxx = xx SF NA  No parking lots are 
proposed. 

D = C/200 
Number of canopy 
trees required 

xx/200 = xx Trees NA  No parking lots are 
proposed. 

Parking land banked NA No   
Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2) 
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM 

Interior Street to 
Industrial subdivision 
(LDM 1.d.(2)) 

§ 1 canopy deciduous 
or 1 large evergreen 
per 35 l.f. along ROW 
§ No evergreen trees 

closer than 20 ft.  
§ 3 sub canopy trees per 

40 l.f. of total linear 
frontage 
§ Plant massing for 25% 

of ROW 

NA   

Screening of outdoor  NA   
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Item Required Proposed Meets 
Code Comments 

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

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

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

4” is allowed up to 
pad.  
§ No plant materials 

within 8 ft. from the 
doors 

No No 

§ When transformer 
locations are 
finalized, screening 
shrubs per standard 
detail are required. 

§ Please add detail to 
plans. 

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

Planting requirements 
(Sec. 5.5.3.E.iv) 

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

along sides of basin 
§ Refer to wetland for 

basin mix 

Required shrubs 
and species are 
provided around 
70% of rim. 

Yes  

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

Provide intended date Between Mar 15 
and Nov 15. Yes  

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

§ Include statement of 
intent to install and 
guarantee all 
materials for 2 years. 
§ Include a minimum 

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

Yes Yes  

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

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

Irrigation plan  
(LDM 2.s.) 

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

No  

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

2. If xeriscaping is used, 
please provide 
information about 
plantings included. 
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Item Required Proposed Meets 
Code Comments 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

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

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 2.h.) – Include all cost estimates 

Botanical and 
common names 

Refer to LDM suggested 
plant list  No No 

1. Armstrong maple 
and Temple Sugar 
Maple can’t be used 
as replacements.  
Armstrong maple 
does not appear on 
the woodland chart 
and the form of 
Temple Sugar Maple 
is not at all natural.  
The intent of the 
woodland ordinance 
is to restore or 
provide natural 
woodlands to 
replace the natural 
trees that were 
removed. 

2. Please replace those 
two with selections 
from the Woodland 
Replacement Chart 
that are more natural 
in appearance. 

3. While Black Spruce is 
on the Woodland 
Replacement chart, 
it is hard to come by 
in commercial trade.  
Using White Pine in 
place of that is 
recommended. 

4. See ECT review for 
other woodland 
replacement issues. 

Quantities and sizes  No No  

Root type  No No  
Type and amount of 
lawn  No  Please add areas of 

each in cost table.  

Cost estimate  
(LDM 2.t) 

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

No  Please add to final site 
plan.  
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Item Required Proposed Meets 
Code Comments 

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

Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes 

Please specify fabric 
straps as material for 
guys per Tree Staking 
detail – no wire should 
be used. 

Evergreen Tree Yes Yes See above 

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  

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

Yes Yes  

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

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

No No 

1. Provide tree fence 
protection for all 
trees to remain on 
site on demolition 
plan and grading 
plan. 

2. Please leave labels 
of all existing trees to 
remain on 
Landscape Plans for 
use in site 
inspections. 

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

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

No   

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

2.5” canopy trees 
6’ evergreen trees 

Provided on plant 
list. Yes  

Plant size credit 
(LDM3.c.(2)) NA No   
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Code Comments 

Prohibited Plants 
(LDM 3.d) 

No plants on City 
Invasive Species List No Yes  

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

Label the distance from 
the overhead utilities  TBD  

Collected or 
Transplanted trees 
(LDM 3.f) 

 No   

Nonliving Durable 
Material: Mulch (LDM 
4) 

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

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

additional  information 

Yes Yes 

 

 
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. 

 
 
 
 



 
 

WETLAND REVIEW 



2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, MI 
48105 

 
(734) 

769-3004 
 

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

www.ectinc.com

 

  

January 29, 2018 
ECT No. 170773-0300 
 
Ms. Barbara McBeth, AICP 
City Planner 
Community Development Department 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
Re:  Villas at Stonebrook (JSP17-0062) 

Wetland Review of the Revised Planned Suburban Low-Rise (PSLR) Concept Plan (PSP18-0004) 
 

Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Planned Suburban Low-
Rise (PSLR) Concept Plan for the proposed Villas at Stonebrook project prepared by Atwell dated 
December 29, 2017 and stamped “Received” by the City of Novi Community Development Department 
on January 5, 2018 (Plan).  The Plan was reviewed for conformance with the City of Novi Wetland and 
Watercourse Protection Ordinance and the natural features setback provisions in the Zoning Ordinance.     
   
ECT recommends approval of the Revised PSLR Concept Plan for Wetlands; however, the 
Applicant should address the items noted below in the Wetland Comments Section of this letter 
prior to receiving Wetland approval of the Preliminary Site Plan. 
 
The following wetland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

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

Wetland Mitigation Required 

Wetland Buffer Authorization Required 

MDEQ Permit Likely Required 

Wetland Conservation Easement Required 

 
The proposed development is located north of West Eleven Mile road and east of Wixom Road in Section 
17.  The overall project site area is approximately 26 acres and is currently occupied by a Profile Steel and 
Wire, Inc. building/warehouse.  The project includes the construction of 86 single-family detached 
residential units, entrance drive, utilities and a stormwater detention basin.  ECT suggests that the City of 
Novi Engineering Department review this plan in order to verify that the site’s stormwater will be adequately 
managed and meet the City’s stormwater storage requirements. 
 
Based on our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official Wetlands and 
Woodlands Maps (see Figure 1); it appears as if this proposed project site contains both City-Regulated 
Wetlands and Regulated Woodlands.  ECT continues to recommend that we conduct a wetland and 
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woodland field evaluation at the time of Preliminary Site Plan submittal in order to verify the existing on-
site wetland boundaries and any available woodland information (tree sizes, species, conditions, etc.). 
 
Wetland Evaluation 
 
City of Novi Wetland Ordinance Requirements 
The City of Novi Wetland and Watercourse Protection Ordinance (City of Novi Code of Ordinances, Part 
II, Chapter 12, and Article V) describes the regulatory criteria for wetlands and review standards for wetland 
permit applications. 
 
As stated in the Ordinance, it is the policy of the city to prevent a further net loss of those wetlands that 
are: (1) contiguous to a lake, pond, river or stream, as defined in Administrative Rule 281.921; (2) two (2) 
acres in size or greater; or (3) less than two (2) acres in size, but deemed essential to the preservation of the 
natural resources of the city under the criteria set forth in subsection 12-174(b).   
    
The wetland essentiality criteria as described in the Wetland and Watercourse Protection Ordinance are 
included below.  Wetlands deemed essential by the City of Novi require the approval of a use permit for 
any proposed impacts to the wetland:  
 

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

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

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

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

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

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

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

fish.  
 

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

 
The on-site wetlands appear to meet one or more of the essentiality criteria and are therefore City regulated. 
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Proposed Wetland Impacts 
The Plan indicates numerous areas of existing wetlands on the site.  In general, these wetland areas are 
located along the perimeter of the project site.  Portions of these wetland areas appear to be included on 
the City of Novi Regulated Wetlands and Watercourse Map (see Figure 1, attached).  
 
The Plan indicate eleven (11) existing wetlands on the site.  All of these wetlands are regulated by the City 
of Novi and are also likely regulated by the Michigan Department of Environmental Quality (MDEQ).  The 
DEQ must determine the following before a permit can be issued: 
 

 The permit would be in the public interest. 
 The permit would be otherwise lawful. 
 The permit is necessary to realize the benefits from the activity. 
 No unacceptable disruption to aquatic resources would occur. 
 The proposed activity is wetland dependent or no feasible and prudent alternatives exist. 

As noted above, several areas of wetland have been confirmed on the subject property by the applicant’s 
wetland consultant.  The Plan continues to indicate direct impacts to six (6) of the eleven (11) on-site 
wetlands.  The Plan indicates the following wetland impacts: 
 

Wetland 
City 

Regulated? 
MDEQ 

Regulated? 
Wetland 

Area (Acres)

Wetland 
Impact Area 
(Square Feet) 

Wetland 
Impact 

Area 
(Acres) 

Wetland 
Impact 
Volume 
(Cubic 
Yards) 

1 Yes Yes 0.04 0 0.00 0 
2 Yes Yes 0.89 3,537 0.08 160 
3 Yes Yes 0.08 0 0.00 0 
4 Yes Yes ≤0.01 0 0.00 0 
5 Yes Yes 0.10 4,221 0.10 70 
6 Yes Yes ≤0.01 0 0.00 0 
7 Yes Yes 0.06 0 0.00 0 
8 Yes Yes 0.61 8,460 0.19 300 
9 Yes Yes 0.10 4,176 0.10 400 
10 Yes Yes 0.03 1,245 0.03 100 
11 Yes Yes 0.04 1,863 0.04 75 

Total  1.97 23,502 0.54 1,105 
Mitigation Ratio  -- 1.5  
Off-Site Mitigation  -- 0.81  

 
As noted above, the proposed development includes direct impacts to Wetlands 2, 5, 8, 9, 10, and 11 for 
the construction of the proposed buildings and driveways, etc. 
 
With regard to the 25-foot wetland setbacks, the Plan appears to propose encroachment into several of 
these setback areas.  As with the proposed wetland impacts, the Applicant shall indicate, quantify and label 
all proposed impacts to wetlands and 25-foot wetland buffers on subsequent plan submittals.  The City of 
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Novi regulates a 25-foot buffer surrounding all wetland and watercourses.  These impact areas have not yet 
been indicated on the Plan. 
 
Wetland Mitigation 
The MDEQ generally requires mitigation for impacts greater than one-third (0.33) acre and the City usually 
requires mitigation for impacts greater than one-quarter (0.25) acre.  The Plan (Existing Conditions Plan, Sheet 
02) notes that 0.81-acre of compensatory wetland mitigation is to be provided off-site.  Subsequent plan 
submittals shall provide additional details regarding the location of the proposed wetland mitigation area.  
Mitigation for impacts to emergent and/or scrub shrub wetlands shall be mitigated for at a ratio of 1.5-to-
1.   
 
ECT urges the Applicant to strive to minimize wetland and wetland buffer impacts in their site layout.  The 
applicant should provide justification for the construction of the number of residential units currently 
proposed and provide an alternatives analysis to rule out less intrusive choices.  By avoiding a portion of 
the current wetland impacts, the applicant could avoid the threshold for wetland mitigation of 0.25-acre.   
 
Wetland Permits & Regulatory Status 
Based on the criteria set forth in The City of Novi Wetlands and Watercourse Protection ordinance (Part 
II-Code of Ordinances, Ch. 12, Article V.), the on-site wetlands appear to meet the definition of a City-
regulated wetland and meet one or more of the essentially criteria (i.e., wildlife habitat, storm water control, 
etc.).  A wetland and watercourse use permit would be required for any proposed activities within City 
regulated wetlands.  An on-site wetland verification will be completed at the time of preliminary site plan 
submittal in order to determine/finalize the regulatory status of all on-site wetlands and verify the wetland 
boundaries.  
  
It appears as though a City of Novi Wetland Non-Minor Use Permit as well as a MDEQ Wetland Permit would 
be required for the proposed impacts to on-site wetlands.  In general, Non-Minor wetland permits are 
required for projects proposing wetland impacts greater than 10,000 square feet and/or 300 cubic yards of 
fill.  The current Plan proposes 23,502 square feet (and 1,105 cubic yards of fill).  A City of Novi Authorization 
to Encroach the 25-Foot Natural Features Setback would be required for any proposed impacts to on-site 25-foot 
wetland buffers.  It should be noted that it is the Applicant’s responsibility to contact MDEQ in order to 
determine the need for a permit from the state.   
   
In 1979, the Michigan legislature passed the Geomare-Anderson Wetlands Protection Act, 1979 PA 203, 
which is now Part 303, Wetlands Protection, of the Natural Resources and Environmental Protection Act, 
1994 PA 451, as amended (NREPA). The MDEQ has adopted administrative rules which provide 
clarification and guidance on interpreting Part 303. 
 
In accordance with Part 303, wetlands are regulated if they are any of the following: 

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

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

and less than 5 acres in size, but the DEQ has determined that these wetlands are essential to the 
preservation of the state's natural resources and has notified the property owner. 
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The law requires that persons planning to conduct certain activities in regulated wetlands apply for and 
receive a permit from the state before beginning the activity. A permit is required from the state for the 
following: 
 

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

 
Wetland Comments  
The following are repeat comments from our Wetland Review of the Planned Suburban Low-Rise (PSLR) Concept 
Plan (PSP17-0166) letter dated December 1, 2017.  The current status of each comment follows in bold 
italics.  ECT recommends that the Applicant address the items noted below in subsequent site plan 
submittals: 
 
1. It appears as though a MDEQ Wetland Permit and a City of Novi Wetland Non-Minor Use Permit would 

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

 
This comment still applies. 
 

2. ECT encourages the Applicant to minimize impacts to on-site wetlands and wetland setbacks to the 
greatest extent practicable.  The Applicant should consider modification of the proposed site design to 
preserve wetland and wetland buffer areas.  The City regulates wetland buffers/setbacks.  Article 24, 
Schedule of Regulations, of the Zoning Ordinance states that: 
  

“There shall be maintained in all districts a wetland and watercourse setback, as provided herein, unless and to the 
extent, it is determined to be in the public interest not to maintain such a setback.  The intent of this provision is to 
require a minimum setback from wetlands and watercourses”.  

 
 This comment still applies. 

 
3. The applicant should clearly show and label any wetland and 25-foot natural features setback (buffer) 

boundaries on all future plan submittals.  In addition, please provide on the Plan, the date that the 
original wetland delineation was conducted. 

 
This comment has been successfully addressed.  The wetland buffers have now been indicated 
on the Plan and the Plan (Sheet 02) notes that the wetland delineation was conducted on June 
20, 2017. 
 

4. In general, the following information shall be provided on future site plan submittals: 
 

 Acreages of all on-site wetlands (square feet or acres); 
 Indicate and label all 25-foot wetland buffers as necessary on the Plan; 
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 Indicate, label and quantify any proposed impacts to the wetland and 25-foot wetland 
buffers on the Plan.  The area (square feet or acres) of all impacts to the wetland and 25-
foot buffers shall be indicated on the Plan.  All impacts (both permanent and temporary 
shall be indicated on the Plan); 

 The volume (cubic feet or cubic yards) of all permanent wetland impacts shall be indicated 
on the Plan, if applicable.  

 

This comment has been partially addressed.  The applicant shall indicate the area of the 
existing 25-foot wetland setbacks and all proposed impacts (square feet or acres) to the 25-foot 
wetland setbacks on the Plan. 
 

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

The applicant has successfully addressed this comment.  In the applicant’s response letter 
dated January 5, 2018, it is noted that no temporary wetland impacts are being proposed at this 
time. 

 
6. The City’s threshold for the requirement of wetland mitigation is 0.25-acre of proposed wetland impact 

and the MDEQ’s threshold is 0.33-acre.  As such, the Plan appears to propose a total of 0.83-acre of 
off-site wetland mitigation.  Subsequent site plan submittals shall provide detailed information related 
to the proposed wetland mitigation.  The current Plan does not appear to indicate how this mitigation 
requirement will be met.  

 
This comment still applies.  It should be noted that the current Plan requires 0.81-acre of 
wetland mitigation.  The applicant’s response letter dated January 5, 2018, notes that additional 
details, including off-site wetland mitigation plans will be provided with future submittals.  
This information will be required for approval of future site plan submittals.    
 

7. The Applicant should demonstrate that alternative site layouts that would reduce the overall impacts to 
wetlands and wetland setbacks have been reviewed and considered. 
 
This comment still applies.  The applicant’s response letter dated January 5, 2018, notes that 
additional details will be provided with future site plan submittals.   
 

8. Please provide copies of correspondence for any wetland delineations performed for this property as 
well as any correspondence with the MDEQ such as a wetland permit application, wetland permit, 
wetland assessment, or Letter of No Jurisdiction.  It appears as if the on-site wetlands are MDEQ-
regulated.  Subject to MDEQ concurrence, a MDEQ Wetland Use Permit will need to be on file prior 
to the issuance of a City Wetland Use Permit.  A City of Novi Wetland Permit cannot be issued prior 
to receiving this information. 

 
 This comment still applies.   

 
9. The Applicant shall provide wetland conservation easements as directed by the City of Novi 

Community Development Department for any areas of remaining wetland as well as for any proposed 
wetland mitigation areas (if necessary).  A Conservation Easement shall be executed covering all 
remaining wetland areas on site.  This language shall be submitted to the City Attorney for review.  The 
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executed easement must be returned to the City Attorney within 60 days of the issuance of the City of 
Novi Wetland and Watercourse permit. 

  

This comment still applies. 

 
Recommendation 
ECT recommends approval of the Revised PSLR Concept Plan for Wetlands; however, the Applicant 
should address the items noted below in the Wetland Comments Section of this letter prior to receiving 
Wetland approval of the Preliminary Site Plan. 
 
 
If you have any questions regarding the contents of this letter, please contact us.   
 
Sincerely, 
 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Peter Hill, P.E.                                            
Senior Associate Engineer                          
                                  
 
cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
 Hannah Smith, City of Novi Planning Assistant 
  
 
Attachments: Figure 1. City of Novi Regulated Wetland & Woodland Map 
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Figure 1. City of Novi Regulated Wetland & Woodland GIS Coverage Map (approximate project 

 boundary shown in red).  Regulated Woodland areas are shown in green and regulated Wetland 
 areas are shown in blue. 
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January 29, 2018 
ECT No. 170773-0400 
 
Ms. Barbara McBeth, AICP 
City Planner 
Community Development Department 
City of Novi 
45175 West Ten Mile Road 
Novi, MI   48375 
 
Re:  Villas at Stonebrook (JSP17-0062) 

Woodland Review of the Revised Planned Suburban Low-Rise (PSLR) 
Concept Plan (PSP18-0004)  

  
Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Planned Suburban Low-
Rise (PSLR) Concept Plan for the proposed Villas at Stonebrook project prepared by Atwell dated 
December 29, 2017 and stamped “Received” by the City of Novi Community Development Department 
on January 5, 2018 (Plan).  The Plan was reviewed for conformance with the City of Novi Woodland 
Protection Ordinance Chapter 37.   
 
ECT recommends approval of the Revised PSLR Concept Plan for Woodlands; however, the 
Applicant should address the items noted below in the Woodland Comments Section of this letter 
prior to receiving Woodland approval of the Preliminary Site Plan. 
 
The following woodland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

Woodland Permit Required 

Woodland Fence Required 

Woodland Conservation Easement Required 

 
The proposed development is located north of West Eleven Mile road and east of Wixom Road in Section 
17.  The overall project site area is approximately 26 acres and is currently occupied by a Profile Steel and 
Wire, Inc. building/warehouse.  The project includes the construction of 86 single-family detached 
residential units, entrance drive, utilities and a stormwater detention basin.  A tree survey has been completed 
for the site and is included with the current Plan. 
 
Based on our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official Wetlands and 
Woodlands Maps (see Figure 1); it appears as if this proposed project site contains both City-Regulated 
Wetlands and Regulated Woodlands.  ECT recommends that we conduct a wetland and woodland field 
evaluation at the time of Preliminary Site Plan submittal in order to verify the existing on-site wetland 
boundaries and any available woodland information (tree sizes, species, conditions, etc.). 
 
The purpose of the Woodlands Protection Ordinance is to: 
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1) Provide for the protection, preservation, replacement, proper maintenance and use of trees and woodlands located in 
the city in order to minimize disturbance to them and to prevent damage from erosion and siltation, a loss of wildlife 
and vegetation, and/or from the destruction of the natural habitat.  In this regard, it is the intent of this chapter to 
protect the integrity of woodland areas as a whole, in recognition that woodlands serve as part of an ecosystem, and to 
place priority on the preservation of woodlands, trees, similar woody vegetation, and related natural resources over 
development when there are no location alternatives; 
 

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

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

 
What follows is a summary of our review of the woodland information provided on this Revised Concept 
Plan. 
 
Woodland Plan Analysis 
In addition to review of the current Revised Concept Plan, ECT's in-office review of available materials 
included the City of Novi Regulated Woodland map and other available mapping.  The subject property 
includes area that is indicated as City-regulated woodland on the official City of Novi Regulated Wetland 
and Watercourse Map (see Figure 1).  The areas designated as City Regulated Woodlands area located along 
the northern (central) and southern edge of the subject property.  
 
The applicant has provided a Woodland Analysis (Sheet No. 04) that highlights a total of six (6) vegetation 
zones on-site.  The applicant indicates that all 6 zones are considered relatively low quality and essentially 
contain young cottonwood (Populus deltoides) and black willow (Salix nigra) trees.   
 
An existing tree survey has been completed for the site and a Tree List is included as Sheet 03.  This sheet 
identifies tree tag numbers, diameter-at-breast-height (DBH), common/botanical name, condition, 
regulatory status, removal status and woodland replacements required for the proposed tree removals.  In 
general, the on-site trees consist of eastern cottonwood (Populus deltoides), Norway spruce (Pinus nigra), 
Austrian pine (Picea abies), blue spruce (Picea pungens ‘Glauca’), black willow (Salix nigra) and several other 
species.   
 
In terms of habitat quality and diversity of tree species, based on the Plan the overall subject site consists of 
fair to good quality trees.  In terms of a scenic asset, wildlife habitat, windblock, noise buffer or other 
environmental asset, the forested areas located on the subject site appear to be considered to be of fair 
quality.  There are a significant number of trees to be removed for the proposed development.   
 
Proposed Woodland Impacts and Replacements 
A review of the Plan (Tree List) indicates the following: 

 
 Total Trees Surveyed:                          357  
 Total Trees Removed:                        193 (54% of total surveyed) 
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The Landscape Plan (Sheet 09) notes that 118 Woodland Replacement Tree credits are required and that a 
total of 118 on-site Woodland Replacement Tree credits are proposed.  These are noted as being a mix of 
canopy deciduous, evergreen, and sub-canopy trees.  The Plan does not currently appear to provide the 
quantity, species, locations and sizes of the proposed Woodland Replacement material.  Subsequent site 
Plans should include this information.  The Plan should clearly indicate the locations, sizes, species and 
quantities of all woodland replacement trees to be planted on-site.  The applicant should review and revise 
the Plan in order to better indicate how the on-site Woodland Replacement requirements will be met.    
 
It continues to be recommended that the applicant provide a table that specifically describes the species and 
quantities of proposed Woodland Replacement trees.  It should also be noted that all deciduous replacement 
trees shall be two and one-half (2 ½) inches caliper or greater and count at a 1-to-1 replacement ratio.  All 
coniferous replacement trees shall be 6-feet in height (minimum) and provide 1.5 trees-to-1 replacement 
credit replacement ratio (i.e., each coniferous tree planted provides for 0.67 credits).  The “upsizing” of 
Woodland Replacement trees for additional Woodland Replacement credit is not supported by the City of 
Novi.  Finally, all proposed Woodland Replacement tree material shall meet the species requirements in the 
Woodland Tree Replacement Chart (attached). 
 
With regard to the location of woodland replacement trees, the Woodland Ordinance states: 
 

 The location of replacement trees shall be subject to the approval of the planning commission and shall be such as to 
provide the optimum enhancement, preservation and protection of woodland areas.  Where woodland densities permit, 
tree relocation or replacement shall be within the same woodland areas as the removed trees.  Such woodland replanting 
shall not be used for the landscaping requirements of the subdivision ordinance or the zoning landscaping; 
 

 Where the tree relocation or replacement is not feasible within the woodland area, the relocation or replacement 
plantings may be placed elsewhere on the project property; 
 

 Where tree relocation or replacement is not feasible within the woodland area, or on the project property, the permit 
grantee shall pay into the city tree fund monies for tree replacement in a per tree amount representing the market value 
for the tree replacement as approved by the planning commission.  The city tree fund shall be utilized for the purpose 
of woodland creation and enhancement, installation of aesthetic landscape vegetation, provision of care and 
maintenance for public trees and provision and maintenance of specialized tree care equipment.  Tree fund plantings 
shall take place on public property or within right-of-ways with approval of the agency of jurisdiction.  Relocation or 
replacement plantings may be considered on private property provided that the owner grants a permanent conservation 
easement and the location is approved by the planning commission; 
 

 Where replacements are installed in a currently non-regulated woodland area on the project property, appropriate 
provision shall be made to guarantee that the replacement trees shall be preserved as planted, such as through a 
conservation or landscape easement to be granted to the city.  Such easement or other provision shall be in a form 
acceptable to the city attorney and provide for the perpetual preservation of the replacement trees and related vegetation. 
 

The applicant shall demonstrate that all proposed Woodland Replacement Trees will be guaranteed to be 
preserved as planted within a conservation easement or landscape easement to be granted to the City.   
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City of Novi Woodland Review Standards and Woodland Permit Requirements 
Based on Section 37-29 (Application Review Standards) of the City of Novi Woodland Ordinance, the following 
standards shall govern the grant or denial of an application for a use permit required by this article: 
 

No application shall be denied solely on the basis that some trees are growing on the property under consideration. 
However, the protection and conservation of irreplaceable natural resources from pollution, impairment, or destruction 
is of paramount concern. Therefore, the preservation of woodlands, trees, similar woody vegetation, and related natural 
resources shall have priority over development when there are location alternatives. 

 
In addition, 
 

“The removal or relocation of trees shall be limited to those instances when necessary for the location of a structure or 
site improvements and when no feasible and prudent alternative location for the structure or improvements can be had 
without causing undue hardship”. 
 

A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-inch 
diameter-at-breast-height (DBH) or greater located within those areas designated as Regulated Woodland 
Areas or impacts to any tree 36” DBH or greater regardless of location.  Such trees shall be relocated or 
replaced by the permit grantee.   
                                                                                           
Woodland Comments  
The following are repeat comments from our Woodland Review of the Planned Suburban Low-Rise (PSLR) Concept 
Plan (PSP17-0166) letter dated December 1, 2017.  The current status of each comment follows in bold 
italics.  ECT recommends that the Applicant address the items noted below in subsequent site plan 
submittals: 
 

1. ECT recommends that we conduct a woodland field verification at the time of Preliminary Site 
Plan submittal in order to verify existing regulated tree sizes and locations and confirm the proposed 
tree replacement quantities, etc. 

 
This comment still applies. 
 

2. The Plan does not currently appear to indicate the proposed sizes and species and locations of the 
proposed on-site Woodland Replacement Trees.  The Plan should clearly indicate the locations, 
sizes, species and quantities of all woodland replacement trees to be planted.  It is recommended 
that the applicant provide a table that specifically describes the species and quantities of proposed 
Woodland Replacement trees.  It should also be noted that all deciduous replacement trees shall be 
two and one-half (2 ½) inches caliper or greater and count at a 1-to-1 replacement ratio.  All 
coniferous replacement trees shall be 6-feet in height (minimum) and provide 1.5 trees-to-1 
replacement credit replacement ratio (i.e., each coniferous tree planted provides for 0.67 credits).  
The “upsizing” of Woodland Replacement trees for additional Woodland Replacement credit is not 
supported by the City of Novi.  Finally, all proposed Woodland Replacement tree material shall 
meet the species requirements in the Woodland Tree Replacement Chart (attached). 

 
This comment still applies.  A Master Plant List is included on the Landscape Details Plan 
(Sheet 12).  The applicant shall indicate which trees in this list are proposed as Woodland 
Replacement Trees. 
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3. The applicant should clearly indicate on the Plan if existing trees are proposed for removal.   The 

Applicant shall report the number of trees that are proposed to be removed within the following 
categories and indicate how many Woodland Replacement are required for each removed tree: 

 
      Replacement Tree Requirements 

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

Ratio Replacement/ 
Removed Tree 

8 < 11 1 

>11 < 20 2 

> 20 < 29 3 

> 30 4 

 
This comment has been successfully addressed. 
 

4. It should be noted that when a proposed tree to be removed has multiple trunks, each multi-
stemmed tree’s caliper inch diameter shall be totaled and then divided by 8 to determine the required 
number of Woodland Replacement trees.  The result shall be rounded up to determine the number 
of replacement credits required.  For example, a multi-stemmed tree with 10”, 12” and 13” trunks 
(10+12+13=34 divided by 8 = 4.25.  Therefore, rounding to the next full number, five (5) 
replacement credits would be required. 

 
This comment has been successfully addressed. 
 

5. The Applicant shall provide preservation/conservation easements as directed by the City of Novi 
Community Development Department for any areas of remaining woodland and woodland 
replacement trees.  The applicant shall demonstrate that the all proposed woodland replacement 
trees and existing regulated woodland trees to remain will be guaranteed to be preserved as planted 
with a conservation easement or landscape easement to be granted to the city.  This language shall 
be submitted to the City Attorney for review.  The executed easement must be returned to the City 
Attorney within 60 days of the issuance of the City of Novi Woodland permit.  These easement 
areas shall be indicated on the Plan. 

 
This comment still applies. 
 

6. A Woodland Replacement financial guarantee for the planting of replacement trees will be required.  
This financial guarantee will be based on the number of on-site woodland replacement trees 
(credits) being provided at a per tree credit value of $400. 

 
This comments still applies.  Currently, the required Woodland Replacement financial 
guarantee shall be $47,200 (118 Woodland Replacement Credits required x $400/Credit). 

 
7. Based on a successful inspection of the installed on-site Woodland Replacement trees, the 

Woodland Replacement financial guarantee will be returned to the Applicant.  A Woodland 
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Maintenance financial guarantee in the amount of twenty-five percent (25%) of the original 
Woodland Replacement financial guarantee shall then be provided by the applicant.  This 
Woodland Maintenance financial guarantee will be kept for a period of 2-years after the successful 
inspection of the on-site woodland replacement tree installation. 
 
This comments still applies.  Currently, the required Woodland Maintenance financial 
guarantee will be $11,800 (118 Woodland Replacement Credits required x $400/Credit x 
0.25). 

 
8. The Applicant will be required to pay the City of Novi Tree Fund at a value of $400/credit for any 

Woodland Replacement tree credits that cannot be placed on-site. 
 

  This comments still applies.   
 

9. Replacement material should not be located 1) within 10’ of built structures or the edges of utility 
easements and 2) over underground structures/utilities or within their associated easements.  In 
addition, replacement tree spacing should follow the Plant Material Spacing Relationship Chart for 
Landscape Purposes found in the City of Novi Landscape Design Manual.  

 
  This comments still applies.   
 
Recommendation                     
ECT recommends approval of the Revised PSLR Concept Plan for Woodlands; however, the Applicant 
should address the items noted below in the Woodland Comments Section of this letter prior to receiving 
Woodland approval of the Preliminary Site Plan.   
                                                     
If you have any questions regarding the contents of this letter, please contact us.   
 
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
 
Pete Hill, P.E. 
Senior Associate Engineer  
 
cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
 Hannah Smith, City of Novi Planning Assistant 
  
Attachments:  Figure 1 – City of Novi Regulated Wetland & Woodland Map 
        Woodland Tree Replacement Chart 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red).  
Regulated Woodland areas are shown in green and regulated Wetland areas are shown in blue. 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Sri Komaragiri, Lindsay Bell, George Melistas, 
Theresa Bridges, Darcy Rechtien, Hannah Smith 
 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP17-0062 Villas at Stonebrook Revised 
Concept Traffic Review 
 
From: 
AECOM 
 
Date: 
January 25, 2018 

  
 

 

Memo 
Subject:  Villas at Stonebrook Revised Concept Traffic Review 

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

GENERAL COMMENTS 
1. The applicant, Pulte Homes of Michigan, LLC, is proposing a 43-unit, age-restricted housing development on the 

east side of Wixom Road between Grand River Avenue and 11 Mile Road.  
2. The site is currently zoned I-2 (General Industrial); however, the applicant plans to use a Planned Suburban Low-

Rise (PSLR) overlay option that allows for the special land use.  
3. Wixom Road is under the jurisdiction of the City of Novi.  
4. The site is located near the Providence Hospital system and the applicant intends to provide an emergency access 

connection to the hospital via the ITC corridor that is located east of the proposed development.  
5. Summary of traffic-related waivers/variances: 

a. The applicant is seeking a deviation for the proposed sidewalk offset distance from the roadway. City 
standards require a 10 foot offset and the applicant is requesting a 7.5 foot offset.  

b. The applicant is seeking a City Council variance for the residential driveway taper depth. City standards 
require a 10 foot taper depth and the applicant is proposing 7.5 feet.  

c. The applicant is seeking an administrative variance for the divided driveway island length. City standards 
require a 35 foot island length and the applicant is proposing 100 feet, which is within the allowable range. 

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

follows: 
 
ITE Code: 220 - Multi-Family (Low-Rise) 
Development-specific Quantity: 43 Units 
Zoning Change: PSLR Overlay for I-2 Zoning 
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Trip Generation Summary 

 City of Novi 
Threshold Estimated Trips Method Above 

Threshold? 

AM Peak-Hour,  
Peak-Direction 

Trips 
100 17 Fitted Curve 

Equation No 

PM Peak-Hour,  
Peak-Direction 

Trips 
100 18 Fitted Curve 

Equation No 

Daily (One-
Directional) 

Trips 
750 284 Fitted Curve 

Equation No 

 

2. The number of trips does not exceed the City’s threshold of more than 750 trips per day or 100 trips per either the 
AM or PM peak hour. However, because of the PSLR overlay to the existing I-2 zoning, the applicant was required 
to provide a traffic impact assessment (TIA).  

3. The TIA was reviewed by AECOM and comments were submitted in a letter dated December 5th, 2017. The results 
of the TIA indicate that the development and adjacent roadways will experience acceptable levels-of-service and 
delays.  

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

1. The applicant has proposed a divided driveway off of Wixom Road. With the exception of island length, the driveway 
is in compliance with City standards. The applicant should seek an administrative variance for the 100 foot long 
island or revise the island to meet the City’s standard of 35 feet.  

a. The applicant should update the proposed boulevard cross-section detail on Sheet 13 to reflect the 
dimensions indicated on Sheet 05.  

2. Although not warranted by the data presented in the TIA, the applicant has proposed both an entering and exiting 
right turn lane. Both lanes are designed in compliance with City standards.  

3. The applicant has indicated that there is an adequate amount of sight distance in both directions on Wixom Road 
(35 mph).  

4. The TIA determined that the proposed driveway is adequately spaced between the adjacent same-side and 
opposite-side driveways.  

5. The applicant has proposed an emergency access pathway to Providence Hospital. Both the emergency access 
pathway width and emergency access gate are in compliance with City standards. The applicant should indicate the 
turning radii where the proposed emergency path meets Providence Parkway. Figure VIII-K in the City’s Zoning 
Ordinance requires a 10 foot radius where the emergency access path meets Providence Parkway. 

6. The applicant has indicated an additional access drive on the south side of the development to be used in case of 
an emergency. If the driveway is for emergency purposes it is required to be designed as a paved emergency 
access drive as indicated in Figure VIII-K. The applicant should re-design the access driveway to be incompliance 
with City standards or consider removing it from the site.  

INTERNAL SITE OPERATIONS 
The following comments relate to the on-site design and traffic flow operations. 
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1. General Traffic Flow 
a. The applicant should provide the dimension for turning radius at the intersection of Stonebrook Drive with 

Rockview Drive and Windfall Drive. Section 11-194.b.8 of the City’s Code of Ordinances requires all local 
street intersections to have a minimum turning radius of 25 feet.  

b. The proposed roadway widths are in compliance with City standards.  
c. Large trucks and emergency vehicles are anticipated to be able to access and maneuver throughout the 

site such that the comment above (1.a) is satisfied.  
d. The proposed dimensions for the residential driveways are generally in compliance with City standards. 

However, the proposed taper depth is 7.5 feet while the City requires a taper depth of 10 feet. The 
applicant has requested a variance for the taper depth of 7.5 feet.  

e. The proposed eyebrow designs are in compliance with City standards.  
2. Parking Facilities 

a. The City requires 2.5 parking spaces per unit. Each unit has a two car garage and driveway for two parked 
vehicles, thereby providing four spaces per unit and exceeding City standards. 

b. On-street parking is not proposed throughout the development. 
c. The applicant has provided a total of 20 bicycle parking spaces, which exceeds City requirements (18 

spaces – one space for every five units). The bicycle parking layout detail is in compliance with City 
standards. 

3. Sidewalk Requirements 
a. The applicant has proposed five foot sidewalks throughout the development.  
b. Sidewalk ramps are in compliance with City standards.  
c. The applicant is seeking a City Council variance for the 10 foot sidewalk offset in lieu of the 

required 15 foot sidewalk offset from the roadway.  
d. The applicant could consider providing a non-motorized neighborhood connection to the ITC corridor by 

means of an ADA compliant sidewalk adjacent to (or within) the emergency access road. 
e. The applicant should provide width details for the proposed sidewalk along Providence Pkwy. 
f. The applicant should provide width details for the proposed sidewalk segments along Wixom Road. 

4. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic 
Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping. 

a. All signing and striping details are required by the final site plan. 
b. All roadside signs should be installed two feet from the face of the curb or edge of the sidewalk to the near 

edge of the sign. 
c. The applicant should indicate a sign height of 7 feet from the top of grade to the bottom of the sign.  
d. The applicant should relocate the proposed R1-2 (Yield) sign to be in front of the sidewalk ramp. 
e. The applicant could consider relocating/updating the No Parking sign layout to be more evident that 

parking is not permitted along any portion of the roadway, especially near the eyebrows.  
f. The applicant could consider placing a W14-2 (no outlet) sign at the site entrance to indicate to motorists 

that they are entering a roadway network from which there is no exit. The W14-2 sign may be used in 
combination with a D3-1 (street name) sign. Reference MMUTCD Section 2C.26 for more information. 

g. The applicant could consider W11-2 (pedestrian crossing) signs near the two locations throughout the site 
where sidewalk ramps are present at the roadway. Reference Section 2C.50 of the MMUTCD for more 
information.  

h. The applicant should provide details for the use of any D3-1 (street name) signs at the entrance and 
throughout the development. D3-1 (street name) signs shall be designed per the City of Novi Traffic Control 
Sign Standards to: 

i. Have a green field, white letters, and a white border 
ii. Text shall consist of a capitalized first letter with the remaining letters lowercase 
iii. Have a minimum height of 12 inches and minimum lettering height of eight inches for the capital 

letters and six inches for the lowercase letters, if located adjacent to a road with a speed limit of 
30 mph or greater 
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iv. Have a minimum height of eight inches and minimum lettering height of 4.5 inches, if located at
residential street intersections

v. Have lettering height of three inches for supplementary lettering to indicate street type (drive,
avenue, etc.)

vi. All street name signs within the City’s right of way or located on public streets at the intersection of
a public street and a private street shall be mounted on a 3 lb. or greater U-channel post as
dictated by the weight of the proposed signs. Street name signs with a nominal height of 12
inches shall be single sided and sandwiched on a 1 ¼” x 1 ¼” 12-gauge perforated galvanized
steel insert with the ends of the signs bolted together. The steel insert shall have a minimum
length of 36 inches and must extend a minimum of 12 inches into the 3 lb. or heavier U-channel
post. In previous experiences, the City has discovered that the connection often must be replaced
when rivets are used to join the ends of the signs. The bolts to adjoin the signs are not required on
street signs placed on private roadways since private roadway signs are not maintained by the
City. The City should also provide a detailed specification for the required 1 ¼” x 1 ¼” 12-gauge
perforated galvanized steel insert so that it may be included and checked for in future plan sets.

i. Single signs with nominal dimensions of 12” x 18” or smaller in size shall be mounted on a galvanized 2 lb.
U-channel post. Multiple signs and/or signs with nominal dimension greater than 12” x 18” shall be
mounted on a galvanized 3 lb. or greater U-channel post as dictated by the weight of the proposed signs.

j. Traffic control signs shall use the FHWA Standard Alphabet series.
k. Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retroreflectivity

requirements.

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

Sincerely,  

AECOM 

Sterling Frazier, PE 
Reviewer, Traffic/ITS Engineer 

Maureen N. Peters, PE 
Senior Traffic/ITS Engineer 



FIRE REVIEW 



January 12, 2018 

TO: Barbara McBeth- City Planner 
   Sri Ravali Komaragiri- Plan Review Center 

RE: Villias at Stonebrook – Concept Plan 

PSP17 - 0166 
PSP18 - 0004 

Project Description:  
New residential subdivision with proposed 88 homes on 23.87 acres. 
Located at Parcel ID #22-17-300-016, Wixom road north of 11 mile 
road.  26700 Wixom Road.  

Comments: 
This is a revised conceptual plan. Pending all fire department and 
City of Novi - Fire Prevention ordinances are followed there are no 
objections at this time.  

Note – Written permission may be needed and or required by 
International Transmission Company, 27175 Energy Way, Novi Mi. 
48377 – due to the proposed “secondary emergency egress lane” 
that will cross under power & utility lines and across property parcel 
ID # 22-17-300-015.   

Recommendation:  
The Fire Department has no objections at this time, pending items 
#1-5 noted on plans and all other Fire Prevention ordinances are 
followed.  

Sincerely, 

Andrew Copeland – Acting Fire Marshal 
City of Novi – Fire Dept.  
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February 19, 2018 

City of Novi Planning Department 
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 

Attn:  Ms. Barb McBeth – Director of Community Development 

Re:  FACADE ORDINANCE – Conceptual Plan 
Villas @ Stonebrook, JSP17-0062 
Façade Region: 1,     Zoning District: RM-1, PLSR, 

Dear Ms. McBeth: 

The following is the Facade Review for the above referenced project based on the 
drawings provided by Pulte Homes, dated 2/13/18. This project is subject to the Façade 
Ordinance Section 5.15. The percentages of materials proposed for each façade are as 
shown in the tables below. Materials in non-compliance are highlighted in bold.  

Bayport Duplex, Elevation 1 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 35% 51% 51% 30% 100%                      
(30% Minimum)

Cultured Stone 0% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 14% 25% 25% 0% 0%
Simulated Shake Siding (Vinyl) 0% 0% 0% 0% 25%
Trim 13% 5% 5% 5% 15%
Asphalt Shingles 38% 19% 19% 65% 50% (Note 14)

Bayport Duplex, Elevation 2 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 30% 50% 50% 30% 100%                      
(30% Minimum)

Cultured Stone 20% 5% 5% 0% 50%
Horizontal Siding (Vinyl) 0% 25% 25% 0% 0%
Simulated Shake Siding (Vinyl) 0% 0% 0% 0% 25%
Trim 10% 5% 5% 5% 15%
Asphalt Shingles 40% 15% 15% 65% 50% (Note 14)
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Bayport Duplex, Elevation 3 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 30% 45% 45% 30% 100%                      
(30% Minimum)

Cultured Stone 0% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 0% 21% 21% 0% 0%
Simulated Shake Siding (Vinyl) 17% 0% 0% 0% 25%
Trim 14% 4% 4% 5% 15%
Asphalt Shingles 39% 30% 30% 65% 50% (Note 14)  
 

Bayport Duplex, Elevation 4 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 11% 47% 47% 30% 100%                      
(30% Minimum)

Cultured Stone 22% 3% 3% 0% 50%
Horizontal Siding (Vinyl) 0% 26% 26% 0% 0%
Simulated Shake Siding (Vinyl) 0% 0% 0% 0% 25%
Trim 9% 4% 4% 5% 15%
Asphalt Shingles 58% 20% 15% 65% 50% (Note 14)  
 

Abbeyville Duplex, Elevation 1 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 27% 49% 49% 30% 100%                      
(30% Minimum)

Cultured Stone 0% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 5% 30% 30% 0% 0%
Simulated Shake Siding (Vinyl) 6% 0% 0% 0% 25%
Trim 12% 4% 4% 5% 15%
Asphalt Shingles 50% 17% 17% 65% 50% (Note 14)  
 

Abbeyville Duplex, Elevation 2 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 28% 49% 49% 30% 100%                      
(30% Minimum)

Cultured Stone 0% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 3% 30% 30% 0% 0%
Simulated Shake Siding (Vinyl) 11% 0% 0% 0% 25%
Trim 12% 4% 4% 5% 15%
Asphalt Shingles 46% 17% 17% 65% 50% (Note 14)  
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Abbeyville Duplex, Elevation 3 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 27% 49% 49% 30% 100%                      
(30% Minimum)

Cultured Stone 3% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 0% 30% 30% 0% 0%
Simulated Shake Siding (Vinyl) 10% 0% 0% 0% 25%
Trim 10% 4% 4% 5% 15%
Asphalt Shingles 50% 17% 17% 65% 50% (Note 14)  
 

Abbeyville Duplex, Elevation 4 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 20% 49% 49% 30% 100%                      
(30% Minimum)

Cultured Stone 10% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 0% 30% 30% 0% 0%
Simulated Shake Siding (Vinyl) 5% 0% 0% 0% 25%
Trim 11% 4% 4% 5% 15%
Asphalt Shingles 54% 17% 17% 65% 50% (Note 14)  
 

Abbeyville Duplex, Elevation 5 Front Left Right Rear Ordinance Maximum 
(Minimum)

Brick 16% 45% 45% 30% 100%                      
(30% Minimum)

Cultured Stone 14% 0% 0% 0% 50%
Horizontal Siding (Vinyl) 6% 31% 31% 0% 0%
Simulated Shake Siding (Vinyl) 5% 0% 0% 0% 25%
Trim 13% 8% 8% 5% 15%
Asphalt Shingles 46% 16% 16% 65% 50% (Note 14)  
 
Façade Ordinance (Section 5.15) – Projects within the PLSR District are considered to 
be in Façade Region 1 with respect to the Façade Ordinance. Footnote 8 of the Façade 
Chart states that all buildings in Façade Region 1 shall have a minimum of 30% Brick. 
Elevations with the combined percentage of Brick and Stone of 30% or greater are 
considered to be in compliance with footnote 8. As shown in the above charts, the 
proposed models exhibit the following deviations from the Façade Ordinance; 
 
1. Horizontal Vinyl Siding is not allowed by the Façade Ordinance. It is recommended 

that this material be changed to Cement Fiber or Wood Siding in order to achieve 
compliance. 
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2. The combined percentage of Brick and Stone on the front facades of Elevations 1 and 

2 of the Abbeyville model are below the minimum amount required by the Ordinance. 
It is recommended that one additional brick gable be added to these models in order 
to achieve compliance. 
 

3. The percentage of Asphalt Shingles exceeds the maximum amount allowed by the 
Ordinance on the rear elevations by a significant amount (50% vs. 65%). The 
applicant should consider adding room-width projections and corresponding brick 
gables and / or dormers to more closely meet the Ordinance maximum for Asphalt 
Shingles.   

 
In general the front facades exhibit well-balanced massing with interesting architectural 
details. Arched brick entrances, multiple gables and / or Dutch hips, return cornices and 
raised panel garage are provided on all models. Arched brick garage lintels, and 
decorative shutters also occur on several models. The rear and side facades and the 
façade material sample board were not provided at the time of this review.  
 
Planned Suburban Low-Rise Ordinance (Section 3.21) –Section 3.21.C of the 
Ordinance sets additional requirements for buildings in the PLSR District. The proposed 
facades are inconsistent with this Section, as follows; 
 
Section 3.21.C.ii.a.1- The floor plan provided indicates that the side facades do not have 
offsets of 4’, every 50’, as required. This Section was intended to provide articulation on 
large buildings. Considering that this project consists of multiple smaller buildings, we do 
not believe this requirement is applicable to this project. 
 
 
Recommendation – The applicant should make the aforementioned minor revisions 
and resubmit.  
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Notes to the Applicant: 
1. It should be noted that any roof top equipment must be screened from view from all
on-site and off-site vantage points using compliant materials consistent with the building 
design.   

2. Dumpster enclosures are required to be constructed of brick matching the primary
building. 

3. Monument signs, guard houses, gated entrance pedestals and other structures, if any
are required to comply with the façade Ordinance.  

4. Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials
displayed on the approved sample board will be compared to materials delivered to the 
site. 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. Please click on “Click here to Request 
an Inspection” under “Contractors”, then click “Façade”.    

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp. 

If you have any questions regarding this project please do not hesitate to call. 

Sincerely, 
DRN & Associates, Architects PC 

Douglas R. Necci, AIA 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp


ABBEYVILLE: 
CONCEPTUAL RENDERINGS 







ABBEYVILLE
PRELIMINARY ELEVATIONS 













BAYPORT
CONCEPTUAL RENDERINGS 







BAYPORT
PRELIMINARY ELEVATIONS 











 
 

APPLICANT RESPONSE LETTER 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

February 2, 2018 

 

 

Ms. Sri Komaragiri 

City of Novi 

45175 10 Mile Road 

Novi, MI 48375 

 

RE:   JSP 17-62 THE VILLAS AT STONEBROOK 

ALL REVIEWS 

Comment Responses Letter 

 

 

Dear Ms. Komaragiri: 

 

Thank you for providing the recent PSLR Concept Plan comments for the above referenced project.  We 

understand that all disciplines recommend approval of the PSLR Concept Plan and the project has been 

placed on the February 07, 2018 Planning Commission agenda.  Per request and on behalf of our Client, 

we offer the following responses to the City staff review comments issued via email on February 1, 

2018: 

 

 

REQUESTED DEVIATIONS 

We understand the following deviations are staff supported and the project will continue to request the 

following deviation waivers with the submittal, unless otherwise noted as follows: 

 

1. Deviation to allow a Traffic Impact Assessment in lieu of required Traffic Impact study as the 

number of estimated trips from this development do not exceed the City’s threshold. 

 

2. Deviation from Sec. 3.21.2.A.i to allow building to front on an approved private driveway, which 

does not conform to the City standards with respect to required sixty foot right-of-way, due to 

the type of development proposed for active senior adult development, and because of the 

offer to provide an easement for the adjacent property to share access if needed; 

 

3. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow modifications to the required front and 

side setbacks( as indicated on the PSLR Concept plan) due to the type of development proposed 

for active senior adult development; 

 

4. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow reduction of minimum distance between 

buildings by 5 feet (30 feet required, 25 feet proposed) due to the type of development 

proposed for active senior adult development; 

 

5. Deviation from Sec. 3.21.2.A.v to allow reduction of minimum percentage of active recreation 

areas (50% of open spaces required, approximately 27% provided) as the development proposes 

connection to Providence hospital tail system; 
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6. Deviation from Sec. 3.21.2.A.x to defer the submittal of Lighting and Photometric plan at the 

time of Preliminary Site Plan Submittal as the applicant intends to conform to the Zoning Code 

requirements; 

 

7. Deviation from Sec. 5.5.3.F.ii.b.(2) to allow placement of street trees between the sidewalk and 

the building as opposed to between the sidewalk and curb, due to type of development 

proposed. This is not supported by staff. However, staff understands that complying with the 

requirement would result in redesign of the layout or utility design. 

Response:  Location of the street trees on the exterior side of the walk does not detract from 

the appearance of a tree lined street.  At maturity, the canopy of many of the proposed trees 

will extend over the street. The intent of the street tree ordinance appears to have been met 

while at the same time affording a utility layout that is efficient and serviceable.   

 

8. Deviation from Sec. 5.5.3.F.ii.b.(1) to allow additional sub-canopy trees in lieu of deciduous 

canopy or large evergreen trees, as it will provide additional visual and species diversity to the 

site; This is not supported by staff, unless the applicant keeps the percentage of proposed sub-

canopy trees within 25 percent of total required canopy trees. (Currently more than 33% of 

the required trees are sub-canopy trees). 

Response:  A deviation is not being requested for this item.  The applicant’s landscape architect 

will work with the City to arrive at the 25% total.   

 

9. Deviation from Sec. 5.5.3.B.ii to allow reduction of required greenbelt trees, due to woodlands 

replacement trees proposed within the greenbelt. This is not supported by staff. Staff 

recommends finding an alternate location for woodland replacement trees within the site and 

meet the required greenbelt tree count. 

Response:  A deviation for the number of greenbelt trees is not being requested.  All trees 

required have been provided as indicated on sheet 11 in both the ROW landscape requirement 

chart in the lower left hand corner and illustrated in the ROW landscape screening detail to its 

right.  Three (3) sub-canopy trees and two (2) canopy trees have been provided represented by 

the following; (2)CC, (1)AM, (2)AF.  The two canopy trees (2) AF are not also counted as 

replacement trees.  The calculations provided by the City of Novi for this requirement are 

confusing as they do not appear to be correct for the sub-canopy tree, nor do they indicate that 

trees have been provided. The applicant’s landscape architect will continue work with the City 

to arrive at an understanding. 

 

10. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of required landscaped berm 

along Wixom Road frontage due to limited frontage and flag shaped lot; 

 

11. Deviation from Sec. 3.21.2.B to allow full time access drives to be connected to a section-line 

road as opposed to a non-section line roads as the applicant is proposing to provide access and 

utility easement to neighboring properties to eliminate multiple curb cuts on Wixom Road; 

 

12. Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance of City Code of 

Ordinances for absence of a stub street required at 1,300 feet interval along the property 

boundary to provide connection to the adjacent property boundary, due to conflict with existing 

wetlands; 
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13. Deviation from Chapter 7(c) (1) of Engineering Design manual for reducing the distance between 

the sidewalk and back of the curb. A minimum of 7.5 feet can be supported by staff; 

 

14. Deviation from Section 11-216 (Figure IX.5) of City’s Code of Ordinances for reduction of 

residential driveway taper depth (10 feet required, 7.5 feet proposed) due to proximity of 

proposed sidewalk within the development. 

 

15. Deviation from Section 11-216 (Figure IX.2) of City’s Code of Ordinances for allowing increase in 

the length of divided driveway island (35 feet required, 100 feet proposed) as it is within the 

allowable range; 

 

 

PLANNING REVIEW 

No required response or objections to addressing with future submittals, except as follows: 

 

• Comment:  Community Impact Statement – Provide a revised Community Impact Statement 

that addresses all items listed on page 52 of Site plan manual. 

Response:  A revised Community Impact Statement will be provided with future submittals. 

 

• Comment:  Building setbacks should be measured off the Proposed ROW (or access easement). 

In this case, staff will be able to support the deviation if a part of proposed drive is placed in a 

dedicated access easement as discussed at the meeting 

Response:  We respectfully request the staff supported building setback deviation to allow for a 

minimum setback of 15’ from the proposed road access easement.  In no case will there be less 

than 20 feet from the garage to the back of walk.   

 

• Comment:  Staff recommends proposing some dedicated parking spaces for guests, as well as a 

place for group mailboxes, if needed. Please refer to the requirements while finding a suitable 

location. 

Response:  The applicant will continue to work with staff and additional dedicated parking 

spaces for guests and group mailbox location will be provided with future submittals.   

 

• Comment:  Active recreation areas shall be provided with at least 50 % of the open spaces 

dedicated to active recreation.  This is a considered a deviation. The concept plan proposes 

connection to Providence hospital trail system, three pocket parks and internal walks running 

through the central courtyard. 

Response:  Noted.  The current submittal proposes 10.1 acres of open space and 3.0 acres of 

usable open space, which varies from values listed in the comments.  The active open space 

exceeds the minimum 10% of the site area.   

 

• Comment:  Active recreation shall consist 10% of total site area.  Provide information to verify 

conformance. 

Response:  Verification has been provided in the concept plan.  3.0 acres of usable open space is 

provided in the detail on sheet 13.  This is greater than 10% (12.5%) of the total net site area of 

23.87 acres as provided in the site data table on the cover sheet.   

 

• Comment:  Bicycle Parking – Please provide the layout as required at the time of Preliminary site 
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plan.   

Response:  Bicycle parking has been shown on sheet 05 of the last Concept Plan submittal.  Refer 

to traffic review comments. 

 

• Comment:  The project requires a project and street naming application. Please contact Hannah 

Smith at 248-347-0579 

Response:  A street naming application has been submitted and the road names shown on sheet 

05 have been approved by the street naming committee.    

 

 

ENGINEERING REVIEW 

No required response or objections to addressing with future submittals, except as follows: 

 

• Comment:  The City’s Water Distribution Master Plan includes a 16-inch main connecting the 

Wixom Road 16-inch main to the 12-inch main in Providence Park. Provide a 16-inch water main 

through the south portion of the site in accordance with the City’s Master Plan. 

Response: The proposed main sizing and the need for the 16-inch main through the development 

will be further coordinated during future site plan submittals. 

 

• Comment:  A 25-foot vegetated buffer shall be provided around the perimeter of each storm 

water basin. This buffer cannot encroach onto adjacent lots. 

Response: A 25-foot vegetated buffer is designated and shown on sheet 05 of the plans.  This 

buffer does not encroach into the lots. 

 

• Comment:  The northeast corner should be captured in the on-site storm sewer and storm 

water management basin. Alternatively, rain gardens can be proposed in this area. 

Response: Detailed grading will be provided with final site plan. Impervious areas will be 

captured or directed to alternate BMP such as rain gardens.  Other pervious site runoff will be 

captured where it is possible.   

 

• Comment:  In the southeast corner, any storm water runoff from developed or disturbed areas 

must be captured in the on-site storm sewer and storm water management basin. 

Response: Detailed grading will be provided with final site plan. Impervious areas will be 

captured or directed to alternate BMP such as rain gardens.  Other pervious site runoff will be 

captured where it is possible.   

 

 

LANDSCAPE REVIEW 

No required response or objections to addressing with future submittals, except as follows: 

Response:  The applicant’s landscape architect will work with the City of Novi landscape 

architect to resolve any outstanding items. 

 

 

WOODLAND REVIEW 

No required response or objections to addressing with future submittals, except as follows: 

 

• Comment:  ECT recommends that we conduct a woodland field verification at the time of 
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Preliminary Site Plan submittal in order to verify existing regulated tree sizes and locations and 

confirm the proposed tree replacement quantities, etc. 

Response: The applicant is open to ECT verifying at their earliest convenience so any verification 

comments can be incorporated into the Preliminary Site Plan submittal. 

 

• Comment:  Replacement material should not be located 1) within 10’ of built structures or the 

edges of utility easements and 2) over underground structures/utilities or within their 

associated easements. 

Response: The applicant will continue to work with the engineering department and ECT and 

efforts will be made to address this where possible on future submittals. 

 

 

WETLAND REVIEW 

No required response or objections to addressing with future submittals, except as follows: 

 

• Comment:  ECT encourages the Applicant to minimize impacts to on-site wetlands and wetland 

setbacks to the greatest extent practicable. The Applicant should consider modification of the 

proposed site design to preserve wetland and wetland buffer areas. 

Response: The currently layout has gone through a number of iterations to reduce the proposed 

amount of wetland and wetland buffer impact.  The applicant will continue to work with the ECT. 

 

 

FAÇADE REVIEW 

No required response or objections to addressing with future submittals.  Scalable and detailed 

elevations will be provided for review with future submittals.  It is the developer’s intent to comply with 

the City’s façade ordinance. 

 

 

TRAFFIC REVIEW 

No required response or objections to addressing with future submittals, except as follows: 

 

• Comment:  The applicant has proposed a divided driveway off of Wixom Road. With the 

exception of island length, the driveway is in compliance with City standards. The applicant 

should seek an administrative variance for the 100 foot long island or revise the island to meet 

the City’s standard of 35 feet. 

Response: The applicant will look to reduce the boulevard length as much as possible to meet 

the requested 35 feet length with future submittals.  An administrative variance will be applied 

for if 35 feet is not possible. 

 

 

FIRE REVIEW 

No required response or objections to addressing with future submittals. 
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We look forward to presenting the Villas at Stonebrook project to the City Planning Commission on the 

February 07, 2018 agenda.  Per your request, included with this submittal response letter 

correspondence are the following documents: 

  

• Original Site Plan (PDF format, previously submitted) 

• Color rendering of the site plan (PDF format) 

 

Thank you for your continued assistance with this project.  If you should have any questions or need any 

additional information, please do not hesitate to contact us.  

 

Sincerely, 

ATWELL, LLC 

 

 

 

Matthew W. Bush, P.E. 

Project Manager / Engineer 

 

 



TRAFFIC IMPACT ASSESMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



















































GEO-TECHNICAL INVESTIGATION LETTER 
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LOG OF TEST BORING NO. TB-12 

PROJECT NAME: Geotechnical Investigation 
LOCATION: 

Wixom Road 

Novi, Ml 

SUBSURFACE PROFILE SOIL SAMPLE DATA 

GROUND SURFACE DEPTH SAMPLE BLOIIS 
ELEVATION 968.6 FEET TYPE /6" 

•~ Y'- ~• 

FILL: Brown SAND with Slag Sand 
u 

v . 

~ 1.0 3 - w 
2 

~ 
~ -

~ Brown, Very Stiff, SILTY CLAY with some Sand 1-S 4 - w -
I, and trace Roots -

965 ~ w JI, 1/ - l 
1, 

- : ,• ·.:: ::: 4.3 
4 

2-S 3 
~~ i, • I B-rown Loose, SAND - wet ~5 

- ~ 4.8 _ I, w~ 3 - ~ 7 ~ 
~ 

- 3-S 
- w 10 

~ 
w -

w 960 - ~w .. 
~ 

w \J,, Brown, Hard to Very Stiff, SILTY CLAY with 1race 7 - J,,I, 4-S .____!!___. 
I, 

J,, J,, to little Sand and trace Gravel 
~ 10 

- J,,w I, 
~ ~ 1,1, - w w I-

- ww ~ 

~ 
l"Arr J--J I. ~ ~ 

I 955 - I, ~ ~ ~ ,, ~, ,. 
~ww i. 8 - I . , ..... <> 

End,o: 81 rrg ~//-- 5 
-
- LI ,_ -- -

950 -
-

-
~ 2 0 

-
~ 

- -
- -

945~ --
~ 25 

- -
- -
- -

940~ --
~30 

-
,-.. 

- -- -

SPT 
"N" 

6 

7 

17 

18 

,-

16 

Moisture 
Content 

(%) 

15 

15 

13 

r-

-

Water Level Observation: 
Total Depth: /5 Drilling Method: Hollow Stem Augers 

Drilling Date: 8/4//7 
Auto-Hammer 

PEA Job No.: 2017-261 

Reviewed by: IMS 

Dry Unconf. Failure 
Density Comp. Str . Strain 

(pcf) (psf) (%) 

6000* 

5000* 

9000* 

9000* 

8000* 

During Drilling: 4.3' 
Dry at Completion 
Cave at 1 l' 

Inspector: JB Plugging procedure: Cuttings Notes: * Pocket Penetrometer 

Contractor: Brax Drilling Company 

PEA, Inc. Figure 12 



B LOG OF TEST BORING NO. TB-13 

PROJECT NAME: Geotechnical Investigation 
LOCATION: 

Wixom Road 

Novi, MI 

PEA Job No.: 20I7-261 

Reviewed by: JMS 

SUBSURFACE PROFILE SOIL SAMPLE DATA 

GROUND SURFACE 
ELEVATION 

DEPTH 
FEET 

0 1]X~ l~ _____ TO_ P_S_O_IL _ ____ _____, 

~

. ·,:\ Brown, SILTYCLAY o.l -

1/~ 1.0 
I Brown, Loose, CLAYEY SAND with trace Gravel _ 

~I ~ 
1 

\ and Roots 
3.0 / ~; .. ~ _ _ B_r_o_w_n_,_H_a_~~•-S=IL_T_Y~C=L_A~ Y_w_ it_h_h_·u_le_ S_an_d_--s 

End of Boring 

Total Depth: 5 

Drilling Date: 8/4/ 17 

Inspector: JB 

-

Drilling Method: Hollow Stem Augers 
Auto-Hammer 

Plugging procedure: Cuttings 

Contractor: Brax Drilling Company 

PEA, Inc. 

-10 

-20 

-25 

-30 

SAMPLE BLOWS SPT Moisture Dry Unconf. Failure 
TYPE 16 ., " N" Content Density Comp. Str . Strain 

(%) (pcf) (psf) (%) 

4 

5 
1-S 5 10 12 

" 6 
2-S 
~ 

14 13 9000* 

---~1 I ___, ---.J 

-

Water Level Observation: Dry at Completion 

Notes: * Pocket Penetrometer 

Figure 13 



SOIL TERMINOLOGY 

Unless otherwise noted, all terms utilized herein refer to the Standard Definitions presented in ASTM D-653. 

PARTICLE SIZES CLASSIFICATION 

Boulders - Greater than 12 inches (305 mm) 

Cobbles - 3 inches (76.2 mm) to 12 inches (305 mm) 

Gravel: 

The major soil constituent is the principal noun (i.e., clay, silt, sand, 
gravel). The minor constituents are reported as follows: 

Sand: 

< Coarse - 3/4 inches (9.05 mm) to 3 inches (76.2 mm) 
< Fine - No. 4 (4.75 mm) to 3/4 inches (19.05 mm) 

< Coarse - No. 10 (2.00 mm) to No. 4 (4.74 mm) 
< Medium - No. 40 (0.425 mm) to No. 10 (2.00 mm) 
< Fine - No .200 (0.074 mm) to No. 40 (0.425 mm) 

Silt - 0.005 mm to 0.074 mm 

Clay - Less than 0.005 mm 

COHESIVE SOILS 

Modifiers to Main Constituent 
(Percent by Weight) 

Trace 01 to 10% 
Little 10 to 20% 
Some 20 to 30% 
Adjective - Over 30% 

If clay content is sufficient so that clay dominates soil properties, clay becomes the principal noun with the other major soil constituent as modifier 
{i.e., silty clay). Other minor soil constituents may be included in accordance with the classification breakdown for cohesionless soils (i.e., silty 
clay, trace of sand, little gravel). 

Consistency 

Very Soft 
Soft 

Medium 
Stiff 

Very Stiff 
Hard 

Very Hard 

Unconfined Compressive 
Strength (PSF) Approximntc Range of 

0 to2 
3 to4 
5 to 8 
9 to 15 

I 6 to 30 
31 to 50 
Over 50 

Consistency of cohesive . oi 
Resistance (N). 

ot upon the Standard Penetration 

Oensity Classification 

Very Loose 
Loose 

Medium Compact 
Compact 

Very Compact 

COHESIONLESS SOILS 

Rclatlvc Densih• % 

0 to 15 
16 lo 35 
36 to 65 
66 to 85 

86 to 100 

Approximate Range of N 

0 to 4 
5 to 10 
II to 30 
31 to SO 
Over SO 

Relative Density of Cohesionless Soils is based upon the evaluation of the Standard Penetration Resistance (N), modified as required for depth 
effects, sampling effects, etc. 

C 
D 
s 
LS 
ST 
PS -
RC 

SAMPLE DESIGNATIONS 

Core 
Directly from Auger Flight or Miscellaneous Sample 
Split Spoon Sample - ASTM D-1586 
S - Sample with liner insert 
Shelby Tube Sample - 3 inch diameter unless otherwise noted 
Piston Sample - 3 inch diameter unless otherwise noted 
Rock Core - NX core unless otherwise noted 

STANDARD PENETRATION TEST (ASTM D-1586) - a 2.0-inch outside diameter, 1-3/8-inch inside diameter split barrel sampler is driven 
into undisturbed soil by means of a 140-pound weight falling freely. 

Figure 14 
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DEVELOPER/ APPLICANT 
PULTE HOMES OF MICHIGAN, LLC. 
100 BLOOMFIELD HILLS PARKWAY, SUITE 150 

~~~~~l~~RM~CHIGAN ,46304 

PHONE:248.249.4611 

ENGINEER 
:=~~N STREET 
ANN AABOR, MICHIGAN 48104 
CONTACT: MATTHEW W. BUSH, PE 
PHONE: (734)994-4000 

SITE DATA 

R.0.W, AR EA 

1\/ITLANDSAREA 

OENSITY - PROP05ED IGROSSI 
OENSITY- PROP05ED INET) 

TOTA LOPENSPACEA REA" 

USAB LEOPENSPACEMEA(SCIWI DE)' 
MAXIMJM BlJILDING COVERAGE 

MAXIMJ ML0TAREA C0V£RED INIT) 

BLDG. T0 PROPtRTY LI NE( REA R) 

BlDG. TO PROPERTY LI NE(FRONTI 

BUILDINGSIZE 
HEIGHT 

LENGTH 

PARKING 

PA RKINGSPACESI UNIT51 

GENERAL NOTES 

LANDSCAPE ARCHITECT 
:~~-~~N STREET 
ANN ARBOR, MICHIGAN 48104 
CONTACT: KATE 80NO,PLA 
PHONE:(734)887-2719 

1- 2(w/ PSLR0V [RLAY) 

1·2 (w/PSLROVE RLAY) 

0.16ACRES t 

,L2Z ACRES t 

6.5DU/ACRE (PER CH4.70) 

HDU/ACREi 
3.6DU/ACRE± 

15 FEETIMIN) (STA NDA RD 30 FE ETMINI 

(30FE ETMIN) 

(30 FE ET MINJ 

lOFEET (M IN) 

IOFEET (M IN) 
(MINI 

31. FEET (lS' MAX) 

69FEET 

(l8 REQU IR ED,lPERSUNITS) 

1 A.LL WORK SI-W..1. CONFORM TO THE CITY OF NOVl'S CURRENT ST-'NDAROS AHO 
SPECIFICATIONS, UNLESS OTHERWISE APPROVED IN THE PRO AGREEMENT. 

2. THE CONTRACTOR MUST OBTAIN A PERMIT FROM THE CITY OF NOVI FOR APN 
WORK WITHIN Tl-IE RIGHT-OF-WAY OF WIXOM ROAD. 

3. ALL PAVEMENT MARKINGS, TRAFFIC CONTROL SIGNS, ANO PARKING SIGNS SHALL 
COMPLY WITH THE DESIGN ANO PLACEMENT REQUIREMENTS OF THE 2011 
MICHIG\N MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES. 

FIRE DEPARTMENT NOTES 
1. ALL FIRE HYDRANTS N<ID WATER MAINS SHALL BE INSTALLED AND IN SERVICE 

PRIOR TO ABOVE FOUNDATION BUILDING CONSTRUCTION AS EACH PW\SE IS 
BUILT. 

2. ALL ROADS SHALL BE PAVED AND CAPABLE OF SUf>pQRTING 35 TONS PRIOR TO 
CONSTRUCTIOtl ABOVE FOUNO,\TION. 

3. BUILDING AOORESSES SHALL BE POSTED FACING THE STREET DURING ALL 
PHASES OF CONSTRUCTION. ADDRESSES SHALL BE A MINIMUM OF THREE INCHES 
IN HEIGHT ON A CONTRASTING BACKGROUND. 

4. PROVIDE 4•~• DIAMETER OF CONCRETE FILLED STEEL POST 46" ABOVE FINISH 
GRADE AT EACH HYDRANT AS REQUIRED. 

5. FIRE LANES SHALL BE POSTED WITH "FIRE LANE - NO PARKING" SIGNS IN 
ACCORDANCE WITH ORDINANCE #85.99.02. 

PSLR OVERLAY CONCEPT PLAN 

THE VILLAS AT 
STONE5ROOK 

A PLANNED SUBURBAN LOW-RISE (PSLR) OVERLAY RESIDENTIAL COMMUNITY 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

SITE MAP 
1•-200· 

LOCATION MAP 
j",o:JCC(f 

SHEET INDEX 

07 STORt.l WATE~ t.lANAGEt.lENT PLAN 

OIi LANOSCAPEPL-'N 

09 LANOSCAPEPL-'N 

10 LANOSCAPEPL-'N 

11 LANOSCAPtPL-'NOETM-S 

12 LANOSCAPEOITAILS 

PROJECT NARRATIVE 
THE EXCLUSIVE WIXOM ROAD DEVELOPMENT FEATURES 43 Oll'LEX DETACHED 
"AGE.ftESTRICTED" RANCH-STYLE HOUSING UNITS. Tl-IE DEvaOPMENT IS 
LOCATED ON 26.0ACRES ON Tl-IE EAST SIDE OF WIXOM ROAD BETWEEN WEST 11 
MILE ROAD AHO GRAND RIVER AVENUE IN THE CITY OF NOVI, OAKLAND COUNTY, 
MICHIG\N. THE SITE IS CURRENTLY USED AS GENERAL INDUSTRIAL THERE IS 
ONE DRIVEWAY WITH A SINGLE ACCESS POINT TO WIXOM ROAD. MOST OF THE 
PARCEL IS VOID OF VEGETATIOtl OTHER THAN SOME LAWN AFIEA. THE 
NORTHERN PORTION OF TIIE SITE CONTAINS AN EXISTING INDUSTRIAL BUILDING 
AS WELL AS ASPHALT AND GRAVEL PARKING AREAS TO THE WEST. THE PAHCEL 
HAS SEVERAL. WETl.AND AREAS AND A POND IN Tl-IE SOUTl-lEAST CORNER. 

WHILE THE CURRENT ZONING .6.ND FUTURE LANO USE DESIGNATION IS GENERAL 
INDUSTRIAL THE PARCEL HAS AN EXISTING PSLR OVERLAY ASSOCIATED Will-I 
IT. THIS OVERLAY ALLOWS FDR LOW-RISE MULTIPLE-FAMILY RESIDENTIAL USES 
AS A SPECIAL LAND USE. THE PROPOSED UNITS WILL BE AGE TARGETED. THERE 
IS AN EXISTING RESIDENTIAL DEVELOPMENT TO THE WEST OF THE SITE N<IO 
PROVIDENCE HOSPITAL IS TO Tl-IE EAST. 

WITH JUST OVER 10 ACRES OF OPEN SPACE, THE DEVELOPMENT WILL BE 
NESTI.ED WITHIN A PA.Rt<; LIKE SETTING. THE DEVELOPMENT WILL BE SERVICED 
BY PVBLIC UTILITIES AND A PRIVATE ROADWAY. 

THE PROPOSED PLANNED SUBURBAN LOW-RISE OVERLAY PROPOSES THE 
FOLLOWING COMMUNITY BENEFITS: 

10.1 ACRES (38.8%) OF OPEN SPACE CONTIGUOUS TO SURROUl'l)INGAREA 

• WAU(ING PATHS AND PARK FEATURES- 80TH ON-SITE AHO Off-SITE. 

PROPOSED PSLR OVERLAY DEVIATIONS 
1. SITE FRONTAGE - SITE FRONTS ON A SECTION LINE PVBLIC ROAD 

2. LANDSCAPE BUFFER - NO BERM IS PROVIDED BETWEEN THE SITE ANO 
WIXOM ROAD 

3. ACCESS - PROPOSED DRIVEWAYS ARE CONNECTED TO PROPOSED 
PRIVATE DRIVE 

5. STUB STREETS - NO SECONDARY STUB STREET IS BEING PROVIDED (PER 
CITY OF NOVI ZONING ORDINANCE APPENDIX C, SECTIOtl 4.04) 

6. SIDEWALKS - MINIMUM DISTANCE OF 12.5 FEET FROM BACK OF CURS TO 
OUTSIDE EDGE OF SIDEWALK (15 FEET REQUIRED PEA ENGINEERING 
DESIGN MANUAL SECTION 7 A.2.C. I) 

7, DRIVETAPER - 7,f/ TAPERDEPTH 

6. BOULEVARD ISLAND LENGTH - 100' BOULEVARD {WITHIN THE CITY'S 
ACCEPTABLE VALUE RANGE PEA FIGURE IX.3) 

PRELIMINARY - NOT FOR CONSTRUCTION 

® 
Kn_wti,r. below. 
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WEILAND IMPACT TABLE 
TIRC 

COMMITMENT 
REFERENCE 

NUMBER 

I PARCEL I. D, '22- 17- 101- 006 

I ~,1,C,J<!T LANO - ZONED l~DUSTRI ~ (1-1) 
OY!NER,LElolARBE HOLOINGS.LLC 
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STATUS AFFEC T ON 
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LEGAL DESCRIPTION AS SURVEYED 
PARTOf"THESOUTHWEST 1/4 Of"SECTION 17. TOWN 1 
NORTH, RANCE ~ EAST, CITY Of N0\/1. OAKLAND COUNTY, 
MIC>IIGAN. OESCRIBEO AS, COMMENQNC AT THE WEST 1/4 5::;~~[:~:s~:~~~n:[:~igx~:r~l~ 
LINE Of" SECTlON 17. N01'0J"JO"W 117.55 FEET; THENCE 
N89"4-t'l"58"E77O.1 2FEET;THENCENO1'04"2O"W510.O9FEET 
TO A POINT ON THE EAST- WEST 1/4 LINE or SA.ID SECTION 
17; Tl-l ENCE NS9"40"58"E.ALONGSAI O EAST- WEST l /4 LI NE, 

~lft~~i\~~~~~~::~~::o:~~1

;:~:; 

LEGEND 
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------MoC 

0 

EXIST. c,OSEMEIH 
SECTION LI NE 

~i.r.:~~ LI NE 

EXIST.DElolO 
EXIST.CUR9ANDGIJTTER 
EXIST.FENCE 

-->--- E.>:IST. WATER MAIN 
-t>- t>-- EXIST.SAN ITAAY 

SURVEY NOTES 
I UTILI TY INFORM ATIONSHO\loN ISFRQI.IOBSERVED 

EVOENCEONLY.CONTACT MISSDICPRIORTOANY 
CONSTRUCTIONOREARrnWORK 

2 ACCORDINGTOTHENATIONAL FLOOOINSORANCE 
RATEl,IAPCOl,IMIJNITYP-'t!ELNl.ll,IBER2612~0606F 
DATED SEPTEl,IBER 29. 200!5 AND 2512~C0607F 
DATEDSEP1Ei,18ER29.200ti;Tl-lESIJBJECTPARCEL 
ISLOCATED IN ZONE"X"'IIHICHISDEFINEDAS 
AREAS DETERMINED TO BE OUTSIDE Of" THE 0-2~ 
ANNUALC>IANCEFLOOOPI..AIN 

WETLAND NOTES 
WETL-'t!DDEUNEATIONPERFORMEDON JJNE 20,2017 

EXIST. CULVERT 
E>: IST. Cit.TCH&.SIN/INL.ET 
E>: IST. rfl'DRANT 

E.>: IST.s,.,..mARYSEWER 
EXIST. UNSPEClflEO IJTILITT 
EXIST.SICN 

EXIST.RECI.Jl),JEOWETLAND 

E.>: IST.WOI.AIIDBUFFER 

EXIST. REGVI..ATWWOODLAND 

PRELIMINARY · NOT FOR CONSTRUCTION 

® 
Kn_wt,,r. below. 

C a ll bmnyoud1e1, 
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ij 5 ;; 

a ! 11 g 
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Vegetation Zones 
Zone Quality Species 
A Low Young Cottonwood and Black Willow 

B Low Open Field with Scattered 
Young Cottonwood 

C Low Young Cottonwood 

0 Low Medium Sized Cottonwood and Black Willow 

E Low Young Cottonwood and Black WIiiow 

Low Young Cottonwood 

LEGEND 

"'° +c«««««««+-

------MoC 

0 
--•---
-t>-t>--
-(-[-[ -

I 
I 
I 
I 
I 
I 
I 
I 
I 

EXIST. c,OSEMEIH 
SECTION LI NE 

I 
I 
I 

[a:s::~:E 
EXIST.FENCE 
EXIST.GUARDROJL 

EXIST . BUI._DING 

EXIST.WATER MAIM 
EXIST.SAN ITAAY 

I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

~ 

t 

EXIST. CUI.VERT 
D: IST. CATCH &.SIN/INL.ET 
D IST. rfl'DRA.NT 

E.>: IST.s,,,,mAAYSEWER 
EXIST. UNSPEClflEOIJTlLITT 
EXIST.SIGN 

EXIST. RECUI.J,.TED wav.ND 

D: IST.watAIIOBUF'f'ER 

EXIST. REGVl.),.TWWOODLJ,ND 

PRELIMINARY - NOT FOR CONSTRUCTION 

® 
Kn_wt,,r.below. 

Callbmnyoud1e1, 
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PROP. PRIVATE R0.0.0 

INGf!ES~fsi!m 
<= 

SIGN QUANTITIES 
SIGNTVPE SIGN SIZE QUANTITY 

Rl-2 36"•36" 

R7-1 18"d2" 

~ 
TYPICAL UNIT DETAIL 

(1 ,~~:!fTJ 

~t?~L.,~£:f ~ !n_OPMENT IS PI..ANNED TO BE DE\IELOPED USING TI-£ CITY'S PLANNED SUBURBAN 

~~;;!~~ (~~~~1Iy"oc~~~~:L ~s!1r· UNOEI! OVEl!l..,<,Y SPECI .-J.. USE .o.PPROV.-J.. ..UOMNG FOR 

2. THE PURPOSE Of n!ISCONCEl'TPL,,.N SUB1,11TT.-.t.lSFOR PRELIMINAAYZONINORE\/IEW \OITH THECITT'. IN 
ACCORDANCE \'ffTH mE E~ISTINC Pst..R 0\/ERLAY 

J. 1HE0E\'ELOPMENT'MU. CCIHAIN PRIVATER0A0S.THEPROPOSEOC0NNECTION 'MU. BECOCRDINATEO'MTH 
THE CIT'r OfN0\11 

~ Ail SIOEW.tJ..l(S AND SIOEW.tJ..I( R.o.MPS M LL BE ADA CQl,IPUANT. 

S. SEEDETAII.SIIEITFOREYEBROWOIMENSION .-J..DETAIL 

7. NO ON-STREET PiO.Rk lNC IS PROPOSED, UNIT CAAACE AND DRI\/E WAY PARKING EXCEEOS arr PARKING 
REOU IREMENTS. 

8. THE 101"1.PROPOSEO SOUi.RE FOOTAGE Of EACH DWEW NG UNIT IS SlfO~ ON fflE T'!PICALUtllTOET~L 
SltOl!.IS ONTHISSHEET. 

9. PROPOSED TD BE SERI/ED BY PUBLIC SEWER AND W.O.TER. Tl-IE LOC.o.TlONS Of" Tl-IE EXISTI NG W.O.TER .O.ND 
Sl:"IIER.O.SSHD~AAE.O.PPROXIM .O.TE. FIREPROTECncr-~.O.CCORD.O.NCE'MTI-ICITYOf"NOIIIST.O.ND,',RDS 
'MU. BEOEPICTEDONSUBSl:QUENT SUB"'1TT.o.LS. 

10.STORM W.O.TER MAN.O.GEMENT IS PROPOSED TO BE .O.DDRESSED THROJGH Tl-IE CONSTRUCTION Of".O. 
DETENTION B.O.SIN .O.SSHO~ REFER TO THE GR.WING AN D OETJ.11..S SHEET FOR CONCEPTIJ-'l SIZING 
C.o.J..ClJL>.ncr-S. fflE STORM W.O.TER OOTI...ET IS CURRENTLY PLANNED TO BE DET~NEO FOR fflE 100 - YEAA 
E\IENTON-SITEANOTHENOIRECTEOTOTHEREGION.ll.DETENTI ONB.O.SINTOn-tESOJTI-1. 

LEGEND 

WfQllI 
TYPICAL UNIT PEIAIL ,,.,="::~ 

------- SECT!ONUNE 
------ BOUNDAAY/PROP!RTY UNE 

EXIST. CURB,i,NDGLITTER 

r··-:;;- I 

PROP.SEIB',CI< 

=========== PROP. BUILDING 

PROP.SIOEW.ll.KR.o.MP 

PROP. UGHTPOI.E LOCl,.TION 

PRELIMINARY - NOT FOR CONSTRUCTION 

® 
Kn_wt,,r.below. 

Callbmnyoud1e1, 

§ ~ 
8 I, 
ij 5 ;; 

a ! 11 g 
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/: 8 ~ 
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~ i 

_ .... 
Plt0Jn.£T TO 

EX.WATEJICOU!SE 
INV.•1110.M 

.,,------
--- / --- / V 

SANITARY SEWER BASIS OE DESIGN 

No. ofllsersperUnit. 

TOlalExpectedPopulalionServed: 

A\/efage DallyFlow(percaplta) 

Peaking Factor: 

SSUnrts 
SS R EU 

Average Flow: P0P"100 " 27,520G.P.D. 

PipeCapacily in. diameter .... 
M;,nning's'n' 

~\mmng'sCapocrty "' 

19.1G.P.M 
0.043C.F.S. 

110,0SOG.P.D. 
78.<! GP.M 

0170C.F.S 

VelocilyFlowingFul: 2.20F.PS 

0.349sl 
0. 167ft 

LEGEND 
EIOUNDARYLINE 
ElC IST. EASEMENT 

------- SECTIONUNE 
EIOUNIWfr/PROPERTYUNE 
EX IST. COmDUR 

EX IST.CUR8.<NDGUTTER 
ElC IST.rt:NCE 

-·--- ElC IST.GRA\IEL 

UUUIY NOT£$ 
1. ALL SANITARY SEWER ON SITE SHALL BE 8" PVC SOR 26. 
2. ALL SANITARY LEADS SHALL BE6" PVC SOR 23.5. 

•• 
~ 

e 

EXIST.CULVERT 
EXIST.C,0.TCH BASIN/INLET 
EXIST.HYOl<ANT" 
EXIST.VALVE 
ElCIST. SANITARYSEWER 

------------------------ PROP.SETEl"CK 

PROP.BUlDING 

PROP.8UlDINGINTERIOR 

=========== :::: :;:;ING STRIPE 

PROP.ASHPALT 
------ PROP. LOT UNE 

EXIST.WETI.J,ND BUfrt:R ------ PROP.PARKING STRIPE 

--()----[}-- ElC IST. GAS 

-->--- EXIST. WATER WJ N 
-l>-1>-- EXIST.SANrTARY 

- • --• -- PROP. SANIT"-RY 
--- PROP.W,,TERWJN . 

• >­. 
~ 

PROP.ENOSECTION 
PROP.C,O.TCHBASIN/INLET 

PRELIMINARY - NOT FOR CONSTRUCTION 

® 
Kn_wt,,r. below. 

Ca ll bmnyoud1e1, 

§ ~ 
8 I, 
ij 5 ;; 

a ! 11 g 
~ ~ 

~ 
t 

/: 8 ~ 
" " 0 5 

i ~ g 
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STREET TREE LANDSCAPE PLAN AREA 1 A 

i 

PAACEL I.0.#22-17-300-016 
,s175W.10MILE R0..,_0 

VACAIHO~Et _ CliciN~ ~~~D£NTIAL 

PAACE L I.O. f 22-17-ID1-DOS 
V..,_C,'.NT I.AND - ZOl'IED INDUSTRl ,l,L 

OWNER, lEMI\R8E HOI.DINCS. U.C 
2• 826 ~..,_;H ~W~t ~TREET 

"DELTA TRUCl( ING 
f 1- 17 PRODUCOOH 

FACILITY'" 

l!lfil;_ 

i :&~AA~~~.~~~~ ~~c:~OR UTUTYSTRUCTURES. 

SEE SHEET 12 FOR MASTER PLANT UST 
LEGEND 

EIOU NDAAYLINE 

______ :~~.u:~:~ERTY LINE 

ElCIST. CURB.-.NDClITTER 
X )( EX IST. FE NC E 
---- EXIST. CRA\IEL 

EXIST.Wat.,,ND 

(- -(· ·(- EXIST. STORM 
- • -- EXIST. W~TERM,'JN 

PROP.SEIB,o,CK 

PROP. BU IW ING 

PROP. WALL 
PROP. PAAKINCSTRIPE 
PROP.a,t,CK OFCURB 

__ ,;;~~ PROP. COmDUR 

--,--, --,_- =;: ~~~~~R 
- r> -t:>- PROP.SAN rTARY 
--• -- PROP. WATER wm 

PROP.DIDSECTION 

Kn_wh,r.below. 
Callbmnyoud1e1, 

§ ~ 
8 I, 
ij 5 ;; 

a ! 11 g 
~ 

I 
~ 8 ~ /: 

" " 0 5 
i ~ g 

z 

~ 
.... z 0. 

:I f3 ~~~ CL 

~ ~~8 w 
0. 

j!:! :::EI>- .. 
u 

~ ~~; "' 0 
z "'~ :I 0 

~ 
0. 

...... , 
0 30 60 ! 

!PREPARED BY KATE BOND, PLA 12661 I • 
1 _____ ~S:TR:E:E:T~T:R:EE:LA:N:O:S:CA:P:E:P:LA:N::A:R:[A=J:B ______________________________________________________________ _:;P::::RE;!;Ll::::M:::1NA:::R~Y_;;- N:;o:.:,T,:;;FO::;R~C;;ON;;S;,:.TR,;;U;;CT:.:,IO;;_N._ ____ _ !l 

r, r, EXIST. S',N rTARY 

EXIST.CULVERT 
EXIST.CATCH BO.SIN/INLET • o 

<>-• EXIST.Hl1l1Wfl 
EXIST. V,1,L\IE 

EXIST.SAIIITAlfl'SEWER 

PROP.CATCH BO.SIN/INLET 

PROP. WATERVI.J..\IE 
PROP.FlREHlTIRANT 

PROP.MANHOLE 

PROP. LICHT POI.E * 
a 17000933 



i 
! 

TREE REPLACEMENT LANDSCAPE PLAN - AREA 2A 

P4RC[L I.O. f22-17-1 01 - 00fi 
V>.CANT I.AND - ZONEO ltl•U SIBIAL 

OYll'IER; LEr,o>.RBE HOLDINCS, U C 
24826 ~A;ll ~\11~'( •srRECT 

(2)TA 

PARCELI.D.f:22- 17- 101-012 
VAC>.NT L-"'10 - ZotlEO INDUSTRl"'­
O'lltlERc WEST PA.FIK IN\oESTORS. U C 

J9525W. 1J l,IILEROAD 

:~ 

t 

TREE REPLACEMENT REQUIREMENTS 
Replacement Trees Required Proposed 

118trees basedonCityof 

Novi rep lacement ratio 118trees(mixofcanopy,everereenandsub•canopy] 

Treestoberemoved,thesize,andthe 
replacementratiofor each,providedon 

thetreesurveydrawineandchan 

SEE SHEET 12 FOR MASTER PLANT LIST 

LEGEND 

______ :~~.u:~:~ERTY UNE 
ElCIST. CURB.-.NDClITTER 

~ -~- ~:: ~:~L 
EXIST. WETI.NIDBUFFER 

(- ·(· ·(- EXIST. STORM 
- • -- EXIST. WATERM,'JN 

r, r, EXIST. S',N rTARY 

• o 
I>-• 

EXIST.CULVERT 
EXIST.C>.TCHBASIN/INLIT 

PROP. BU IW INC 

PROP.WALL 
PROP. PAAKINCSTRIPE 
PROP.a,t,CK OFCURB 

__ ,,;-- PROP. COmDUR 

------ PROP. SILTFENCE 
-(-t-C- PROP.STORMSEWER 
- r> -t:>- PROP.SANrTARY 
- • -- PROP.WATERMAIN 

~ PROP.DID SECTION 
PROP.CATCH BASIN/ INLET 

0 PROP. WATER V!,J,.Vf. 
PROP.FlREHlTIR.',NT 
PROP.r.lANHOI..E 

-+- PROP. LIGHT POI.£ 

Kn_wt,,r. below. 
Callbmnyoudlel. 

§ ~ 
8 I, 
ij 5 ;; 

a ! 11 g 
~ t ~ 8 ~ ~ /: 

" " 0 5 
i ~ g 

z 

~ 
.... z 0. 

:I f3 ~~~ CL 

~ ~~8 w 
0. 

j!:! :::EI>- .. 
u 

~ ~~; "' 0 
z "'~ :I 0 

~ 
0. 

...... , 
0 30 60 ! 

:; TREE REPLACEMENT LANDSCAPE PLAN AREA 2B !PREPARED BY KATE BOND, PLA 1266 1 

I PRELIMINARY - NOT FOR CONSTRUCTION 09 1L __________________________ ~::;:;:;,:,;,;,;=~--
EXIST.HlTIRANT 
D<IST. V"'-VE 
EXIST.SAIIIT>.R'T'SEWER 

a 17000933 



"OCLTl,. TRUCKINC ,i-1;:;~cTION 

Sil[ LANDSCAPE PLAN - AREA 3A 

SIIE LANDSCAPE PLAN - AREA 38 

I PREPARED BY KATE BOND, PLA 1266 I 

GENERAL LANDSCAPE REOVIREMENIS 

I -·· 
l,.,. .... ~ .... "I""'"'"~ 

I 

I . .. 

SEE SHEET 12 FOR MASTER PLANT LIST 

LEGEND 

------ BOUNDAAY/PROPERTY UNE 

EXIST.CONTOUR 

ElCIST. CURB.-.NDClITTER 
X )( EX IST. FE NC E 
---- EJC IST. CRAVEL 

(- -(- ·(· 

--•--- EXIST. WATER M,'JN , , 
• o 

<>-• 
EXIST.CATCH BO.SIN/INLET 

D<IST. VALVE 
EXIST.SAIIITA!fT'SEWER 

PROP. WALL 
PROP. PARKING STRIPE 

-(-t-C-PROP.STORMSEWER 
-C>-t:>-- P-.SANITAAY 
--•--- PROP. WATER IMI N 

PROP.DIDSECTION 
PROP.CI.TCH8"SIN/INLET 

0 PROP. WATER V/,J,_\IE 

PRELIMINARY - NOT FOR CONSTRUCTION 

® 
Kn_wt,,r.below. 

Callbmnyoud1e1, 

§ ~ 
8 I, 
ij 5 ;; 

a ! 11 g 
~ ~ 

~ 
t 

/: 8 ~ 
" " 0 5 

i ~ g 

z 

~ 
.... z 0. 

f3 ~~~ :I 
CL 

~ ~~8 w 
0. 

j!:! :::EI>- .. 
u 

~ ~~; "' 0 
z "'~ :I 0 

~ 
0. 
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	I. Pulte Homes intends to develop the “Land” described on Exhibit A, attached and incorporated herein. The Land is one parcel of property of approximately 26 acres in area. Developer proposes to develop the Land as the Villas at Stonebrook, a 43 duplex bui
	II. Pulte Homes and City acknowledge that TLC Property, LLC, a Michigan limited liability company (“Landowner”) is the fee simple owner of the Land as of the date this Agreement. Landowner has provided a separate Consent to this Agreement attached hereto. 
	III. The City may grant site plan approval prior to Pulte Homes acquiring fee simple title to the Land, but site plan approval shall not be effective and shall not grant any rights whatsoever until this Agreement has been recorded with the office of the Oa�
	IV. For purposes of improving and using the Land for the Project, Developer petitioned the City to consider approval for the Project under a PSLR Overlay Development Agreement application that included a PSLR Overlay Concept Plan, first dated August 30, 20�
	V. The Land is zoned I-2 (General Industrial), with a PSLR Overlay that covers the entire parcel.  The PSLR Overlay zoning classification provides the Developer and the City with a residential use that is compatible with the City’s Master plan and with exi�
	VI. The City has reviewed the Developer’s proposed petition to consider a PSLR Overlay Development Agreement application under the terms of the PSLR Overlay District provisions of the City’s Zoning Ordinance and has reviewed the Developer’s proposed PSLR O�
	VII. In petitioning for consideration of a PSLR Development Agreement Application, Developer has expressed as a firm and unalterable intent that Developer will develop and use the Land in conformance with the PSLR Overlay Concept Plan and the conditions (h�
	VIII. The PSLR Overlay Concept Plan is acknowledged and agreed by the City and Developer to be a conceptual plan for the purpose of depicting the general area contemplated for development on the Land.  The Developer will be required to obtain site plan app�
	IX. Some deviations and waivers from the provisions of the City’s ordinances, rules, or regulations as to the Project are depicted in the PSLR Overlay Concept Plan, as specifically described below, and are approved by virtue of this Agreement.  However, ex�
	X. The building design and layout, facade, and elevations shall be substantially similar to that submitted as part of the Developer’s final approval request, as depicted in the PSLR Overlay Concept Plan, or as the same shall be approved by the City in conn�
	XI. The parties acknowledge that this Agreement contains terms and conditions that are binding on Developer.
	1. Each and every provision, representation, term, condition, right, and obligation set forth in Recitations I-XI is binding upon the parties of this Agreement and is incorporated as a part of this Agreement.
	(1) Developer and its successors, assigns, and/or transferees shall at all times act in conformance with the PSLR Overlay Concept Plan and Conditions, all as described above and incorporated herein.
	(2) Developer and its successors, assigns, and/or transferees shall forbear from acting in a manner inconsistent with the PSLR Overlay Concept Plan and Conditions, incorporated herein.
	(3) Developer shall commence and complete all actions reasonably necessary to carry out the PSLR Overlay Concept Plan and all of the Conditions incorporated herein.
	2. The following deviations and waivers from the standards of the City’s Zoning Ordinance with respect to the Land are hereby authorized pursuant to Section 3.21 of the City’s Zoning Ordinance and as shown on the PSLR Overlay Concept Plan or final approved�
	a. Deviation from Sec. 3.21.I.c to allow a Traffic Impact Assessment in lieu of required Traffic Impact Study as the number of estimated trips from this Project do not exceed the City’s threshold;
	b. Deviation from Sec. 3.21.2.A.i to allow building to front on an approved private driveway, which does not conform to the City standards with respect to required sixty foot right-of-way, due to the type of development proposed for active senior adult dev�
	c. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow modifications to the required front and side yard setbacks (as indicated on the PSLR Overlay Concept Plan), due to the type of development proposed for active senior adult development;
	d. Deviation from Sec. 3.21.2.A.ii & Sec 3.1.27.D to allow reduction of minimum distance between buildings by 5 feet (30 feet required, 25 feet proposed), due to the type of development proposed for active senior adult development;
	e. Deviation from Sec. 3.21.2.B to allow full time access drives to be connected to a section-line road as opposed to a non-section line roads, as the Developer is proposing to provide access and utility easements to neighboring properties to eliminate mul�
	f. Deviation from Sec. 5.5.3.F.ii.b.(2) to allow placement of street trees between the sidewalk and the building, provided that the trees are at least five (5) feet away from the sidewalk,  as opposed to between the sidewalk and curb, due to type of develo�
	g. Deviation from Sec. 5.5.3.F.ii.b.(1) to allow additional sub-canopy trees in lieu of deciduous canopy or large evergreen trees, provided the Developer limits the  percentage of proposed sub-canopy trees within 25 percent of total required canopy trees, �
	h. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of required landscaped berm along Wixom Road frontage, due to limited frontage and flag shaped lot/parcel involved;
	i. Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance of City Code of Ordinances for absence of a stub street required at 1,300 feet intervals along the property boundary to provide connection to the adjacent property boundary, due to c�
	j. Deviation from Chapter 7(c) (1) of Engineering Design manual for reducing the distance between the sidewalk and back of the curb. A minimum of 7.5 feet is allowed;
	k. Deviation from Section 11-216 (Figure IX.5) of City’s Code of Ordinances for reduction of residential driveway taper depth (10 feet required, 7.5 feet proposed) due to proximity of proposed sidewalk within the development.


	A. The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will result in a recognizable and substantial benefit to the ultimate users of the project and to the community.
	1. The plan proposes a reasonable transition and connection between adjacent land uses.
	B. In relation to the underlying zoning or the potential uses contemplated in the City of Novi Master Plan, the proposed type and density of use(s) will not result in an unreasonable increase in the use of public services, facilities and utilities, and wil�
	1. The Developer has provided a Traffic Impact Assessment and a Community Impact Statement which indicates minimal impacts on the use of public services, facilities and utilities.
	2. The proposed PSLR Overlay Concept Plan impacts about 0.60 acres of existing 1.96 acre wetlands subject to adjustments during final design and engineering plan approvals and proposes approximately 54% of regulated tree removals. The Concept Plan proposes�
	1. The proposed buildings will be buffered by proposed landscape.
	C. The proposed development will be consistent with the goals and objectives of the City of Novi Master Plan, and will be consistent with the requirements of this Article 3.1.27.
	1. The proposed development fills the gap for active adults housing needs, which is the recommended in the City’s 2016 Master Plan for Land Use. The homes will be “age-targeted” ranch-style duplex housing units with a possible loft option.
	D. City Council deviations (as the PSLR Overlay Concept Plan provides) substitute safeguards for each of the regulations and there are specific, identified features or planning mechanisms deemed beneficial to the City by the City Council which are designed�
	A. The Development shall include a connection to extensive pathway system within Providence park hospital campus to the east, as proposed.
	B. Architectural standards of the City as shown on the Façade Plans submitted as part of the PSLR Overlay Concept Plan, with minor deviations to the percentage of asphalt shingles on the rear elevations to be approved by the City’s façade consultant at the�
	C. The Development shall provide an access drive connection and additional public access points to the adjoining City Park (the “City Park”) to the south as well as related parking benefits to the City Park in the form of 12 additional parking spaces as in�
	D. The Developer shall provide an access easement on the north side of the proposed entry drive as shown on the Plan Suburban Low Rise Concept Plan for future connection capability to neighboring properties to eliminate multiple exits onto Wixom Road.



	Concept Plan



