City ofF Novi City COUNCIL
MARCH 23, 2026

Americ?

SUBJECT: Consideration of final approval for Zoning Map Amendment pertaining
to The Grove, a 232-unit multiple-family fownhome development.

SUBMITTING DEPARTMENT: Community Development, Planning

KEY HIGHLIGHTS:

e Rezoning 62 acres of vacant land at 12 Mile and Meadowbrook Roads to RM-1.

e The applicant is proposing to develop a 232-unit townhome development.

e The project design represents a high-quality community with a focus on
connectivity, preservation of a significant amount of wetland and woodland
areas, and exceeding open space requirements.

e All of the units will be for-sale homes and a majority can accommodate a
primary bedroom on the main floor to promote aging-in-place.

¢ Planning Commission recommended approval of the PRO Plan on October 8,
2025.

e City Council granted tentative approval on November 17, 2025 and the draft
PRO Agreement is now ready for consideration and possible approval.

BACKGROUND INFORMATION:

The petitioner is requesting a Zoning Map Amendment for approximately 62 acres of
property on the south side of Twelve Mile Road, east of Meadowbrook Road (Section
13). The applicant is proposing to rezone property from Office Service Technology
(OST) to Low Density Multiple Family (RM-1) using the City’s Planned Rezoning Overlay
(PRO) option.

The recently adopted Master Plan identifies this property and those around it in purple
as General Mixed Use. The area to the east is Public/Quasi-Public, and north of 12 Mile
is Public Park, Community Commercial, and Single Family.

The subject parcel and all parcels surrounding it are zoned Office Service Technology
(OST), which reflects the historic development pattern of this area. To the west of the
property are office buildings and vacant parcels, and one residential home. The
parcel to the south is Meadowbrook Corporate Park office buildings and preserved
common area. To the east is a large MDOT-owned parcel with the Ingersol Regional
Detention Basin and Ingersol Creek. North of Twelve Mile are the Beacon Hill Trailhead



park, the future Beacon Hill retail area, and the future Armenian Church and Cultural
Center.

The formal PRO Concept Plan proposes a 232-unit multiple-family townhome
development, which was reduced from 438 on their original plan. The applicant has
also revised the request to rezone the property to RM-1 Low Density Multiple Family. All
of the units are now for-sale townhome units, with over 50% of those having a primary
bedroom on the ground level to accommodate aging-in-place. The development
conisists of four “villages™” of homes: The Meadows (67 attached units in 14 buildings),
The Vistas (68 attached units in 15 buildings), The Woods (36 attached units in 8
buildings) and The Pointe (61 attached unitsin 12 buildings). There is also a central park
area with amenities, including a pickleball court and a playground park, with an
option to locate a clubhouse in that area if determined to be desired in the future. A
couple of different designs are provided for the clubhouse depending on size of
building selected.

The development is accessed by two entrances off Meadowbrook Road, and one
from 12 Mile Road. The stormwater plan shows an interconnected system with 6
detention ponds of various sizes, along with the existing wetland system.

Each of the delineated wetlands on the site meet the regulation criteria of providing
wildlife habitat as well as flood and storm control. Wetland review notes that the
proposed development results in a total permanent wetland impact area of about
1.44 acres out of the total 9.64 acres present on site (about 15% impact). The full
requirement for mitigation is proposed to be provided on-site, as well as the mitigation
required for the future development of the “Trinity Parcel.”

For woodlands, the plan appears to remove about 73% of the regulated trees on the
woodland survey. Approximately 250 credits are proposed to be planted on-site, with
the remaining credits to be paid into the Tree Fund.

The proposed buildings are in full compliance with the facade standards. In addition,
the level of detail and overall character of the designs qualify as an enhancement of
the area beyond what could be required by the ordinance, which is in line with the
intent of the PRO Ordinance.

The 2025 Master Plan designates this area as General Mixed Use (GMX). This new
category is meant to provide a high degree of flexibility in development, with a site-
specific master plan to guide development. “Properties within this designated land use
category can also utilize the PUD (Planned Unit Development Opftion) as a
development tool to provide a variety of uses within an approved master plan
development.” Since the City has not adopted a Planned Unit Development
ordinance at this time, the Planned Rezoning Overlay represents the closest option
available to achieve the intended vision (the PRO is a form of Planned Unit
Development, though more limited than the new Master Plan contemplates).

Some of the possible detriments of the proposal we identified include questions of
compatibility and buffering from the adjacent uses that will remain OST. Being
adjacent to a residential development will require additional setbacks and possible



use restrictions, which can be an added burden to adjacent non-residential
landowners, but that would primarily be an issue to the south and the Trinity Parcel,
which are not separated by a thoroughfare. The applicant has proposed a berm and
dense landscaping along both borders, which will provide screening buffers. The area
to the east of the property will remain undeveloped, as it is an MDOT stormwater and
wetland mitigation site.

The undisturbed woodland and wetland areas on the site and surrounding properties
would allow the proposed use to remain relatively secluded from the commercial
properties, as well as provide natural spaces configuous with adjacent preserved
areas, which is beneficial for natural habitat. The remaining undeveloped properties
in the area that could develop under the OST zoning district are not likely to cause
significantly greater conflicts with residential use on this site, since they are located on
the other side of Meadowbrook Road.

Residential development is likely to result in smaller wetland and woodland impacts
compared to an OST development due to the typical size of buildings and parking
needs. OST permitted uses include offices, research & development, data processing,
and hotels, which all have a larger footprint and greater surface parking demands
than the RM-1 use proposed. The Traffic study notes that the number of residential units
would result in fewer vehicle trips compared to an OST development, including during
peak hours.

Staff supports the requested rezoning under the terms of the draft PRO Agreement.
There are conditions proposed that are more strict or limiting than the RM-1 standards,
and are found to have an overall benefit to the public. The list of identified benefits of
rezoning appear to outweigh the anticipated detriments of infroducing residential use
fo this section of Meadowbrook Road. The number and type of deviations are
reasonable, with each being supported by staff.

The PRO Conditions offered by the applicant that are proposed to establish an overall
benefit to the public include those listed in the draft motion sheet.

PLANNING COMMISSION

The Planning Commission held a Public Hearing on the formal PRO Plan on October 8,
2025 and recommended approval to the City Council. Comments made at that time
are reflected in the meeting minutes included in this packet.

PREVIOUS CITY COUNCIL ACTION
The City Council granted tentative approval of the request at the November 17, 2025
meeting, and directed the City Attorney’s Office to prepare a PRO Agreement.

CITY COUNCIL ACTION

The City Council is now asked to consider the actual text of the draft PRO Agreement
and give final approval of the agreement, the PRO Plan, and the rezoning. The City’s
staff and atftorneys have worked with the applicant to prepare the terms of the draft
agreement. Following Council’s final approval, the applicant will submit for Site Plan
approval under typical review procedures, including Planning Commission approvals.



RECOMMENDED ACTION: Approval of the request of Ivanhoe Companies for The Grove
J724-31 with Zoning Map Amendment 18.745, to rezone from Office Service
Technology (OST) to Low Density Multiple Family (RM-1), subject to the attached
Planned Rezoning Overlay (PRO) Agreement and exhibits including the corresponding
PRO Plan, the conditions of this motion, and the conditions listed in the staff and
consultant review letters, and also subject to any changes and/or conditions as
discussed at the City Council meeting, with any final minor alterations required in the
determination of the City Manager and City Attorney to be incorporated by the City
Attorney’s office prior to the execution of the final agreement.

This motion is made because, based upon the following requirements and findings,
(a) the use of the PRO and RM-1 zoning district is a reasonable alternative to the
General Mixed Use with a Planned Unit Development recommended in the Future
Land Use Map, and fulfills the intent of the Master Plan for Land Use; and (b) the
resulting benefits from the proposed development, with the conditions stated in the
Agreement that are more strict or limiting than the RM-1 standards, result in an
overall benefit to the public that outweighs its potential detriments: :

1. A one-acre park areqa, accessible to residents and the general public, with
pedestrian and bike rest stop area, at the northeast corner of the site along 12
Mile Road being part of the required improvements.

2. A one-mile loop Grove nature area trail, accessible to residents and the general
public, that extends from the newly created park area described above, along
the east property line of the Property, providing scenic views of the adjacent 30-
acre natural wetland area as well as natural features of the Property being part
of the required improvements.

3. In order to address the impact of additional use of Beacon Hill Park by the new
residents and planned access and interconnectivity for Novi residents and
Grove Nature Trail, Developer agrees to provide the City with $25,000 to be used
by the City at its discretion, for Beacon Hill Park improvements, art, services
and/or maintenance. Enhancements of the public trailhead would benefit the
overall community.

4, Consistent with Novi's mobility plans, over 700 feet of 10-foot wide
pathway/sidewalk, off-site on the south side of 12 Mile Road to create a
connection from the existing bike path, located along the east side of
Meadowbrook Road, and the new sidewalk being constructed with The Grove.
The provision of this missing sidewalk segment enhances connectivity of the
project area and benefits the public.

5. Relocating the SMART bus stop to the east and enhancing the area with
landscaping and seating along 12 Mile Road, which is supported by SMART.
Additional bike parking has also been added for a total of 8 spaces.
Maintenance and public access agreements would likely be required. This
would be considered a benefit to the public.



10.

11

Approximately 1/3 of the property will be open space with most of the units
abutting or overlooking open space and nature areas (1.65 acres usable open
space required, 5.97 acres proposed). Exceeding the Ordinance requirement
for usable open space qualifies as an enhancement that could not otherwise
be required.

Consistent with Novi's mobility plans, construct an 8-foot wide shared-use
pathway within The Grove to provide pedestrian and bicycle connectivity
between Meadowbrook Road and 12 Mile Road. The applicant states a public
access easement will be placed over the pathway, so the pathway would be
considered a benefit to the public at large.

Proposed conservation easements protecting approximately 10 acres of
woodland and woodland replacement areas and 15.5 acres of wetland and
wetland mitigation areas. The provision of conservation easements to protect
the natural features, which represents over 47% of the property, is considered an
enhancement that will benefit the public at large.

Decrease in density from what would be permissible in the RM-1 zoning district
(4.2 units per acre proposed, up to 7.3 units per acre permitted), which is a site-
specific limitation that is more strict than would otherwise apply to the zoning
district and is considered an enhancement of the project.

Dedication of right-of-way (60-foot width) along the entire Meadowbrook Road
frontage, an approximate length of 2,166 feet. The total land area to be
dedicated is approximately 2.5 acres, which is a benefit in the interest of the
public.

. The Facade review notes that the design of the buildings meet or exceed the

requirements of the Facade Ordinance, and the high level of character and
aftention to detail represents an enhancement of the project that would be
unlikely in the absence of a PRO.
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PLANNED REZONING OVERLAY (PRO) AGREEMENT
THE GROVE

AGREEMENT (“"Agreement”), by and between Ivanhoe Companies, LLC, a

Michigan limited liability company whose address is 6689 Orchard Lake Rd Ste 314, West
Bloomfield, MI 48322 (referred to as “Developer”); Trinity Health-Michigan, a
Michigan nonprofit corporation, f/k/a Mercy Health Services (“Trinity” or “"Owner”),
whose address is 20555 Victor Parkway, Livonia, Michigan 48152, and the City of Novi,
whose address is 45175 Ten Mile Road, Novi, MI 48375-3024 (referred to as the “City”).

RECITATIONS:

A.

Developer has submitted an application to rezone approximately 62 acres of land
on the south side of Twelve Mile Road, east of Meadowbrook Road (Section 13).
from Office Service Technology (OST) to Low Density Multiple Family (RM-1) using
the City’s Planned Rezoning Overlay (PRO) option to construct a 232-unit
residential condominium development. The development consists of four “villages”
of homes: The Meadows (67 attached units in 14 buildings), The Vistas (68
attached units in 15 buildings), The Woods (36 attached units in 8 buildings) and
The Pointe (61 attached units in 14 buildings). There is also a central park area
with amenities, including a pickleball court and a playground park, with an option
to locate a clubhouse in that area if determined by Developer to be desired in the
future.

The “Property” is owned by Trinity and is more particularly described and depicted
on Exhibit A, attached hereto and incorporated herein. The OST classification
shall be referred to as the “Existing Classification” and the RM-1 classification
shall be referred to as the “"Proposed Classification.” The Property is part of a
larger land area owned by Trinity consisting of approximately 69.65 acres. The
land not included in the rezoning request, consisting of approximately 7.65 acres,
as more particularly described and depicted in Exhibit B, will be retained by Trinity
(the "Trinity Retained Property”). Except for the limited purposes expressly
stated herein (i.e., with respect to wetland mitigation), the Trinity Retained
Property is not a part of or subject to this Agreement.

The Proposed Classification would provide Developer with certain material
development options not available under the Existing Classification and would be
a distinct and material benefit and advantage to the Developer.

The City has reviewed the petition from Developer to amend the Existing
Classification of the Property to the Proposed Classification, including the
Developer’s proposed PRO Plan (including the residential uses authorized in this
Agreement as the only uses permitted on the Property pursuant to this Agreement,
the site layout, and the building fagades, elevations, and design) attached hereto



and incorporated herein as Exhibit C (the "PRO Plan”) under the terms of the
Planned Rezoning Overlay (PRO) provisions of the City’s Zoning Ordinance. The
PRO Plan is a conceptual or illustrative plan for the potential development of the
Property under the Proposed Classification. Approval by the City of the PRO Plan
is not an approval to construct the proposed improvements shown thereon, as any
development on the Property will require site plan approval from the City as
provided by this Agreement.

The City has further reviewed both (i) the requested deviations as contained in
this Agreement (the “Deviations”) from the strict terms of the City’s Zoning
Ordinance and other land use ordinances and regulations (collectively, the “City
Ordinances”) and (ii) the proposed PRO Conditions (as defined in Paragraph F.iii
below) offered or accepted by Developer, and has concluded that the proposed
Low Density Multiple Family (RM-1) zoning district is a reasonable alternative and
fulfills the intent of the Master Plan for Land Use and meets the requirements of
the Zoning Ordinance as relates to Planned Rezoning Overlays because it includes
site specific features as part of the PRO Conditions that are more restrictive than
could otherwise be required by ordinance. because, in the specific circumstances
of the project, the benefits to the public of the project outweigh an detrimental
impacts of the project.

The City therefore finds that the project as a whole is in the public interest. Without
the PRO Conditions as set forth herein and Developer’s (and/or its successors- and
assigns’) continuing obligations to comply with the terms of this Agreement,
however, the City would not have made such a finding and would not have
approved the rezoning to the Proposed Classification or the Deviations.

Developer desires to proceed with obtaining the site plan and engineering approval
and the issuance of permits required to develop the Property in accordance with
the approved PRO Plan (collectively, the "Development”). The City desires to
ensure that all of the land that is depicted on the PRO Plan is developed in
accordance with, and used only for the specific residential uses permitted by this
Agreement, the related documents and undertakings of Developer, and all
applicable laws, City Ordinances, regulations, and standards of the City and other
regulatory bodies. This Agreement will govern the development of the Property
and is to be recorded with the Register of Deeds for the County of Oakland
following execution by the parties.

As an integral part of the Developer’s request to the City for rezoning to the
Proposed Classification, Developer agrees to develop and construct the sanitary
sewer, storm water sewer system, utilities, municipal water system, roads,
sidewalks, and other infrastructure necessary to develop and use the Property in
conformance with the following undertakings and forbearances by Developer (such
undertakings and forbearances hereafter referred to as the “Undertakings”):



Uses Permitted. The PRO Plan proposes a 232-unit multiple-family for-
sale condominium development. Over 50% of the units can accommodate
and are available for primary bedrooms on the ground level to
accommodate aging-in-place. The development consists of four “villages”
of homes: The Meadows (67 attached units in 14 buildings), The Vistas (68
attached units in 15 buildings), The Woods (36 attached units in 8 buildings)
and The Pointe (61 attached units in 14 buildings). There is also a central
park area with amenities, including an optional pickleball court and a
playground park, with an option to locate a clubhouse in that area if
determined by Developer to be desired in the future. A couple of different
designs are provided for the clubhouse depending on size of building
selected.

The development is accessed by two entrances off Meadowbrook Road, and
one from 12 Mile Road. The stormwater plan requires an interconnected
system with 6 detention ponds of various sizes, along with the existing
wetland system. Signage has not been reviewed and is not included as a
part of this PRO Agreement.

The City’s wetland review included both the Property and the Trinity
Retained Property, and each of the delineated wetlands on both properties
meets the criteria of providing wildlife habitat as well as flood and storm
control. The total permanent wetland impact area on both properties is
approximately 1.44 acres out of the total 9.64 acres present on both
properties. The full requirement for mitigation is proposed to be provided
on-site, and includes an area on the Property for mitigation of wetlands
required for the future development of the Trinity Retained Property (to be
constructed when the Trinity Retained Property is developed).

The PRO Plan appears to remove about 73% of the identified regulated
trees on the woodland survey for the Property. Approximately 250 credits
are proposed to be planted on-site, with the remaining credits to be paid
into the Tree Fund. A woodland impact analysis for the development of the
Trinity Retained Property shall be undertaken at such time as that Trinity
Retained Property is proposed for development.

The facade materials for the buildings are in full compliance with City
standards. In addition, the level of detail and overall character of the
designs qualify as an enhancement of the area beyond what could be
required by the ordinance, which is in line with the intent of the PRO
Ordinance.

Compliance with Applicable Laws and Regulations. Except as

expressly authorized herein, the Property shall be developed in accordance
with this Agreement, the PRO Plan, all applicable State, County and City
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statutes, codes, ordinances, regulations, and the City Ordinances, including
all applicable requirements of the Zoning Ordinance under the Proposed
Classification, and further including all storm water and soil erosion
requirements and measures during the design and construction phases of
the Development and during the subsequent use of the Property as
contemplated in this Agreement (collectively, the "Legal Requirements”).

The deviations from the provisions of the City Ordinances, rules, or
regulations are depicted in the PRO Plan and are approved by this
Agreement; however, except as to the Authorized Deviations listed below,
the Property shall be subject to and developed in accordance with all
applications, reviews, approvals, permits, and authorizations required under
applicable Legal Requirements, including, but not limited to, site plan
approval, storm water management plan approval, woodlands and wetlands
permits, facade approval, landscape approval, and engineering plan
approval.

PRO Conditions. As part of its approval of the PRO Plan and this
Agreement, the City Council made certain findings as required by the Zoning
Ordinance. Those findings were based in part on the fact that the Developer
has agreed that the following conditions shall apply to the Property
(collectively, the “"PRO Conditions”). The Developer (or its successors or
assigns) shall be responsible for obtaining all permits, licenses, or approvals
required for the development, construction, use, and occupancy of the
Development.

a. Development Enhancements offered by Developer.

1. Developer shall construct an approximately one-acre park
area, accessible to residents and the general public, with
pedestrian and bike rest stop area, at the northeast corner of
the site along 12 Mile Road. The park area shall be completed
prior to the issuance of the first final certificate of occupancy
("FCO") for the Vistas. Notwithstanding the above, the park
area shall be completed within five (5) years of the issuance
of the first building permit within the Development. The
Master Deed(s) for the unit owners within the Development
shall include a notice that the park is for use by the public and
the Development, but shall be maintained by the Developer
and the Association, thereafter. Signs identifying the park as
public access shall be installed as part of the construction of
the park area. The signage shall be maintained permanently
by the Developer, and the Association after transition of
control.



2. Developer shall construct an approximately one-mile loop
“Grove Nature Area Trail”, accessible to residents and the
public, that extends from the newly created park area along
the east property line of the Property, providing scenic views
of the adjacent 30-acre natural wetland area (not within the
Development) as well as natural features of the Property. The
Grove Nature Area Trail shall be completed as shown in an
approved Phasing Plan prior to the issuance of the first FCO
for the Vistas or the Woods, whichever first occurs.
Notwithstanding the above, the Grove Nature Trail shall be
completed within five (5) years of the issuance of the first
building permit within the Development. The Master Deed for
the Development shall include a notice that the trail is for use
by the public and the unit owners in the Development, but
shall be maintained by the Developer and the Association,
thereafter. Signage identifying the public trail shall be
installed as part of the construction of the Grove Nature Trail
prior to the issuance of the first FCO for each Phase along the
trail.

3. Inorder to address the impact of additional use of Beacon Hill
Park by the new residents and planned access and
interconnectivity for Novi residents and Grove Nature Trail,
Developer agrees to provide the City with $25,000 prior to the
first preconstruction meeting after approval of the Stamping
Set, to be used by the City at its discretion for Beacon Hill Park
improvements, art, services and/or maintenance.
Enhancements of the public trailhead would benefit the
overall community.

4. Developer shall construct approximately 700 feet of 10-foot-
wide pathway gap on the south side of 12 Mile Road to create
a connection from the existing bike path, located along the
east side of Meadowbrook Road, and the new sidewalk being
constructed with The Grove within the first phase of the
Development and prior to the issuance of the first FCO. Trinity
agrees to provide Developer with such construction and other
easements over the Remaining Trinity Property to the extent
required to construct the pathway. Off-site easements/right-
of-way for the pathway shall be dedicated to the City prior to
the issuance of Stamping Sets for the Development.

5. Subject to SMART approval as to the precise location and
design, Developer shall relocate the SMART bus stop to the
east and enhance the area with landscaping and seating along
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12 Mile Road. At least 8 bike parking spaces shall be provided.
The bus stop improvements shall be completed as part of the
first phase of the Development, prior to the issuance of the
first FCO.

. Developer shall preserve approximately 1/3 of the property as
open space with most of the units abutting or overlooking
open space, as shown on the PRO Plan.

. Developer shall construct an 8-foot wide shared-use public
pathway within the Development to provide pedestrian and
bicycle connectivity between Meadowbrook Road and 12 Mile
Road. The pathway will be constructed at the time buildings
adjacent to the pathway are constructed and shall be
completed within two (2) years of the issuance of the first
FCO within each such phase. The Master Deed for the
Development shall include a notice that the pathway is for use
by the public and the unit owners in the Development, but
shall be maintained by the Developer and the Association,
thereafter. Signage identifying the public pathway shall be
installed at the entrance to the pathway along Meadowbrook
and the entrance of the pathway and 12 Mile Road upon
completion of the pathway. Notwithstanding the above, the
pathway shall be completed within five (5) years of the
issuance of the first building permit within the Development.

. Developer shall provide conservation easements protecting
approximately 10 acres of woodland and woodland
replacement areas and approximately 15.5 acres of wetland
and wetland mitigation areas, which represents over 47% of
the property and could not be required under typical
development conditions, to be recorded prior to the issuance
of the first building permit within the Development. Developer
shall develop a plan for the removal of invasive species from
the wetland areas for City review with the final site plan
submittal, and implement the first removal treatment prior to
the issuance of the first building permit for the Development.
Wetland and woodland signage delineating protected areas
shall be installed prior to the issuance of the first FCO for each
Phase. The signs must be permanently maintained as posted
by the Developer, and the Association after transition of
control.

. The Development shall be limited to approximately 4.23
dwelling units per acre, which is a lower density from what
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would be permissible in the RM-1 zoning district (up to 7.3
dwelling units per acre permitted).

10.Developer shall dedicate approximately 1,648 lineal feet of

11.

13.

future right-of-way (60-foot width) along the entire
Meadowbrook Road frontage, a total land area of about 2.32
acres, prior to issuance of the first building permit within the
Development.

Developer shall provide the community amenities shown in
the PRO Plan, except as otherwise stated in this Section
above, prior to the issuance of the first FCO in each phase
accordance with the phasing plan to be approved as part of
the site plan approval process. Developer, at its option, may
construct a clubhouse and/or pool or other amenities where
the pickleball court and playscape are currently shown.
Provision of amenities shall occur with development of The
Meadows. The clubhouse shall meet all requirements of the
Zoning Ordinance at the time of site plan approval for the
clubhouse, which may occur at a later date after approval of
the preliminary or final site plan. Any changes to recreation
amenities will require submittal of a site plan for review and
approval following the City’s standard procedures. Amenities
may be changed but not eliminated.

Building height within the Development shall be limited to 30
feet, which is less than the 35 feet permitted in the RM-1
District.

14. Developer shall construct the off-site road and entranceway

15.

16.

improvements as shown on the PRO Plan by phase, prior to
the issuance of the first FCO within each Phase of the
Development.

If pickleball court(s) are proposed at the time of Final Site Plan
submittal, a noise impact statement shall be submitted
showing that the activity, with any noise mitigation measures
required, will comply with the City’s Performance Standards,
as set forth in Section 5.14 of the City of Novi Zoning
Ordinance, as amended.

Developer shall provide the following sustainable design
features:



a. Pre-wired garages for one 48 amp 240-volt EV charger (60
amp circuit).

b. All appliances used within the development must be
EnergyStar-rated or applicable equivalent standards.

c. All applicable plumbing fixtures shall be WaterSense labeled or
applicable equivalent standard.

d. Building material on the exterior facade of a majority of the
exterior elevations shall be energy-efficient, durable, and low
maintenance, including brick and composite siding.

e. Developer shall use energy-efficient glass/glazing and
insulation materials.

f. Developer shall offer a tankless water heater option.

g. Install smart scheduling technology for sprinklers incorporating
weather and soil moisture measurements.

h. Developer shall construct the pathway network and
infrastructure as shown on the PRO Plan that reduces emissions
and promotes pedestrian connectivity with bike/pedestrian
friendly streets, and bicycle parking in units throughout the site
prior to first unit building permit in each Phase and/or as set forth
above.

i. Developer shall provide benches made with recycled materials
to be used throughout the open space areas prior to the issuance
of the first FCO for each Phase.

17.Developer shall include a notice in the Master Deed and
Bylaws that the Trinity Retained Property is zoned OST and
may be developed with any of the uses permitted in that
district, and is designated in the Master Plan asGeneral Mixed
Use.

Access: The timing of the installation of roads, drives, and curb cuts
shall be determined at the time of preliminary site plan approval,
including phasing plan approval, if requested and approved. Roads,
drives, and curb cuts shall be complete to the extent required for
occupancy in accordance with Chapter 26.5 of the City of Novi Code
of Ordinances, as amended.



Developer shall ensure that once constructed, all required vehicular
and pedestrian access shall remain open to all required parts of the
Development and be properly maintained, including but not limited
to the public and private sidewalks, street sign and traffic control
measures and exterior light fixtures.

Water and Sewer: Developer shall construct and install the
improvements and/or connections tying into the municipal water and
sewage systems.

All water and sewer improvements shall be designed and constructed
by Developer in accordance with the approved PRO Plan and all
applicable Legal Requirements, subject to final engineering plan
approval at the time of site plan review. Such water and sanitary
sewer facilities, including any on-site and off-site facilities, if any,
extensions, and easements to reach the area to be served, shall be
provided by and at the sole expense of the Developer, and shall be
completed and approved by phase as determined at the time of site
plan approval before issuance of any building permits for any
building within that phase and in accordance with Chapter 26.5 of
the City of Novi Code of Ordinances.

Storm Water: The storm water management system for the Property
shall be approved by the City as part of the review and approval of
the site plan for the Property. In general, the storm water collection,
pre-treatment, storage, and transportation facilities shall be included
as part of the final engineering plan independently approved for the
Development. The Development shall be constructed to achieve a
storm water management system that assures that the quality and
quantity of storm water will be in accordance with all applicable
ordinances, regulations, and laws and shall be completed and
approved by phase as determined at the time of site plan approval
before issuance of any building permits for any building within that
phase and in accordance with Chapter 26.5 of the City of Novi Code
of Ordinances. Soil borings as required by the City’s Engineering
Design Manual will be provided with final site plan submittal.

Phasing: The Development may be constructed in a single or multiple
phases. If the Development is to be constructed in phases, a phasing
plan must be provided at the time of Preliminary Site Plan submittal.
Each phase, together with proceeding phases, must be able to stand
on its own with regard to roads, utilities, open space, parking,
emergency access, landscaping and other requirements of the City’s
Ordinances. Further details of each phase are required with the Final
Site Plan stage, including all grading, utilities, access roads and
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Vi.

Vii.

paths, landscaping, buildings, amenities, wetland mitigation design,
woodland replacements, and hydrant coverage. Required cost
estimates shall be broken down by each phase. Separate pre-
construction meetings and financial guarantees will be required for
each phase proposed. The phasing plan may be revised by the
Developer, subject to City review and approval for compliance with
this Agreement and City Ordinances.

Performance Guarantees. The City shall require Developer (or its
contractors as may be applicable) to provide performance and financial
guarantees for the completion of the improvements by phase in accordance
with an approved phasing plan, including, without limitation, road, right-of-
way improvements, water mains, sanitary sewers, storm drains, site
amenities, and landscaping and tree planting activities. Such financial
guarantees shall cover the site improvements for the project as provided in
the City Code. Such financial guarantees may include cash deposits, surety
bonds or letters of credit as allowed by the current provisions of the City’s
Code. Deposit and administration of financial guarantees shall be subject to
the requirements and conditions of Chapter 26.5 of the City of Novi Code
and any other related rules or regulations. Any deviations or requests for
relief from this provision shall be considered by City Council as a deviation
from Chapter 26.5, and will not require an amendment to this Agreement
or PRO Plan if approved by the City Council.

Compliance with Laws. The development and use of the Property shall
be in accordance this Agreement, the PRO Plan and with all applicable laws,
ordinances, and regulations including all applicable setback requirements of
the Zoning Ordinance under the Proposed Classification, except as expressly
authorized in this Agreement and PRO Plan, all storm water and soil erosion
requirements and measures, both throughout the site during the design and
construction phases of the Development and during the subsequent use of
the Property as contemplated in this Agreement, and all traffic laws.

Other City Authority. Nothing in this Agreement shall prevent the City
from exercising its regulatory and other authority with respect to the
Property and the Development in @ manner consistent with the PRO Plan
and this Agreement.

Application Fees; Connection Fees. The Developer shall be responsible
to pay all application and review fees as and when required under the City
Ordinances, including but not limited to planning, engineering, legal, and
any consultant fees in connection with the review and approval of the
Development. Such amounts shall be due upon invoice, and failure to pay
amounts owed shall entitle the City to cease review, approval, and/or
issuance of permits. In addition, the Developer shall pay all required water

10



viii.

and sewer connection and tap charges and fees, without reduction, as
provided in the City Ordinances, separately for each phase as and when
required. Such fees may be timely paid by others in connection with the
development of individual unit owners.

Property Maintenance Obligations. Until such time as the Developer

turns over to a condominium association or associations such maintenance
obligations for the Development or any phase thereof, Developer agrees, at
its expense, to operate, maintain, repair, manage, and improve the entire
Development site during buildout of all phases of the Development.
Developer shall be responsible to preserve and maintain the roads, unless
and until dedicated to the public, parks, open space, storm water drainage
facilities, driveways, sidewalks and pathways, and any and all areas
disturbed in connection with the Development to ensure that the same
continue to function as intended, and are stabilized, and meet all standards
of applicable laws and ordinances for property maintenance, including, but
not limited to regular snow and ice removal. Developer shall establish a
regular and systematic program of maintenance for the development to
ensure that the physical condition and intended function of such areas and
facilities shall be perpetually preserved and maintained.

Notwithstanding any other remedies in this Agreement, in the event that
Developer shall at any time fail to carry out the responsibilities above,
and/or in the event of a failure to preserve and/or maintain such areas or
facilities in reasonable order and condition, the City may serve written
notice upon Developer setting forth the deficiencies in maintenance and/or
preservation. Notice shall also set forth a demand that the deficiencies be
cured within a stated reasonable time period, and the date, time, and place
of the hearing before the City Council, or such other Council, body, or official
delegated by the City Council, for the purpose of allowing Developer to be
heard as to why the City should not proceed with the maintenance and/or
preservation which has not been undertaken.

At the hearing, the time for curing the deficiencies and the hearing itself
may be extended and/or continued to a date certain. If, following the
hearing, the City Council or other body or official designated to conduct the
hearing determines that the required maintenance and/or preservation
have not been undertaken within the time specified in the notice, the City
shall have the power and authority, but not the obligation, to enter upon
the Property, or cause its agents or contractors to enter upon the Property,
and perform such maintenance and/or preservation as reasonably found by
the City to be appropriate. The cost and expense of making and financing
such maintenance and/or preservation, including the cost of notices by the
City and reasonable legal fees incurred by the City, plus an administrative
fee in the amount of 25% of the total of all costs and expenses incurred,
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shall be paid by Developer, and such amount shall constitute a lien on the
property.

The City may require the payment of such monies prior to the
commencement of work. If such costs and expenses have not been paid
within 30 days of a billing to the Developer, all unpaid amounts may be
placed on the delinquent tax roll of the City and shall accrue interest and
penalties, and be collected as, and deemed delinquent real property taxes,
according to the laws made and provided for the collection of delinquent
real property taxes. In the discretion of the City, such costs and expenses
may be collected by suit initiated against Developer, and, in such event, the
Developer shall pay all court costs and reasonable attorney fees incurred
by the City in connection with such suit.

Staff and Consultant Review Letters. Developer shall comply with all
conditions listed in the staff and consultant review letters not inconsistent
with the terms of this Agreement as set forth in Exhibit D. City approval
of the Final Site Plan shall be deemed satisfaction of the conditions listed in
the staff and consultant review letters.

Developer and Owner Representations. Developer and Owner (to
the extent provided below) hereby makes the following acknowledgments,

representations, and warranties to City, which representations and
warranties shall be true and correct as of the date hereof:

a. Developer is duly organized and validly existing, in good standing
under the laws of the state of Michigan, authorized to do business
under the laws of the state of Michigan and has all requisite power
and authority to own and operate its assets and properties, to carry
on its business as now being conducted, and to enter into and
perform the terms of this Agreement. Developer has provided City
with an accurate and complete copy of its Articles of Organization
and Certificate of Good Standing in effect as of the date of this
Agreement ("Organizational Documents") and agrees to provide
accurate and complete copies of any revisions or modifications to
the Organizational Documents.

b. Developer and Owner have no notice of and there is no pending
litigation, administrative action or examination, claim or demand
before any court or any federal, state or municipal governmental
department, commission, board, bureau, agency or instrumentality
thereof which would affect Developer or its principals from carrying
out the covenants and promises made herein.

C. Developer is financially able to complete the Development.
12



d. Developer shall construct all improvements for the Development in a
good and workmanlike manner employing quality contractor(s),
construction manager(s), and other professional possessing the
requisite experience and competency to construct such
improvements.

e. Developer represents that it has sufficient control of its contractors,
employees, agents, suppliers, clients, and other consultants that it
can comply with all provisions of this Agreement.

NOW, THEREFORE, IT IS AGREED AS FOLLOWS:

Developer Obligations and Rights. Upon execution of this Agreement by the
parties:

a.

The Property shall be developed only in accordance with the Undertakings,
the PRO Plan, the PRO Conditions, Legal Requirements, City Ordinances (as
amended), and this Agreement (collectively, the "PRO Documents”);

Developer shall comply with the PRO Documents;

Developer shall forbear from acting in a manner inconsistent with the PRO
Documents;

Developer shall complete all actions necessary to carry out all of the
obligations in the PRO Documents.

This Agreement authorizes Developer to pursue and obtain preliminary and
final site plan approvals and other City permits and approvals consistent
with the PRO Plan and this Agreement.

Authorized Deviations. The following deviations from the standards of the
Zoning Ordinance are hereby authorized pursuant to §7.13.2.C.i.c.(2) of the City’s
Zoning Ordinance:

a.

b.

A Zoning Ordinance deviation from Section 3.1.7.D to reduce the building
setbacks from 75 feet to 50 feet along the north, east, and south property
lines, as sufficient screening appears to be proposed.

A Zoning Ordinance deviation from Sec. 3.8.2.D to revise the required
orientation of the buildings from a minimum of 45 degrees in certain
locations. This allows for a more uniform site layout with all of the units
backing up to open space/wooded areas.
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c. A Zoning Ordinance deviation from Sec 3.8.2.H to reduce the building
separation distance from the calculated formula as shown on the Building
Separation Table on Sheet SP-3.6 of the PRO Plan. This deviation enables
the layout of this project to fit within the available space while minimizing
wetland and woodland impacts.

d. A Zoning Ordinance deviation from Section 5.10 allows for perpendicular
parking on the major drives. This deviation is requested due to the
impracticality of providing a minor road (defined as less than 600 feet in
length) given the site constraints (woodlands, wetlands, and property
configuration). Perpendicular parking for guests is proposed on four Major
Drives (Simi Drive, Beckham Drive, Elle Parkway, and Ari Crest) in several
locations, where driveways are also proposed. The parking spaces will not
cause any more disruption on the roadway than cars that will be backing
out of the driveways.

e. A Zoning Ordinance deviation from Section 5.10 to allow on-street parking
on curves with less than a 230-foot centerline radius. The deviation is
supported as the parking spaces will not cause any more disruption on the
roadway than cars that will be backing out of the driveways.

f. A landscape deviation from Section 5.5.3.A.ii to not provide a 4-foot, 6-inch
to 6-foot-high landscape berm on a proposed RM-1 district adjacent to an
OST district on the north, east and south side. This deviation is supported
because of topography and the provision of dense landscaping and/or
preserved trees along the property lines.

g. A landscape deviation from Section 5.5.3.B.ii for the required greenbelt
berm and plantings along 12 Mile and Meadowbrook Road due to the
existing natural areas to be preserved, and a heavily landscaped detention
basin.

Revocation of Rights. In the event Developer attempts to or proceeds with
actions to complete improvement of the Land in any manner other than as
described herein and shown on Exhibit B, or if Developer refuses to or cannot
comply with the PRO Conditions, the City shall be authorized to revoke all
outstanding building permits and certificates of occupancy issued for such building
and use.

Modifications; Required Amendments. Minor modifications to the approved
PRO Plan(or any preliminary or final site plan approved hereafter) may be
approved administratively if the Zoning Ordinance (interpreted as though the
approved PRO Plan is an approved site plan for purposes of this Paragraph only)
would otherwise allow an administrative site plan review and approval, so long as
the City Planner determines that the modifications (i) are minor, (ii) do not deviate
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from the general intent of the PRO Plan, and (iii) do not result in increased impacts
on the surrounding development and existing infrastructure. The Planning
Commission shall also be permitted to authorize amendments to the PRO Plan in
its review of the site plans for the Development, with regard to parking-related,
landscaping-related, and facade-related requirements, provided it would otherwise
have that authority under the Zoning Ordinance.-

Revisions to the PRO Plan, preliminary site plan and/or final site plan approved
thereafter, such as to the types and locations of amenities offered to residents
(but not the elimination of amenities), reducing the number of residential units
within a building envelop by enlarging or revising the interior residential unit size
or layout, reducing the size of buildings, interchanging one unit type for another
approved unit type among the Villages, a non-material change to a dimensional
variation (as determined by City Staff), or certain revisions to building facades may
be considered Minor Modifications which may be approved administratively based
on the standards provided above in parts (i)—(iii)), and provided that the
modifications do not involve a greater number of residential units, any reduction
to open space requirements, new deviations from ordinance standards, or to the
elimination or material change to any of the Developer Enhancements set forth in
this Agreement (paragraph F.iii.a.1-18). A revision such as detaching individual
units from multi-family buildings in one or more of the Villages or material change
to a dimensional variation, or significant changes to the approved facade materials
or quantities, or other modifications of a similar scope (as determined by City Staff)
would be considered a Major Modification requiring approval of the Planning
Commission, or Amendment of the PRO Agreement if deviations outside the
authority of the Planning Commission are requested.

Condition Precedent. The parties acknowledge that Developer does not yet hold
title to the Property, and that commencement of construction of the Development
will occur after Developer or its assignees or designees close on the acquisition of
the Property from Trinity (the “Condition Precedent”). If Developer or its assignees
or designees does not acquire the Property from Trinity and the right to acquire
the Property from Trinity has terminated, then either Trinity or the City may elect
to terminate this Agreement by written notice to the other parties. The recording
of deed(s) vesting title to the Property in Developer (or its successors or assigns)
shall automatically be deemed satisfaction of the Condition Precedent and, upon
such deemed satisfaction of the Condition Precedent, this paragraph 4 shall
automatically be null and void. If required by applicable City Code, the City will
process an application to separate the Property from the Trinity Retained Property
so that separate tax identification numbers can be issued for each property prior
to commencement of the Development.
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6.

General Provisions:

a.

The Zoning Board of Appeals (the “"ZBA") shall have no jurisdiction
over the Property or the application of this Agreement until after site
plan approval and construction of the Development as approved
therein. In no event shall the ZBA be permitted to vary any terms or
conditions of this Agreement. As signage has not been reviewed as
part of this Agreement, the applicant shall apply for sign permits
under the typical process. If variances from the sign ordinance are
required, the applicant shall be permitted to seek relief from the ZBA.

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 Developer, the City, in
addition to any other relief to which it may be entitled at law or in
equity, or any other provisions of this Agreement, shall be entitled
under this Agreement to relief in the form of specific performance
(except as to construction of the buildings, unless construction of a
building has commenced) and an order of the court requiring
abatement of the nuisance per se. In the event of a breach of this
Agreement, the City may notify Developer of the occurrence of the
breach and issue a written notice requiring the breach be cured
within thirty (30) days; provided, however, that if the breach, by its
nature, cannot be cured within thirty (30) days, Developer shall not
be in the breach hereunder if Developer commences the cure within
the thirty (30) day period and diligently pursues the cure to
completion. Failure to comply with such notice shall, in addition to
any other relief to which the City may be entitled in equity or at law,
render Developer liable to the City in any suit for enforcement for
actual costs incurred by the City including, but not limited to,
reasonable attorneys’ fees, expert witness fees and the like.

This Agreement may not be amended except in writing signed by the
parties and recorded in the same manner as this Agreement. In the
event the Developer desires to propose an amendment, an
application shall be made to the City's Department of Community
Development, which shall process the application in accordance with
the procedures set forth in the Zoning Ordinance.

The parties understand and agree that if any part, term, or provision
of this Agreement is held by a court of competent jurisdiction, and
as a final enforceable judgment, to be illegal or in conflict with any
law of the State of Michigan or the United States, the validity of the
remaining portions or provisions shall not be affected, and the rights
and obligations of the parties shall be construed and enforced as if
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this Agreement did not contain the particular part, term, or provisions
held to be invalid.

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.

No waiver of any breach of this Agreement shall be held to be a
waiver of any other or subsequent breach. A delay in enforcement
of any provision of this Agreement shall not be construed as a waiver
or estoppel of the City’s rights to eventually enforce, or take action
to enforce, the terms of this Agreement. All remedies afforded in
this Agreement shall be taken and construed as cumulative; that is,
all remedies afforded in this Agreement are in addition to every other
remedy provided by law.

The signers of this Agreement warrant and represent that they have
the authority to sign this Agreement on behalf of their respective
principals and the authority to bind each party to this Agreement
according to its terms. Further, each of the parties represents that
the execution of this Agreement has been duly authorized and is
binding on such parties as and when provided herein.

This Agreement and all of its covenants, restrictions, and conditions
are made for the benefit of the Property and the community and shall
run with the land described herein as the Property and bind the
parties, their heirs, successors, and assigns. The Parties acknowledge
that the Property is subject to changes in ownership and/or control
at any time, but that heirs, successors, and assigns shall take their
interest subject to the terms of this Agreement. All references to the
“Developer” in this Agreement shall also include all respective heirs,
successors, and assigns of Developer, all future owners of any
parcels or units created by the proposed land divisions or
condominium(s). The City shall have the right to enforce the
Agreement and its covenants, restrictions, and conditions against
Developer or its heirs, successors, and assigns.

This Agreement shall be recorded in the Oakland County Register of
Deeds.

Developer has negotiated with the City the terms of the PRO Plan,
the PRO Conditions, and this Agreement, and such documentation
represents the product of the joint efforts and mutual agreements of
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the Parties. Developer fully accepts and agrees to the final terms,
conditions, requirements and obligations of the PRO Plan and PRO
Agreement, and Developer shall not be permitted in the future to
claim that the effect of the PRO Plan and PRO Agreement results in
an unreasonable limitation upon uses of all or a portion of the
Property, or claim that enforcement of the PRO Plan and PRO
Agreement causes an inverse condemnation, other condemnation or
taking of all or any portion of the Property. Developer, and the 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
specifically has offered and agreed to proceed with the Undertakings,
the PRO Conditions, and any other 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, PRO Conditions, and other
obligations Developer and the 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 Property in a
socially, environmentally, and economically desirable manner, and to
achieve other reasonable and legitimate objectives of the City and
Developer, as authorized under applicable City ordinances and the
Michigan Zoning Enabling Act, MCL 125.3101, et seq., as amended.

Developer further agrees and acknowledges that the terms,
conditions, obligations, and requirements of this Agreement are
clearly and substantially related to the burdens to be created by the
development and use of the Property under the PRO Plan, and are,
without exception, clearly and substantially related to the City's
legitimate interests in protecting the public health, safety and general
welfare.

Developer acknowledges that, at the time of the execution of this
Agreement, Developer has not yet obtained site plan or engineering
approvals for the Property. Developer acknowledges that the
Planning Commission and City engineering staff/consultants may
impose additional conditions other than those contained in this
Agreement during site plan and engineering reviews and approvals
as authorized by law; provided, however, that any such additional
conditions shall not be inconsistent with the PRO Plan and this
Agreement and shall not change or eliminate any development right
authorized thereby. Such conditions shall be incorporated into and
made a part of this Agreement.
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None of the terms or provisions of this Agreement shall be deemed
to create a partnership or joint venture between the Parties.

The Recitations contained in this Agreement and all exhibits attached
to this Agreement and referred to herein shall for all purposes be
deemed to be incorporated in this Agreement by this reference and
made a part of this Agreement. Headings are descriptive only. The
Exhibits attached hereto are as follows:

Exhibit A - Description & Depiction of the Property

Exhibit B — Description & Depiction of the Trinity Retained Property
Exhibit C - PRO Plan

Exhibit D — Staff and Consultant Review Letters

This Agreement is intended as the complete integration of all
understandings between the Parties related to the subject matter
herein. No prior contemporaneous addition, deletion, or other
amendment shall have any force or effect whatsoever, unless
embodied herein in writing. No subsequent notation, renewal,
addition, deletion or other amendment shall have any force or effect
unless embodied in a written amendatory or other agreement
executed by the parties required herein, other than additional
conditions which may be attached to site plan approvals as stated
above.

The Parties intend that this Agreement shall create no third-party
beneficiary interest except for an assignment pursuant to this
Agreement. The Parties are not presently aware of any actions by
them or any of their authorized representatives which would form
the basis for interpretation construing a different intent and expressly
disclaim any such acts or actions, particularly in view of the
integration of this Agreement.

Where there is a question with regard to applicable regulations for a
particular aspect of the Development, construction and use of all or
any portion of the Property, or with regard to clarification,
interpretation, or definition of terms or regulations, and there are no
express provisions of the PRO Plan and this Agreement which apply,
the City, in the reasonable exercise of its discretion, shall determine
the regulations of the City’s Zoning Ordinance, as such Ordinance
may have been amended, or other City Ordinances that shall be
applicable, provided that such determination is not inconsistent with
the nature and intent of the PRO Plan and this Agreement and does
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not delay, change or eliminate any development rights authorized by
the PRO Plan and this Agreement. In the event of a conflict or
inconsistency between two or more provisions of the PRO Plan
(including notes thereto) and/or this Agreement or between such
documents and applicable City ordinances the more restrictive
provision, as determined in the reasonable discretion of the City, shall

apply.

The Parties acknowledge and agree that they have had the
opportunity to have the PRO Plan and this Agreement reviewed by
legal counsel.

This Agreement is subject to termination and/or expiration in
accordance with and as provided by the City’s Zoning Ordinance.

This Agreement may be signed in counterparts.

{Signatures begin on following page}
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DEVELOPER:
IVANHOE COMPANIES, LLC, a Michigan
Limited Liability Company

By:
Its:
STATE OF MICHIGAN )
) ss
COUNTY OF OAKLAND )
On this day of , 2026, before me appeared Gary

Shapiro of IVANHOE COMPANIES, LLC, a Michigan Limited Liability Company,
on its behalf.

Notary Public
County

Acting in County
My commission expires:

{Signatures continue on following page}
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TRINITY HEALTH-MICHIGAN, a Michigan
Non-Profit Corporation, f/k/a Mercy
Health Services

By:
Its:
STATE OF MICHIGAN )
) ss
COUNTY OF OAKLAND )
On this day of , 2026, before me appeared

of TRINITY HEALTH-MICHIGAN, a
Michigan Non-Profit Corporation, f/k/a Mercy Health Services, on its behalf.

Notary Public
County

Acting in County
My commission expires:

{Signatures continue on following page}
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CITY OF NOVI

By:  Justin Fischer
Its:  Mayor

By:  Cortney Hanson

Its:  Clerk
STATE OF MICHIGAN )
) ss
COUNTY OF OAKLAND )
On this day of , 2026, before me appeared Justin

Fischer and Cortney Hanson, who stated that they had signed this document of their
own free will on behalf of the City of Novi in their respective official capacities, as stated
above.

Notary Public
County

Acting in County
My commission expires:

Drafted by:

Elizabeth Kudla Saarela

Rosati, Schultz, Joppich & Amstbuechler, PC
27555 Executive Drive, Suite 250
Farmington Hills, Ml 48331-5627

When recorded return to:

Cortney Hanson, Clerk
City of Novi

45175 Ten Mile Road
Novi, MI 48375



{Exhibits commence on following page}
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EXHIBIT A’

THE GROVE LEGAL DESCRIPTION:

A PARCEL OF LAND LOCATED IN PART OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1
NORTH, RANGE 8 EAST, CITY OF NOVI, OAKLAND COUNTY, MICHIGAN AND MORE
PARTICULARLY DESCRIBED AS:

COMMENCING AT THE WEST 1/4 CORNER OF SAID SECTION 13; THENCE N. 02°21'34" W.
329.52 FEET ALONG THE WEST SECTION LINE OF SECTION 13, ALSO BEING THE CENTERLINE
OF MEADOWBROOK ROAD (WIDTH VARIES), TO THE POINT OF BEGINNING; THENCE
CONTINUING NO02°21'34"W 1648.15 FEET ALONG SAID WEST SECTION LINE; THENCE N.
85°28'50” E. 43.03 FEET TO A POINT ON THE 43 FOOT WIDE EASTERLY RIGHT—OF—WAY
LINE OF SAID MEADOWBROOK ROAD, AS DESCRIBED FROM WARRANTY DEED LIBER 11987,
PAGE 63 AND LIBER 12016, PAGE 168, OAKLAND COUNTY RECORDS; THENCE N. 02°21'34”
W. 124.03 FEET ALONG SAID DESCRIBED LINE; THENCE N. 86°17°12" E. 761.29 FEET;
THENCE N. 02°46°55”" W. 447.12 FEET TO A POINT ON THE EXISTING SOUTHERLY
RIGHT-OF—WAY LINE OF TWELVE MILE ROAD (WIDTH VARIES); THENCE N. 86°04'24" E.
576.61 FEET ALONG SAID SOUTHERLY RIGHT—OF—WAY LINE TO A POINT ON THE EAST LINE
OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SAID SECTION 13 (AS MONUMENTED);
THENCE S. 02°27°39” E. 2215.15 FEET ALONG SAID EAST LINE TO A POINT ON THE NORTH
LINE OF MEADOWBROOK CORPORATE PARK CONDOMINIUM, PLAN NO. 1485, RECORDED IN
LIBER 38286, PAGE 609, OAKLAND COUNTY RECORDS; THENCE S. 86°00°06” W. 1381.65
FEET ALONG SAID NORTH LINE TO THE POINT OF BEGINNING.

CONTAINS 2,693,340 SQUARE FEET (61.83 ACRES) MORE OR LESS, AND BEING SUBJECT
TO ANY EASEMENTS AND/OR RESTRICTIONS OF RECORD.

REVISIONS EXHIBIT ’A’ DATE HOR: 1S"CiL§oo’
ITEM DATE | BY THE GROVE 3-12—26 FIELD BOOK NO.
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN =
EIMET %ZNI AK |DESIGNED BY| JOB NO. |&
Pt S——— =
: : ‘.V&ASSOCIATES AW 22149 %
Consulting Civil Engineers &
55800 GRAND RIVER AVE, SUITE 100 DRAWN BY | SHEET NO. E
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Exhibit B

Description & Depiction of Trinity Retained Property



EXHIBIT 'B’
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EXHIBIT 'B’

TRINITY RETAINED PROPERTY LEGAL DESCRIPTION:

A PARCEL OF LAND LOCATED IN PART OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH,
RANGE 8 EAST, CITY OF NOVI, OAKLAND COUNTY, MICHIGAN AND MORE PARTICULARLY
DESCRIBED AS:

COMMENCING AT THE WEST 1/4 CORNER OF SAID SECTION 13; THENCE N. 02°21°34" W.
1,977.67 FEET ALONG THE WEST SECTION LINE OF SECTION 13, ALSO BEING THE CENTERLINE OF
MEADOWBROOK ROAD (WIDTH VARIES); THENCE N. 85°28'50” E. 43.03 FEET TO A POINT ON THE
43 FOOT WIDE EASTERLY RIGHT—OF—WAY LINE OF SAID MEADOWBROOK ROAD, AS DESCRIBED
FROM WARRANTY DEED LIBER 11987, PAGE 63 AND LIBER 12016, PAGE 168, OAKLAND COUNTY
RECORDS; THENCE N. 02°21°34” W. 124.03 FEET ALONG SAID EASTERLY RIGHT—OF—WAY LINE TO
THE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID DESCRIBED LINE THE FOLLOWING
TWO (2) COURSES: 1.) N. 02°21'34” W. 394.58 FEET; 2.) THENCE N. 41°51'57” E. 71.38 FEET
TO A POINT ON THE SOUTHERLY RIGHT—OF—WAY LINE OF TWELVE MILE ROAD (WIDTH VARIES);
THENCE N. 86°04'24” E. 708.26 FEET ALONG SAID SOUTHERLY RIGHT—OF—WAY LINE; THENCE S.
02°46’55" E. 447.12 FEET; THENCE S. 86°17°'12" W. 761.29 FEET TO THE POINT OF BEGINNING.

CONTAINS 337,297 SQUARE FEET (7.74 ACRES) MORE OR LESS, AND BEING SUBJECT TO ANY
EASEMENTS AND/OR RESTRICTIONS OF RECORD.

REVISIONS EXHIBIT 'B’ DATE | o 1" = 300

B TRINITY RETAINED PROPERTY 3-12-26 | nem e

CITY OF NOVI, OAKLAND COUNTY, MICHIGAN
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Consulting Civil Engineers
55800 GRAND RIVER AVE, SUITE 100 DRAWN BY [ SHEET NO.

NEW HUDSON, MICHIGAN 48165 PTG 2 /2
P: (248) 437-5099 F: (248) 437-5222  www.zeimetwozniak.com
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PRO Plans



DEVELOPER:

IVANHOE COMPANIES
6689 ORCHARD LAKE ROAD, SUITE 314
WEST BLOOMFIELD, MI 48322
(248) 626-6114
GARY SHAPIRO

NOVI,

CIVIL ENGINEER:

LANDSCAPE ARCHITECT:

WETLAND/WOODLAND CONSULTANT:

ARCHITECT:

PLANNER:

MEADOWBROOK _RD
HAGGERTY RD

ZEIMET-WOZNIAK AND ASSOCIATES, INC.
55800 GRAND RIVER AVE, SUITE 100
NEW HUDSON, MICHIGAN 48165
P: (248) 437-5099 www.zeimetwozniak.com
ANDY WOZNIAK

ALLEN DESIGN

557 CARPENTER
NORTHVILLE, MICHIGAN 48167

P: (248) 467-4668

JIM ALLEN, RLA

BARR ENGINEERING
3005 BOARDWALK DR. SUITE 100
ANN ARBOR, MICHIGAN 48108
P: (734) 922-4414
FRAN THOMPSON

T.R.-DESIGN GROUP, LLC
6001 N. ADAMS RD., STE 202
BLOOMFIELD HILLS, MI 48304
(248) 792-3256

CINCAR CONSULTING GROUP, LLC
17199 N. LAUREL PARK DRIVE, SUITE 204

LIVONIA, MI 48152
(248) 867-8942
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THESE PLANS ARE THE PROPERTY OF ZEIMET— 4 “ & ;_j :‘;Rr;::ljg:"\;‘:;::;glzl\ SPACE
WOZNIAK & ASSOCIATES, INC. NO CONSTRUCTION F el GREENBELT AND I
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AUTHORIZATON BY- L2 LANDSCAPE DETAILS
M peE WOODLAND PLAN
ZEIMET-WOZNIAK & ASSOCIATES, INC. SHALL Y MEADOWBROOK ROAD L4 WOODLAND PLAN
NOT BE RESPONSIBLE FOR MEANS, METHODS, S PUBL'C) L-15 ‘WOODLAND PLAN
PROCEDURES, TECHNIQUES, OR SEQUENGES OF WIDTH VARIES (| L-16 TREE LIST
CONSTRUCTION, NOR FOR SAFETY ON THE JOB L-17 ‘TREE LIST
SITE, NOR SHALL ZEIMET—WOZNIAK & L-18 TREE LIST
ASSOCIATES, INC. BE RESPONSIBLE FOR THE L-19 TREE LIST
CONTRACTOR'S FAILURE TO CARRY OUT THE WORK FIRE DEPARTMENT NOTES: SENERAL SITE NOTES 20 TREE LIST
IN ACCORDANCE WITH THE CONTRACT DOCUMENTS.
1. WATER MAINS AND FIRE HYDRANTS SHALL BE INSTALLED AND OPERATIONAL 1. ALL WORK SHALL CONFORM TO THE CITY OF NOVP'S CURRENT STANDARDS AND SPECIFICATIONS. ARCHITECTURE PLANS:
THE CONTRACTOR SHALL INDEMNIFY AND SAVE PRIOR TO ANY COMBUSTIBLE MATERIAL IS BROUGHT ON—SITE (FC 2015 3312.1) 2. CALL MISS DIG (1-800-647—7344 / 1~BOO-MISS DIG) A MINIMUM OF 72 HOURS PRIOR TO THE START OF !
HARMLESS THE OWNER AND ENGINEER FROM ALL 2. ALL NEW MULTIFAMILY RESIDENTIAL BUILDINGS SHALL BE NUMBERED WITH A CONSTRUCTION. THE VISTAS
UIABILITIES FOR INJURY TO PERSONS, OR DAMAGE MINIMUM 107 HIGH BY 1 WIDE NUMBERS A MINIMUM 15 FEET ABOVE THE 3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY AND ALL DAMAGE TO EXISTING UNDERGROUND UTILITIES CAUSED ALOF3  FLOORPLAN
T0 OR LOSS OF PROPERTY, OR ANY OTHER LOSS GROUND ON THE BUILDING WHERE READILY VISIBLE FROM THE STREET SIDE. BY HIS OPERATIONS. A2OF3  FLOOR PLAN
COST OR EXPENSE, AS A R’ESULT OF THE ACT\ONVS 3. FIRE APPARATUS DRIVES TO AND FROM BUILDINGS THROUGH PARKING LOTS 4. TRENCHES UNDER OR WITHIN 3 FT. OF EXISTING OR PROPOSED PAVEMENTS, DRIVEWAYS, AND/OR SIDEWALKS SHALL BE A3OF3 ELEVATIONS
OF THE CONTRAGTOR, HIS EMPLOYEES, AGENTS, OR SHALL HAVE A MINIMUM 50 (50) FOOT OUTSIDE TURING RADIUS AND DESIGNED BACKFILLED AND COMPACTED WITH MOQT CLASS Il SAND.
SUBCONTRACTORS. " " ' TO SUPPORT A MINIMUM OF THIRTY-FIVE (35) TONS. 5. WHERE UTILITIES CROSS, PROVIDE POROUS BACKFILL TAMPED IN 12” LAYERS TO THE UNDERSIDE OF THE HIGHER THE MEADOWS
2 4 INMEDIATE ACGESS' 10 FIRE DEPARTWENT CONNECTIONS SHALL BE MANTANED UTILITY. A 6% MIN. SAND CUSHION SHALL BE PROVIDED BETWEEN UTIITES. AlOl FLOOR PLAN
3 3 3 3 6. LL SEWER CONSTRUCTION SHALL HAVE MDOT CLASS Il BEDDING UNLESS OTHERWISE SPECIFIED ON THE PROFILES. v
ALL CONTRACTORS SHALL NAME ZEIMET-WOZNIAK OR 'ANY OTHER OBUECT FOR A MINMUM OF S—FEET. 7. ALL ELEVATIONS ARE BASED ON USGS NAVDS3 DATUM. A20F2 - ELEVATIONS
& ASSOCIATES, INC. AS ADDITIONALLY INSURED ON 5. FIRE LANES SHALL BE DESIGNATED BY THE FIRE CHIEF. THE MINIMUM WIDTH OF 8. ALL DISTURBED AREAS SHALL BE PROPERLY RESTORED BY THE CONTRACTOR. THE WOODS
ALL INSURANCE POLICIES. A POSTED FIRE LANE IS 20' AND THE MINIMUM CLEAR HEIGHT OF THE FIRE 9. ALL SOIL EROSION AND SILT MUST BE CONTAINED ON THE SITE. MOEsFLOOR PLAN
LANE IS 14", 10.  THE CONTRACTOR SHALL AT ALL TIMES PROVIDE EMERGENCY ACCESS TO PROPERTY FOR THE POLICE, FIRE A20F 3 FLOOR PLAN
THE LOCATION AND ELEVATION OF EXISTING 6. PROPOSED BUILDINGS DO NOT HAVE FIRE SUPPRESSION SYSTEMS. DEFARTMENT, AMBULANCES OR OTHER EMERGENCY VEHICLES TO PROTECT LIFE, HEALTH AND PROPERTY. FERE
UNDERBROUND MILITES. AS SHOWN ON THESE DRAWINGS 1. PAVED STREETS AND DRIVEWAYS MUST BE MANTAINED IN A REASONABLE STATE OF CLEANLINESS AND THE
ARE ONLY APPROXIMATE. NO GUARANTEE 13 EITHER CONTRACTOR SHALL REMOVE ACCUMULATIONS OF DEBRIS CAUSED BY CONSTRUCTION OPERATIONS.
y 12, CONTRACTOR SHALL PROVIDE ALL NECESSARY SHEETING, SHORING, DEWATERING, BRACING, TRENCH BOXES, ETC, TO "THE POINTE
EXPRESSED OR IMPLIED AS TO THE COMPLETENESS OR PERFORM WORK SAFELY AND PROTECT EXISTING UTILITIES AND IMPROVEMENTS IN ACCORDANCE TO MICHIGAN ALOF3  FLOOR PLAN
ACCURACY THEREOF. THE CONTRACTOR SHALL BE EXCLUSIVELY OCGUPATIONAL SAFETY AND HEALTH ADMINISTRATION (MIOSHA). A20F3  FLOORPLAN
RESPONSIBLE_FOR DETERMINING THE EXACT LOCATION AND 13. IF DEWATERING IS ANTICIPATED OR ENCOUNTERED DURING CONSTRUCTION, THEN A DEWATERING PLAN MUST BE A3OF3 ELEVATIONS
ELEVATION OF EXISTING UTILITIES AND PROPOSED UTILITY PREPARED BY THE CONTRACTOR AND SUMBITTED TO THE CITY'S ENGINEERING DIVISION FOR REVIEW AND APPROVAL.
CROSSINGS IN THE FIELD PRIOR TO CONSTRUCTION. THE 14. ALL CONTRACTORS MUST OBTAIN A PERMIT FROM THE CITY OF NOV FOR ANY WORK WITHIN THE RIGHT—OF-WAY OF OPTIONAL CLUBHOUSE
CONTRACTOR SHALL NOTIFY THE ENGINEER IF_ANY CONFLICTS MEADOWBROOK ROAD. CIOF3  OPTION |
ARE APPARENT OR IF THE LOCATION OR DEPTH DIFFERS 15 ALL CONTRACTORS MUST OBTAIN 4 PERWT FROU THE ROAD COMASSION FOR OAKLAND CONTY FOR ANY WORK WThi C20F3  OPTION2
SIGNIFICANTLY FROM THE PLANS. 16.  ALL PAVEMENT MARKINGS, TRAFFIC CONTROL SIGNS, AND PARKING SIGNS SHALL COMPLY WITH THE DESIGN AND C30F3 OPTIONS 3 AND 4
PLACEMENT REQUIREMENTS OF THE 2011 MICHIGAN MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES.
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BENCHMARKS: LEGEND SOILS LEGEND:

(PER USDA-NRCS WEB SOIL SURVEY FOR OAKLAND

CTY B pi23ie ——————————  BOUNDARY INE F-TBAR  FOUND T-BAR COUNTY 7/26,/2024)

X' ON NORTH RIM OF GATE VALVE LOGATED 8 FEET — — — — —  PARCEL LNE SGI SET CAPPED IRON

NORTH OF DRIVE INTO PRV, 4 FEET EAST OF CENTERLNE  — - SEGTION LNE (M) MEASURED

OF MEADOWBROOK ROAD, 700 FEET NORHT OF EASEMENTS R)  RECORD

CENTERLINE OF 12 MILE ROAD ®)

NORTHING:  365052.492 FENCE LINE CL  CENTERLNE

EASTING:  13368796.58 SANITARY SEWER ROM.  RIGHT OF WAY

ELEV.: 922.9876 STORM SEWER O MANHOLE

CITY BM #1312 WATER MAIN O  CATCH BASN

"X ON NORTH RIM OF GAVE VALVE LOCATED 670 FEET GAS MAN < END SECTION

EAST OF THE oF ROAD AND ELECTRIC CABLE ®  GATE VALVE

12 MILE ROAD, SOUTH OF WEST BOUND 12 MILE ROAD & secTio corner o

INTERSECTION, 4 FEET SOUTH OF BACK OF CURB 0 CENTER OF

, NORTHING:  364317.6108 °  FD MaN, Fi" Fi8, FIP, FCP ¥ WATER SHUT-OFF SECTION 13

N. 1/4 CORNER EASTING:  13369467.08 F-TBAR, S & uTurY POLE TINLR BE
A L 2 W, o ov o vownent e ot 4
Ciry OF Nowi, ; FO FOLND CAPPED IRON e !
GAKLAND CO. M. 3¢ LoHT POLE i

| FIB FOUND IRON BAR —~— SN

FIP FOUND IRON PIPE . POINT OF COMMENCEMENT

FCP FOUND CAPPED PIPE

SOIL BORING

o
L2

STATE OF MICHIGAN MDOT

. STRUCTURE TABLE:
2—13-100-019
PONT  DESCRETION RM  PPESZE  DRECTON  INVERT
- 1002 SANITARY 910.22 12" N 886.56
12" s 886.62
: 1005 SANITARY 90129 12 N 88420
12 s 88429
1004 SANTARY 0252 N 882,00
s 88196
1007 SANTARY se0.42 N a76.72
sw 876,17
! s 7.4
1027 SANTARY N o NE a75.28
Bl sw a75.20
1363 CATCH BASIN 911.94 15" N 910.04
1375 SANTARY 89135 o s 742
2" NE &74.31
K & w 875.20
1377 SANITARY 908.06 & N 894.64
L4 s 894.54
1378 GATE VALVE 909.90 T/PIPE  FULL OF WATER 904.40
137 SANTARY 906.58 o N a79.44
: o s a79.44
— 1486 GATE VALVE 912.74 T/PIPE  FULL OF WATER 907.26
1515 CATCH BASIN 912.92 12" NW 909.63
s 909,41
H 90038
1547 GATE VALVE 911.45 T/PIPE  FULL OF WATER 902.79
MEAOWBR 1582 GATE VAL 0783 T/PIPE FULL OF WATER 90176
IS ra
CORPURATE o5t catcH BasN 906,68 12 N 90361
— CONDOMINI 12 s 904,01
(&}
= PLAN|NO. 1 15 H 90385
a2l L. 382B6, P. 1 v 0388
6( a o : 8454 GATE VALVE 923.36 T/PIPE B 913,98
a & NE 90353
L_Aj %) 1365 CATCH BASIN 916.89 15" N 912.87
= i} 6116 GATE VALVE 907.03 T/PIPE FULL OF WATER s01.08
' | 6074 GATE VALVE 907.82 T/PIPE FULL OF WATER 901.27
u>J <>( 6085 GATE VALVE 0821 T/PIPE FULL OF WATER s01.85
- 6473 SANITARY 92284 & sw 90343
o & N 903,32
== 6475 GATGH BASN 2148 N 91595
= ses  owoimsn omse W ez
= s @270
6699 CATCH BASIN 916.74 15" N 909.02
15 s 900.32
6727 CATCH BASIN 914.88 15" NE 908.21
! 15" s 908.23
6752 CATCH BASN 91070 15" N 908.80
12 3 908.08
8789 CATCH BASIN 910.08 15" N 907.90
12" E 908.42
6790 CATCH BASIN 91278 15" N 907.38
i 15" s 907.38
680 SANTARY 1550 N asn3e
s ase3e
W. 1/4 CORNER E 898.39
stcfion 13
SN, mse | eest M 91750 - N 89573
Ciry O Nowl, s 895,83
GAKLAND CO., M|
THE SURVEYED PROPERTY IS IN A FEDERALLY DESIGNATED FLOOD ZONE X. FIRM
MAP No. 26125C0827F. EFFECTIVE DATE 9-20-2006. THE ABOVE FLOOD FLAIN
DESIGNATION IS FOR INFORMATION ONLY AND IS BASED ON THE FIRM MAP
LISTED ABOVE AVALABLE ELECTRONICALLY FROM FEMA ON THE DATE OF THIS
SURVEY. THIS SURVEYOR ASSUMES NO LIABILITY FOR THE CORRECTNESS OF THE
—_— CITED MAP(S). IN ADDITION, THE ABOVE STATEMENT DOES NOT REPRESENT THIS
SURVEYOR'S GPINION OF THE PROBABILITY OF FLOODING.

SEE SHEETS SP—7-SP—7.3 FOR SITE BOUNDARY INFORMATION.

P.OC. -
N, CORNER H \ SEE_SHEETS SP-9-SP—9.8 FOR SITE TOPOGRAPHY AND TREE
SECTON 13 INFORMATION.

St e C/L MEADOWBROOK ROAD
SRS L WIDTH VARIES (PUBLIC)

SEE SHEET SP-8 FOR WETLAND SURVEY.

SEE SHEETS SP—8.9-SP—9.10 FOR SOIL BORING INFORMATION.
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ROAD
(PUBLIC)

TWELVE MILE
WIDTH VARIES

Village 1

The Vistas
68 Units

0
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Village 2

The Meadows
67 Units

Site Summary

c/L ME
WIDTH

Village 3

The Woods
36 Units

ADOWBROOK ROAD

VARIES (PUBLIC)

N4
N4

al

Park/Recreation Area

For Optional Clubhouse and or Amenities See Sheet L-10

Village 4

The Pointe
61 Units

Typical Building Envelopes

The Vistas

- —

lIES

Wl | 3033 | 2400

1]

st floor Primary Suite (end units)
2-Story Townhomes with optional sunroom (interior units)

71.00°

Envelope

54.00°

The Meadows

(=< I/

- [~———— Envelope
24,33

|

2-Story Townhomes with optional sunroom

The Woods

75

Envelope

71" deep Ranch

The Pointe

75"

Envelope

st floor Primary Suite

Notes for all Residential Envelopes:
Unit mix, size, and location are representative and may vary
within the buiding envelope. Each building envelope will
‘accommodate 3 - 6 units.

2. Unittype (ranch, 1st floor primary, townhome) are
interchangeable between villages.

3. Building envelope depth may increase in some locations to
‘accommodate a 75' deep unit. All minimum setback requirements
will be maintained

4.

Decks or patios may extend a maximum of 10’ beyond the
building envelope into the perimeter, side to side, and side to rear
setbacks.

Minimum Building Width is 24

5.
6. Maximum Building Deph is 75'
7. All units will have 2 or 3 bedrooms.
8. Minimum Driveway Length is 20" from Sidewalks.
Existing Zoning osT Unit Breakdown Parking
Proposed Zoning PRO RM-1 The Vistas 68 Units.
The Meadows 67 Units The Vistas
Open Space Summary
The W
Gross Site Area 5966 Acres © Wloods 38 units Parking Required 170 Spaces (25 per Unit) Total Groen Space Provided 4039 Acres  (73.6%)
Less ROW 248 Ac The Pointe 61 Units Parking Provided 276 Spaces °
Not Site Area 6718 Acres Total 232 Units O Sraat parkin onares Usable Open Space Required 115 Acres  (2.1%: 232 units x 200 s.f.)
Garage and v 272°Spaces Usable Open Space Provided 864 Acres  (15.8%)
Parcel Breskdoun W NetDensity Alowed 54 Duike (296 -3 Badroom Unis) Adtonal O Spaco Provided 921 Acrss  (16.8%)
reln Joheres . Net Densty Alowed 73 DUAC (400 -2 Bdroom Unis) The Meadous el Open Space Provided s5Awes (25%)
Stefrea o heres Net Density Provided 4.23 Dufac (232 Units | 54.85 Acres) Forkng Rocured 168 Spaces 25 por U M SasacksProts
Net Ste A Toi A ) y arking Provides paces ront Yard Min '
ot Stte Area ores 24' Units Shown 99 Units (43%) Off-Street Parking 12 Spaces Side to Side 25'
The Grove 30" Units Shown 133 Units (57%) Garage and Drives. 268 Spaces Side to Rear 30
Site 61.86 Acres Rear 1o Rear 50°
Less Wetlands 2 ac+ 469 Acres The Woods Perimeter 50'
Less ROW 2.32 Acres Room Breakdown Parking Required 90 Spaces (2.5 per Unit)
Net Site Area 54.85 Acres. The Vistas 2-3bdm. (1,905 .. min.) Parking Provided 159 Spa Building Lot Coverage
The Meadows 3 bdrm. (1,905 .£. min) Off-Street Parking 15 Spaces Allowed  25%
;:E x/ouds g - g Egrm. }1 ggg s; mm.: Garage and Drives 144 Spaces Proposed 21% 493,626 s.f. / 2,389,266 s.f. (54.85 Acres)
© Pointe ~3bm. 958 5.1, min)
The Pointe Elovcle Parking
panbonesed 153 S 28 ver ) s
O Sireet Parking 24 Spaces Parking Provided 232 Spaces (Covered)
Garage and Drives 244 Spaces Parking Provided
Park/Recreation Area Park/Recreation Area Spaces
Parking Provided 5 Spaces Bus Stop 12 Spaces.
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12 MILE ROAD I
UBLIC) —_

TE D CURe DETECTABLE
WARNING

£XISTNG SOUTHERLY TWELVE MILE ROAD
RIGHT-OF-WAY

EASHUENT

-
PROPOSED BIKE
RACK (4

%

S
SPRERIKRS
SIS

VAN

PAVING LEGEND:
(SEE SPECIFICATIONS ON SHEET SP-3.3

:| i PRVEET

CONCRETE WALK /DRIVEWAY

ASPHALT PATHWAY

GRAVEL ACCESS DRIVE

OIS N / | SIGNAGE TABLE:
7
B PN /
.o 5] STOP SIGN R1-1 30°X30" OCTAGON 10
25 WITH WHITE LEGEND
7z & BORDER ON RED
2z BACKGROUND.
25
¢ © KEEP RIGHT Ra-7 24"X30" BLACK LEGEND 3
2 & BORDER ON WHITE
g BACKGROUND.
3
g SPEED LIMIT R2-1(25) 24"X30" BLACK LEGEND 22
& BORDER ON WHITE
BACKGROUND.
o STREET SIGN 03-1 & HIGH SICN WITH 10
4.5" HIGH INITIAL
UPPERCASE LETTERS &
FOLLOWED W/LOWERGASE
LETTERS & BORDERS ON
GREEN BACKGROUND.
NO PARKING RE-3 12'X12" BLACK LEGEND £
s & BORDER WTH RED
GRGLE AND SLASH ON
WHITE BAGKGROUND.
VAN ACCESSIBLE R7-8 & R7-8P 18°X12" GREEN LEGEND 1
SIGN & PLAQUE & BORDER ON WHITE
BACKGROUND. 8"X12"
GREEN LETTERS ON WHITE
BACKGROUND.
=0
o SIGN NOTES:
= 1 ALL SINAGE SHALL CONPLY WIH THE LATEST EDITION OF MMUTCD
< 2. POSTS SUPPORTING RIGHT OF WAY CONTROL (STOP OR YIELD) SIGNS END STREET NAME
s M SIGNS, SHALL BE LOCATED 4 FEET IN ADVANGE OF THE AGTUAL OR IMPLIED CROSSWALKS
RS (E. SDEWALK STUBS).
> 5 3. AL SIGNAGE SHALL CONPLY WTH THE CITY OF NOVI TRAFFIC CONTROL SIGN STANDARDS.
) THE FACE OF THE CURB TO THE NEAR EDGE OF THE SIGN.
= O 4 SIGNS 12 X 18" OR SNALLER SHALL BE MOUNTED ON A GALVANIZED 2 LB. U-GHANNEL
m= Post
(%I 5 SIGNS CREATER THAN 12 X 18" SHALL BE MOLNTED ON A GALVANIZED 3 LB. OR
GREATER U-CHANNEL POST.
~ R 6. SIGN EOTTOM HEIGHT SHALL BE 7 FROM FINAL GRADE.
U O 2 7. SIGNING SHALL BE PLACED 2' FROM FACE/CURB OR SDEWALK
c O 4 8 FHWA STANDARD ALPHABET SERIES USED FOR ALL SIGN LANGUAGE
= H 9. TRAFFIC CONTROL SIGNS SHALL HAVE HIGH INTENSITY PRISMATIC (HIP) SHEETING TO MEET
’D.J H FHWA RETRO-REFLECTIVITY REQUIREMENTS.
53 ||k
~ 3 CURB AND GUTTER NOTES:
TIPE A 4°X18"" STRAIGHT FACE CONCRETE GURB AND GUTTER
o e G
TPE B 4'x18"" MOUNTABLE CONCRETE GURB AND GUTTER
TE © 4" HIGH INTEGRAL CONCRETE WALK-CURB
TPE D MDOT B2 CONCRETE CURB AND GUTTER
TRASH COLLECTION NOTES:
1. TRASH GOLLECTION SHALL BE CURBSIDE FOR THE MEADOWS, VISTAS, THE POINTE,
AND THE GLUBHOUSE.
PAVEMENT MARKING NOTES:

STANDARD PARKING SPACES SHALL BE STRIPED WTH FOUR (4)
INCH WIDE WHI 3

2. ACCESSIBLE PARKING SPACES AND ASSOCIATED AISLE SHALL BE
STRIPED WITH FOUR (4) INCH WIDE BLUE STRIPES.

3. WHERE ADA SPACES ABUT NORMAL SPACE, BLUE STRIPES
SHOULD ABUT WHITE STRIPES.

lgu] AL DIMENSIONS ARE TO BACK OF CURB OR FACE OF WALK AS ‘
;g; [SHOWN EXCEPT PARKING STALLS WHICH ARE TO FACE OF CURB.
—
N £ SRS ZE L conronu 10 THE CuURRENT GITY oF Nov. RoAd ‘
g COMMISSION FOR OAKLAND COUINTY, MDOT, OR EGLE STANDARDS
kS AND_SPECIFICATIONS HAVING ON_THE_ WORK.
TRAFFIC NOTE:
n | B | CONTRACTOR SHALL PROVIDE ALL MAINTAINING TRAFFIC CONTROL
DEVICES AND WARNINGS FOR WORK WITHIN THE 12 MILE ROAD AND
MEADOWBROOK ROAD RIGHTS—OF—WAY PER THE CURRENT EDITION OF
MATCH LINE-SEE SHEET SP-3.2 THE MMUTCD, RCOC, AND MDOT.
TSSUED FOR DATE | TSSUED FOR DATE TSSUED FOR DATE TSSUED FOR DATE TSSUED FOR DATE ZE[MET W@ZNIAK PROJECT SPONSOR: SITE PLAN raas [SNE (1 2 B0,
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MATCH LINE-SEE SHEET SP-3.1

PAVING LEGEND:
(SEE SPECFIGATIONS ON SHEET SP-33

e

HMA PAVEMENT

GONCRETE WALK /DRIVEWAY

ASPHALT PATHWAY

GRAVEL ACCESS DRIVE

SIGNAGE TABLE:

SwBoL  IYRE MMUTCD CODE DESCRIPTION QUANTITY (TOTAL)

STOP SIGN RI-1 30°X30" OCTAGON 10
WITH WHITE LEGEND
& BORDER ON RED
BACKGROUND.

ST DL £ X

KEEP RIGHT Re-7 24"X30" BLACK LEGEND 3
& BORDER ON WHITE
BACKGROUND.

ey

SPEED LIMIT R2-1(25) 24°X30° BLACK LEGEND 3
& BORDER ON WHITE
BACKGROUND.

STREET SIGN D3-1 B HICH SIGN WITH 10
4.5" HIGH INITIAL
UPPERCASE LETTERS &
FOLLOWED W/LOWERCASE
LETTERS & BORDERS ON
GREEN BACKGROUND,

(onand) S3AMYA HLAM
gvod Yoodamoay3n 1o

Agar

AN
<

3] NO PARKING RE-3 12°X12" BLACK LEGEND 38
sioN & BORDER WITH RED
CIRCLE AND SLASH ON
WHITE BAGKGROUND.

VAN ACCESSIBLE R7-B & R7-8F 18°X12" GREEN LEGEND 1
SIGN & PLAQUE & BORDER ON WHITE
BACKGROUND. 812"
GREEN LETTERS ON WHITE
BACKGROUND.
SIGN NOTES:

1. ALL SIGNAGE SHALL COMPLY WITH THE LATEST EDITION OF MMUTCD

2. POSTS SUPPORTING RIGHT OF WAY CONTROL (STOP OR YIELD) SIGNS END STREET NAME
SIGNS SHALL BE LOGATED 4 FEET IN ADVANCE OF THE ACTUAL OR IMPLIED CROSSWALKS
(IE, SDEWALK STUBS:
ALL SIGNAGE SHALL COMPLY WITH THE GITY OF NOWI TRAFFIC CONTROL SIGN STANDARDS.
THE FACE OF THE CURB TO THE NEAR EDGE OF THE SIGN.
SIGNS 12" X 18" OR SMALLER SHALL BE MOUNTED ON A GALVANIZED 2 LB. U~CHANNEL

el

s
4
5. SIGNS GREATER THAN 12" X 18" SHALL BE MOUNTED ON A GALVANIZED 3 LB. OR
\ N GREATER U~CHANNEL FOST.
\\\[15' arreR 6. SIGN BOTTOM HEIGHT SHALL BE 7' FROM FINAL GRADE.
f__— 1= 7
&
9.

TYPE R RAVP

— SIGNING_SHALL BE PLACED 2° FROM FACE/CURB OR SIDEWALK.

FHWA STANDARD ALPHABET SEREES USED FOR ALL SIGN LANGUAGE.
TRAFFIC CONTROL SIGNS SHALL HAVE HIGH INTENSITY PRISMATIC (HIP) SHEETING TO MEET
s FHWA RETRO-REFLECTIVITY REQUIREMENTS.

CuRe

e o

, — = CURBAND GUTTER NOTES:
| //\\//, —‘— - (SEE DETAILS ON SHEET SP-3.3)

TYPE A 418" STRAIGHT FACE CONCRETE CURB AND GUTTER

TYPE B 418" MOUNTABLE CONCRETE CURB AND GUTTER

| _—_— WEOT B-2 CONCRETE CURD AND GUTIER

/ | TRASH COLLECTION NOTES:

1. TRASH COLLECTION SWALL BE CURBSIDE FOR THE MEADOWS, VISTAS, THE POINTE,
AND THE CLUBHOUSE.

PAVEMENT MARKING NOTES:

INCH WIDE WHITE STRIPES.

S 2. ACCESSIBLE PARKING SPACES AND ASSOGIATED AISLE SHALL BE
- STRIPED WITH FOUR (4) INCH WIDE BLUE STRIPES.

WHERE ADA SPACES ABUT NORMAL SPAGE, BLUE STRIPES
SHOULD ABUT WHITE STRIPES.

1 NOTE:
| ALL DIMENSIONS ARE TO BACK OF CURB OR FACE OF WALK AS
| SHOWN EXCEPT PARKING STALLS WHICH ARE TO FACE OF CURB.

| CENERAL NOTE: ‘

-1 1. STANDARD PARKING SPACES SHALL BE STRIPED WTH FOUR (4)

w

ALL WORK SHALL CONFORM TO THE CURRENT CITY OF NOVI, ROAD
| COMMISSION FOR OAKLAND COUNTY, MDOT, OR EGLE STANDARDS
| |AND_SPECIFICATIONS HAVING JURISBICTION” ON_THE WORK.

TRAFFIC NOTE
! CONTRACTOR SHALL PROVIDE ALL MAINTAINING TRAFFIC CONTROL
| DEVICES AND WARNINGS FOR WORK WITHIN THE 12 MILE ROAD_AND
| MEADOWBROOK ROAD RIGHTS—OF—WAY PER THE CURRENT EDITION OF

1 THE MMUTCD, RCOC, AND MDOT.

ISSUED FOR DATE | ISSUED FOR DATE ISSUED FOR DATE ISSUED FOR DATE ISSUED FOR DATE
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GENERAL SITE NOTE

CURB DETAILS: PAVEMENT SPECIFICATIONS:

. ALL WORK SHALL CONFORM T0 THE CURRENT CITY OF NOW STANDARDS AND SPEGIICATONS.
2 STORM WATER WL 5E ACCOWHDATED Vi UNDZRGROUD PPES. STGRM WATER DETENTON WL GECUR OKSTE
1.5" MDOT BITUMINOUS MIXTURE SE1 WEARING COURSE NEW DETENTION P
15 NDOT BIMINOUS WXTURE 1 weative carst RO0FTop EQUPNENT WUST B SCAEENED PER GROINANCE REGURENENTS
“ EXTERIOR LIGHTING WUST COMPLY WTH SECTION 2511 OF THE CITY OF NOW CODE.
8.0" MDOT 21AA AGGREGATE BASE COURSE 5. ALL SIGNS SHALL CONFORM TO ALL APPLICABLE CODES AND ORDINANCES (CHAPTER 28) OF THE CITY OF NOW.
) (BENSE-GrADED) COUPAGTED 10 857 NO SIGNS (OTHER THAN TYPICAL TRAFFIC CONTROL SIGNS) ARE APPROVED AS A PART OF THIS SITE PLAN. PRIOR
VATRAN ST e TO ERECTION OF A SIGN, AN APPLICATION SHALL BE MADE AND SHALL BE REVIEWED AND APPROVED BY THE NOVI
— PREPARED SUBGRAGE * BULDING DEPARTVENT.
£ . ALL PARKING AND TRAFFIC CONTROL SGNS SHALL CONPLY WITH THE DESIGN AND PLACENENT REQUREWENTS OF
i am USE BTAMNOUS 50N COAT S5-1H @ 010 GAL/SY BETHEEN THE CORENT EDITO O THE MCHGAN MANUAL OF UNFORM TRAFFC CONTROL DEVCES” (WHTED)
WR (TVP) 7. CONTRACTOR SHALL NOTIFY THE CITY OF NOVI A MININUM OF 48 HOURS PRIOR TO THE START OF ANY WORK.
REGULAR DUTY BITUMINOUS ASPHALT & CALL MISS DIG (811) A MINIMUM OF 72 HOURS PRIOR TO THE START OF CONSTRUGTION.
AVEM RKIN s ALL SOL EROSION AND SILT MUST BE CONTROLLED AND CONTAINED ON SITE.
PER GV GF NOVI PAVING DETAL 1-8 10, ALL EXCAVATION UNDER OR WITHN A 11 INFLUENCE OF PAVEMENT, EXISTNG OR FROPOSED SHALL BE BACKFLLED
AND COMPACTED WITH SAND (MDOT CLASS Il MATERIAL).
(TYPEB) 1" CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING UTILITIES, CURBS, WALKS, DRIVES, ETC. AS A
4.0" CONCRETE GRADE P1 (4,000 PSI M) RESUT 5 S PRI
12, PRIOR T0 ISSUANCE OF A CERTIFICATE OF OCCURANCY, ENGINEERING SITE INSPECTION IS REQURED.
A" OOT ZIAA LMESTONE i3 F DEWATERING IS ANTIGPATED  OR ENCOUNTERED DLRIG CONSTRUCTION, THE GONTRACTOR 15 REQUIRED To
REAS) PREPARED SUBGRADE * SUBMIT A DEWATERING PLAN TO THE CITY ENGINEERING DIVISION FOR REVIEW.
TYPE A 14, ONLY NECESSARY UGHTING FOR SECURITY PURPOSES AND LIMITED OPERATIONS SHALL BE USED AFTER THE
CONCRETE SIDEWALK/PATHWAY (4") BUILDING'S HOURS OF OPERATIONS.
e D S s FLASHING LIGHTS SHALL NOT BE PERMITTED.
s OUTSIDE STORAGE SHALL NOT BE PERMITTED.
. CONTRAGTOR SHALL FIELD VERFY THE LOGATION, DEPTH, AND SZE OF ALL EXISTING UTILITIS PRIOR T0 THE
START OF CONSTRUGTION AND SHALL NOTIFY THE DESIGH ENGINEER IF ANY GONFLIGTS ARE APPARENT.
80" 224 COMPACTED ACCREGATE e ELECTRIC SERVICE T0 LIGHT FIXTLRES SHALL BE PLACED UNDERGROUND.
T S NOT Lo SbeeD A EauhLENT GENERAL CONSTRUCTION NOTES:
X MATERIAL AND WL NOT BE PERMITTED)
PREPARED SUBGRADE * THESE NOTES APPLY TO Al \CTMTES ON THE PROJECT,
GRAVEL ACCESS DRIVE FOR BASIN MAINTENANCE 1. ALL DINENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, QUTSIDE FACE OF BULDING, PROPERTY LINE,
CENTER OF MANHOLE/CATCH sus o) cwmwz OF PIPE UNLESS OTHERWSE NOTED EXCEPT FOR PARKING
SPAGES WHICH ARE 10 THE FAGE
s st o meruo counioes 1o on e vt 2 MO PARKNG-FRE LANE' SN SHALL BE POSTED ALONG ALL FIRE LANES AT 100 FOOT INTERVALS OR AS DIRECTED
WEIGHT BEFORE PLACING CURB AND GUTTER AND AGGREGATE B BY THE FIRE OFFICIAL.
HESRoRNCE W THE RECOMENDATION OF THE ‘CEOTECHNICAL ENGIEER. 3 ALL CONSTRUGTION SHALL BE N AGGORDANCE WITH GITY OF NOW CURRENT STANDARDS AND REGULATIONS,
& THE CONTRACTOR SHALL NOTFY THEY GITY ENGINEER AND/OR THE AUTHORITY HAVING JURISDICTON 3 BUSIESS
TYPE G DAYS PRIGR OF THE BEGNNNG OF CONSTRUGTION.
(IYPEC) B-2 CURB & GUTTER (TYPE D) s, ANY WORK WITHIN THE PUBLIC STREET RIGHT-OF-WAY SHALL BE PERFORMED N ACCORDANCE WITH THE
e REQUIREMENTS OF THE AGENCIES HAVING JURISDICTION AND SHALL NOT BEGAN UNTIL ALL NECESSARY PERMITS HAVE
BEEN ISSUED FOR THE WORK.
6 T SHALL BE THE RESPONSBILTY OF THE CONTRACTOR To ADIUST THE TOP OF ALL EXSTNG AND PROPOSED
DRIVE APPROACH DETAILS STRUCTURES (MANHOLES, CATCH BASINS, INLETS, GATE WELLS ETC.) WITHIN GRADED AND /OR PAVED AREAS TO
Pl FINAL GRADE SHOWN ON THE PLANS. ALL SUGH ADJSTMENTS SHALL BE INGIDENTAL TO THE JOB AND NOT BE PAID
N Surface. #12700 FOR SEPARATELY.
GRADING NOTES:
T AL CONSTRUCTION AND MATERIALS SHALL BE IN ACCOROANCE WTH THE CURRENT STANDARDS AND SPECFICATIONS
OF THE GITY OF Nowt
2 ALL NECESSARY PERMITS, TESTING, BONDS AND INSURANCE ETC, SHALL BE PAID FOR BY THE CONTRACTOR, THE
OWNER SHALL PAY FOR ALL THE GITY INSPECTION FEES.
3 THE CONTRAGTOR SHALL BF RESPONSIELE FOR DUST CONTROL DURING THE PERIODS OF CONSTRUGTON. THIS SHALL
S CONSIDERED. INIDENTAL To THE 408,
R 4 PRIOR TO ANY EXCAVATION, THE CONTRAGTOR SHALL CONTACT MISS DIG (811) TO VERIFY THE LOCATION OF ANY
EXISTING UNDERGROUND UTLITIES AND SHALL NOTIFY OTHER REPRESENTATIVES OF OTHER UTLITIES IN THE VIONITY
OF THE WORK
5 ALL FROFERTIES GR FAGLITIES IN THE SURROUNDING AREAS, PUBLIC OR FRIVATE, DESTROYED OR OTHERWSE
DISTURBED DUE TO CONSTRUCTION SHALL BE REPLAGED AND/OR RESTORED TO THE ORIGINAL CONDITION BY THE
CONTRAGTOR.
G MANHOLE. CATCH BASIN, GATE VALVES AND HYORANT FINSH GRADES NUST BE GLOSELY CHECKED AND ARFROVED
BY THE ENGINEER BEFORE THE CONTRACTOR'S WORK IS CONSIDERED COMPLETE.
7 CONTRAGTOR SHALL REMOVE AND DISPOSE GF CFF-SITE ANY TREES, BRUSH, STUMPS, TRASH O OTHER UNVANTED
DEBRIS AT THE OWNER'S DIRECTION, NCLUDING 0LD BULDING FOUNDATIONS. AND. FLOGRS. SURNING OF TRASH,
STUMPS OR OTHER DEBRIS SHALL NOT BE PERMITTED.
. & woe wax 5 THE CONTRAGTOR SHALL PROVIDE AL NECESSARY BARRICADING, LIGHTS AND TRAFFIC CONTROL DEVIGES 10
5 R 0.1 GRADE PY CNCRETE W/ FORTLAND CEMENT PROTECT THE WORK AND SAFELY CONTAIN TRAFFIC IN ACCORDANGE WITH " NMUTCD"
Cioon 723 oh s oor S LRESTONE 9 ALL EXCAVATIONS SHALL BE SLOPED, SHORED OR BRACED IN ACCORDANCE WITH NI-OSHA REQUREVENTS, THE
CONTRACTOR SIAL FROVDE M ADECUNTELT CONSTRUCTED AND BFAGED SHORNO SISTEN o8 EPLDTEES
BITUMINOUS SECTION WORKING IN AN EXCAVATION THAT MAY EXPOSE EMPLOYEES TO THE DANGER OF MOVING AROUNI
DETAL - 14 BICYCLE PARKING LAYOUT DETAIL (4 SPACES) 10, ALL REFERENCES TO M.D.0.T. SPECIFICATIONS ARE TO BE IN ACCORDANCE WITH THE CURRENT STANDARD
NOT 10 SCALE SFECIFGATIONS FOR CONSTRUCTION.
PAVING NOTES:
CROSSWALK STRIPING D BARRIER FREE PARKING DETAIL: ) 1. AL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT STANDARDS AND SPECIFICATIONS
WATER MAIN NOTES: OF THE CITY OF NOV, RCOC, AND M.D.O.T.
2 IN AREAS WHERE NEW PAVENENTS ARE BENG CONSTRUCTED, THE TOPSOL AND SOIL CONTANING GRGANIC NATTER
et T ALL WATER MAIN SHALL BE INSTALLED WITH A NINMUM COVER OF 5.5' BELOW FINSH GRADE. WHEN WATER NAINS MUST OIP 10 SHALL BE RENOVED PRIOR 10 PAVENENT CONSTRUCTION.
PASS UNDER A STORU SEWER OR SANITARY SEWER, THE SEGTONS WHCH ARE DEEPER. THAN NORMAL SHALL BE KEFT T0 A 3 SUBGRADE UNDERCUTTNG, INCLUDING BACKFILLNG SHALL BE PERFORNED TO REPLACE MATERIALS SUSCEPTELE TO
FNNUM LENGTH B THE USE OF NERTCAL TWENTY THO AND A HALF (32,5 DRGREE. BENDS. PROPERLY. ANGHORE FROST FEAWNG A% UISTABLE SoL COIDTONS. Y SXCAVATONS TWAT AT B FEQUFED lOn T Topsol.
2 AL WOOAISHP D UATSTALS SIL O N ACGOROANGE WTH THE GUTRENT STADATSS A0 PterGATONS OF WE GTY FLL SECTIONS OR BELOW SUBGRADE IN CUT SEGTONS, WLL BE CLASSIIED. AS SUBGRADE. LNDERGUTTIN
4 SUBCRADE ONOEROUTING SHALL B PERFORMED WIERE NECESSARY AND THE EXCAVATED NATERAL SHALL BECONE
3 AL wmuzs UNDER OR WITHIN THREE (3) FEET OR THE FORTY FIVE (45°) DEGREE ZONE OF INFLUENGE UNE OF EXISTNG THE PROPERTY OF THE CONTRACTOR. ANY SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH SAND OR OTHER
AND/OR PROPOSED PAVEMENT, BUILDING PAD OR DRVE APPROACH SHALL BE BACKFLLED WITH SAND COMPACTED To AT LEAST SMUAR APPROVED NATERAL. BAGKTILL SHALL BE COMPAGTED TO S5 OF THE NAXMUN UNIT WEIGHT (PER ASTM
A PANTED BLUE NINETY-FIVE (85%) PERCENT OF MAXIMUM UNIT WEIGHT (ASTM D-1557), ALL OTHER TRENCHES TO BE COMPACTED TO 90% OR D-1557) UNLESS OTHERWISE SPECIFIED
L L g S BAGKFLL UNDER PAVED AREAS SHALL BE AS SPECFIED ON DETAIS
/] 7 e & AL, BENDS, CONNEGTIONS, ETC. ARE CONSIDERED INGIENTAL T0 THE 406, € AT SUS-GRUGE WATITNG REQURED TO AGHEVE FCQURED DBISTY S G GOUSOSTED NEOTAL To THe
sre i S| S ICAL COMNEGTINS L. T B HAGE SETNE EXSTIG AU W WATER WANS UL TESING 5 SATSFAGToRLY .
; com : EMENT NOTES:
SR P B S MANTAN 10 HOMEDNTAL GLIATAE SETIECN QUTER D02 O WATER AN, AU AT SANTARY SEWE o STUGTUE. FIRE DEPARTMENT NOTES:
7 ALL WATER MAIN SHALL BE DUCTLE IRON CLASS 54 WTH POLETHYLENE We
‘ R . B e o o e on . WATER WAINS AND FIRE HYDRANTS SHALL BE INSTALLED AND OPERATIONAL PRIOR TO ANY GOMBUSTIBLE MATERIAL IS
' Pl BROUGHT ON-STE. (IFC 2015 33121)
2. ALL NEW MULTIFAMILY RESIDENTIAL BUILDINGS SHALL BE NUMBERED WITH A MINIMUM 10" HIGH BY 17 W\DE NUMBERS A
L 5 SANITARY SEWER NOTES: MINMUM 15 FEET ABOVE THE GROUND ON THE BUILDING WHERE READILY VISIBLE FROM THE STREET SIDE.
- 3 FIRE APPARATUS ACCESS DRIVES TO AND FROM BULDINGS THROUGH PARKING LOTS SHALL HAVE A MINIMUM
] . DOWISPOUTS. GEP 1LE FO0TND DRANS R ANY CORDUT THAT CARAES STORA 0% GROUID WATER AL NOT BE ALOHED T0 Fimy (30y FOOT OLTADE TURNING RADIUS AND DESIONED. T0. SURPORT A NINMUM O THIRFIVE (58) TONS.
— — 30 DISCHARGE INTO A SANITARY St 4 WNEDIATE ACCESS T0 FIRE DEPARTENT COWECTIONS SHALL BE MANTANED AT ALL THES AUD MTHOUT
2 AL SANTARY LEADS SHALL B CONSIRUCTED OF PG SOR 235 AT 100% MNMUM SLOPE o 3 Foere o A e AL
e 3 ALL SANITARY SEWER SHALL BE CONSTRUCTED OF PVC TRUSS FIPE WITH A MNIMUM DIANETER OF &" PER CITY REQUIREMENTS. 5 L B o B e o o O e 15 20 AN E
a NS FOR P SOLO WAL PPE SHALL GE CLASTIUGRTAC (RUBHCR GAST) 45 SPECFED IN ASTH CESGUATEN 0-2212 MINMUM CLEAR HEIGHT OF THE FIRE LANE IS 14,
1L 4o oo Saume & REFER 10 GTv O NoW SANTARY SEWER DETAL SHEETS FOR AODIONAL NFCRUATION. L FrenoseD BuLone
BACKGROUND 7. SANITARY LEADS WILL BE AT LEAST 5—FEET DEEP WHERE UNDER THE INFLUENCE OF PAVEMENT. GENERAL UTILITY NOTE!
: 1. ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE STANDARDS AND SPECIFICATIONS OF THE CITY
= STORM SEWER NOTES:
— 507 MIN. FOR CARS U 2. IT SHALL BE THE CONTRACTORS RESPONSIBILITY T0 VERIFY AND/CR OBTAN ANY NFORMATION NECESSARY REGARDING
96" MIN. FOR VANS 1. ALL STORM SEWER 12'" AND LARGER SHALL BE RCP CLASS IV UNLESS OTHERWISE NOTED. REFER TO CITY OF NOVI STANDARD “THE PRESENCE OF UNDERGROUND UTILITES, WHICH MIGHT AFFECT THIS JOB.
NOTE: ACCESSIBLE PAVEVENT M DETALS SHEET FOR STANDARD BEDDING DETALS. 3 ALL TRENGHES LNDER OR WITHIN THREE (3) FEET OR THE FORTY—FIVE (45) DEGREE ZONE OF INFLUENGE UNE OF
2. JOINTS FOR ALL STORM SEWER 12" AND LARGER SHALL B MODIFED TONGUE AND GROOVE JOINT WITH RUBSER GASKETS UNLESS EXISTING AND,/OR PROPOSED PAVEMENT, EUILDING PAD R ORIVE APPROAGH SHALL B BACKFLLED MTH SAND
STRIPING AND CONSTRUCTION SHALL CONFORM TO ALL APPLICABLE SPECIFIED OTHERWISE (ASTW C—443). GOMPAGTED T0 AT LEAST NNETY-FIVE (35 PERCENT OF AWMU LNIT EIGHT (ASTM D=1557). ALL OTHER TRENCHES
FEDERAL, STATE AND GITY CODES AND SPEGIFICATIONS 3 AL STORY SOER LEADS SWAL O CONSTUCIED or 1 SCHEDUE 40 S AT 100% MMM SL07 WIH GLGD JonTS 70 8 COMPACTED 10 SO% OR BETTES
UNLESS OTHERWSE NOTED. REFER TO CITY OF NOWI DETALS FOR BEDDNG DX & WENR EXSTNG WARMBLES o SENER PPE ARE TO BE TAPPED, DRLL HOLES 4" CENTER To CENTER, AGOURD
+ REFER TO Y OF NOW STORM SEWER ETAL, SWEETS FOR ADONAL INFORMAEN. PERIPHERY OF OPENING TO CREATE A PLANE OF WEAKNESS JONT BEFORE BREAKING SECTION OUT.
S A VINMUM COVER OF 5-FEET SHALL BE MANTANED OVER ALL PROPOSED STORM SEWER UNLESS NOTED OTHERWE S EXACT GRADES AND DEPTHS OF UTLITES ARE TO BE CHEDXED CLOSELY WM THE FELD ENGNEER PRIOR T0
INSTALLATION
& REFER 10 GTY OF NOVI STANDARD DETAL SHEETS FOR ADDITIONAL INFORMATION
TSSUED FOR DATE | TSSUED FOR DATE TSSUED FOR DATE TSSUED FOR DATE TSSUED FOR BATE 77 EIMET WQZNIAK PROJECT SPONSOR: PAVING NOTES AND DETAILS Wra/as |SONE (2
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(PUBLIC)

TWELVE MILE
WIDTH VARIES

%%
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L SERSAS

C/L MEADOWBROOK ROAD
WIDTH VARIES (PUBLIC)

|:| Usable Open Space

Open Space Summary

=

SCALE: 1” = 100"

0 50" 100'

Open Space Summary
Total Green Space Provided

4039 Acres  (73.6%
Usable Open Space Required

1.15 Acres
Usable Open Space Provided

Additional Open Space Provided 1199 Acres
Total Open Space Provided

)
(2.1%: 232 units x 200 s.£)
597 Acres  (10.9%
(21.9%)
17.96 Acres  (32.7%)

Addtional Open Space
TSSUED FOR 2 TSSUED FOR DATE TSSUED FOR DATE ZEIMET WgZNIAK PROJECT SPONSOR: OPEN SPACE PLAN Theras o g Lo ]
e ; 2 CraTes IVANHOE COMPANIES THE GROVE =22 av. 22149 |2
e SoMTTTaL i 6689 ORCHARD LAKE ROAD, SUITE 314 = g
RO UPDATE WEST BLOOMFIELD, MI 48322 (248) 626-6114 NOWI,  MICHIGAN e | seer SP—3.4 |2




Wetland Conservation
“ . Easement- Typical
| 12 Mile Road Park and Grove Nature Area Trail

Open Space (1 Acre) -
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Beacon Hill Park ﬂ ,\(”4\ ~ Novi Connectivity

Improvements Sidewalk

Woodland Conservation
Easement- Typical

THE GROVE PUBLIC BENEFITS

1. 12 MIF ROAD PARK AND OPEN SPACE 4 NOVL OFF=SITE PATHWAY 5. DEDICATION OF WOODLAND AND WETLAND CONSERVATION AREAS
- CONSTRUCT OVER 700 FEET OF 10° WIDE PATHWAY, OFF-SITE ON THE SOUTH SIDE OF 12 MILE RD. TO PROTECT APPROXMATELY 10.2 ACRES OF 10 SEPARATE WOODLANDS AND WOODLAND REPLACEMENT
A R N A 2 M D AT o NORTHEAST SORNER OF CREATE A CONNEGTION FROM THE EXISTING BEACON HILL PARK AND PARKING LOT TO THE GROVE 12 AREAS AND APPROMIMATELY 15.6 ACRES OF 10 SEPARATE WETLANDS AND WETLAND MITIGATION AREAS
: d MILE ROAD PARK AND OPEN SPACE. THIS NEW PATHWAY CONNECTION IS A LONG—TERM NETWORK WITH CONSERVATION EASEMENTS. THE COMBINED CONSERVATION EASEMENTS WILL ENSURE THAT OVER
ALLOW THE PUBLIC TO USE THE PARK WILL BE GRANTED TO THE CITY OF NOVL. THIS PARK WILL R AT T OF THE PROPERTY REWAINS UNTOUGHED: FOR PUTORE CENERATONS.
PROVIDE A PEDESTRIAN AND BIKE REST STOP AREA ALONG THE NEWLY INSTALLED 10° WIDE
CONNECTOR SIDEWALK FOR THE RESIDENTS AND PUBLIC AT LARGE 5. MOV PUBLIC BUS STOP 9. DECREASED DENSITY
CONSTRUCT A NEW *COVERAGE STOP* BUS STOP IN ACCORDANCE WITH THE SMART BUS STOP DESIGN DECREASE DENSITY FROM 7.3 UNITS PER ACRE. WHICH IS THE MAXIMUM ALLOWED FOR
2. GROVE NATURE ARFA TRAL MANUEL, DATED JANUARY 2025. THIS BUS STOP IS SUPPORTED BY SMART, AND WLL INCLUDE

THREE-BEDROGM UNITS IN' THE NOW PROPOSED RM-1 ZONING DISTRICT GRITERIA, TO 4.23 UNITS PER
ADJACENT SEATING, BIKE RACKS, AND LANDSCAPE AREA ALONG 12 MILE ROAD TO PROVIDE ACRE. THIS PROVIDES THE OPPORTUNITY TO INCREASE OPEN SPACE AND DECREASE WETLAND AND
TRANSPORTATION GPTIONS FOR THE ENTIRE NOVI GOMMUNITY. WOODLAND IMPACT.

10. MEADOWBROOK ROAD RIGHT-OF—WAY DEDICATION

CREATE A NATURE TRAIL, ACCESSIBLE TO RESIDENTS AND MEMBERS OF THE GENERAL PUBLIC, THAT
EXTENDS FROM THE NEWLY CREATED 12 MILE ROAD PARK, ALONG THE EAST PROPERTY LINE OF THE

GROVE, PROVIDING SCENIC VIEWS OF THE ADJACENT 30-ACRE NATURAL WETLAND AREA. THE TRAIL IS 6. INCREASE USEABLE OPEN SPACE
APPROXIMATELY A ONE—MILE LOOP AND WILL HAVE MULTIPLE CONNECTIONS WITHIN THE GROVE FOR INCREASE USEABLE OPEN SPACE BY OVER 260% FROM THE REQUIRED 1.65 ACRES TO 5.97 ACRES. DEDICATE RIGHT—OF—WAY ALONG THE ENTIRE MEADOWBROOK ROAD FRONTAGE (2,166 FEET). THE
OVER THREE MILES OF INTERNAL PATHWAYS AND SIDEWALKS. TOTAL OPEN SPACE IS APPROXIMATELY 1/3 OF THE PROPERTY. TOTAL LAND AREA T0 BE CEDICATED IS ARPROXIMATELY 2.5 ACRES.
3. BEACON HILL PARK IMPROVEMENTS 7. NOVLCONNECTIITY SIDEWALK
CONSTRUCT A NEW 8' WIDE SIDEWALK ALONG THE ARTERIAL ROAD WITHIN THE GROVE TO PROVIDE
IN ORDER TO ADDRESS THE IMPACT OF THE INCREASED USE OF BEACON HILL PARK BY THE NEW PEDESTRIAN AND BIKE CONNECTIVITY BETWEEN MEADOWBROOK ROAD AND 12 MILE ROAD. WHICH WILL
RESIDENTS OF THE GROVE DUE TO THE CLOSE PROXIMITY OF THE GROVE TO THE EXISTING BEACON ALLOW PEDESTRIANS AND BIKERS TO BYPASS THE CORNER BUSINESS PROPERTY AND AILOW EASER
HILL PARK AND THE PLANNED ACCESS AND INTERCONNECTIVITY FOR NOVI RESIDENTS TO UTILIZE THE ACCESS T0 THE 12 MILE ROAD PARK AND NATURE TRAIL. THIS IS AN OBUJECTIVE OF THE CITY OF
NEW GROVE 12 MILE PARK AND NATURE TRAIL, DEVELOPER AGREES TO PROVIDE $25,000 TO THE GITY NOW'S 2023 ACTIVE MOBILITY PLAN.
TO BE USED BY THE CITY, AT ITS DISCRETION, FOR BEACON HILL PARK IMPROVEMENTS, SERVICES

AND/OR MAINTENANCE.
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12 MILE RD

2

MEADOWBROOK RD
HAGGERTY RD
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LOCATION MAP
NOT TO SCALE

LEGEND

BUILDING 1 70,300 S.F.
BUILDING 2 103,400 S.F.
BUILDING 3 161,900 S.F.
BUILDING 4 100,800 S.F.
BUILDING 5 180,300 S.F.
BUILDING 7 109,200 S.F.
BUILDING 8 181,900 S.F.
BUILDING 9 76,800 S.F.
TOTAL 984,600 S.F.

PARKING REQUIRED 2,984 SPACES
PARKING PROVIDED 2,998 SPACES

STORMWATER MANAGEMENT
PROVIDED BY UNDERGROUND
DETENTION AND BIO—SWALES.

USEABLE OPEN SPACE 4.48 AC.

PRO_SUBMITTAL

PRO_SUBMITTAL
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LEGEND
EXISTING PROPOSED

MANHOLE @  MANHOLE
care aasn B Caron asen

. INLET @ INLET
CLEANOUT ® CLEANOUT
10 secron < o seoron
ROOF DRAIN + ROOF DRAIN
GATE VALVE #  CGATE VALVE
T T o
WATER SHUT-OFF % WATER SHUT-OFF
UTILTY POLE x TREE REMOVAL
CUY ANCHOR ——————————  SANITARY SEWER
et Pt Sros sever
TREE - WATER MAN

—————— @&oicx

TREE LINE — o T~ CONTOUR MAJOR

SANITARY SEWER (g0~ "~  CONTOUR MINOR

STORM SEWER
WATER MAIN XQQ.O PROPOSED GRADE
GAS MAN 1/c = TOP OF CURB
ELECTRIC CABLE /W= TOP OF WALK
CONTOUR MAJOR T/P = TOP OF PAVEMENT

/8 = TOP OF BANK
CONTOUR MINOR B o
SPOT ELEVATION i

QU= GUTTER

FG = FINISH GRADE

FF = FINISH FLOGR

BF = BASEMENT FLOOR

BL =  BRICK LEDGE

ALL PROPOSED GRADES IN_PAVEMENT
ARE TOP OF PAVEMENT OR GUTTER.

WETLAND LEGEND

e R

¥ |
! §
g g
B ! 2
NOTES: ot e Ed -
1. THE LOCATIONS OF EXISTING UNDERGROUND UTILITES ARE SHOWN IN AN APPROXIMATE s w0 3 7 i i
A GRS S G5B ARSI Uy COMBART RESORDS Al HAUE NOT BERY oo v i
INDERENDENTLY VERIFIED BY THE COMPANY. NO GUARANTEE 15 EINER. EXPRESSED OR
INPLED A5 TO THE COMPLETENESS OR ACCURACY THEREGF. THE CONTRAGTOR: SHALL R

DETERMINE THE EXACT LOCATION OF AL EXISTNG UTLITIES BEFORE COMMENCING WORK,
AND AGREES TO BE FULLY RESPONSBLE FOR ANY AND ALL DAMAGES WHICH NIGHT BE
OCCASIONED BY THE CONTRACTOR'S FALURE TO EXACTLY LOCATE AND PR

cot CILY LOCATE PRESERVE ANY BAMEUL SToRAGE BLEV.
AND AL UNDERCROUND UTILITIES. THE CONTRACTOR SHALL NOTIFY THE DESICN ENGINEER
ARENT.

oONST. WATER £

H

OR SHALL BE RESPONSELE FOR ADJUSTMENT OF ALL STRUCTURES, KNOWN

OR UNKNOWN, SHOWN OR UNSHOWN, LOCATED WITHIN THE LIMITS OF CONSTRUCTION. THE

CONTRACTOR SHALL NOTIFY THE OWNER OR OWNER'S REPRESENTATIVE IF ANY SUGH

RUCTURES ARE IDENTIFED. ALL COS ITH_LOCATING AND ADJUSTING ey snar 1o . L
saFETY

\ CONCRETE BASE

RESTRCTOR GROUTED W FLACE

STRUCTU F L COSTS ASSOCIATED Wi s srer o o o e
THESE STRUCTURES SHALL BE THE RESPONSBILITY OF THE CONTRACTOR| T M sLACE noucs (vanEs) o corsr, TR ELe
DESIGN PROFESSIONAL AND CUENT WARRANT THA #ND HOLES (VARIES) @ BANKFULL STORAGE ELEV.

B TN TRANSUTING. INSTRUMENTS OF
SERWVICE, OR_ANY OTHER INFORMATION, THE TRANSMITTING PARTY IS THE COPYRIGHT
SUNER-OF "SUCH INFORUATION OF KA PARVISSON.FROM THE. COPTRIGHT OWRER
TRANSIT SUGH INFORVATION. FOR 115 0 OF THE PROCT. IF THE. CLENT AND LGN
PROFESSIONAL NTEND, 10 TRANSWIT- INSTRUNENTS. OF - SERVIGE OR | ANY._OTHER
NECRMATION 0% DOCUMENTATION I OIGITAL TORM: THEY SHALL ENDEAVOR 10 ESTABLISH
NECESSARY PROTOCOLS GOVERNING SUCH TRANSMISSIONS. DETENTION BASIN OUTLET DETAIL
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EXISTING

MANHOLE
CATCH BASIN

WATER SHUT—OFF
UTILITY POLE
GUY ANCHOR
LIGHT POLE

SIGN

TREE

TREE LINE
SANITARY SEWER
STORM SEWER
WATER MAIN
GAS MAIN
ELECTRIC CABLE
CONTOUR MAJOR
CONTOUR MINOR
SPOT ELEVATION

PROPOSED

MANHOLE
CATCH BASIN
INLET
CLEANOUT
END SECTION
=\--- - ROOF ORAIN
33 S | GATE VALVE

4 > Ry 4 HYDRANT
N NV | % WATER SHUT-OFF
S8 TReE ReMOVAL
SANITARY SEWER

*AOREBO

- s\

—————— STORM SEWER
WATER MAIN
——————  GDITCH
CONTOUR MAJOR
— 90 T~ CONTOUR MINOR
x99.0  PROPOSED GRADE
NOTE! ) T/C = TOP OF CURB
THE _LOCATIONS OF EXISTING UNDERGROUND - £ GAR.YEC} /W= TOR OF WALK
UTLITIES ARE SHOWN IN_ AN APPROXIATE WAY LA — 1B o ST e IR or paveeNT
s GiseL 080 "ot | AVALABLE Gty AT aagmad TS p 78 -
COMPANY. RECORDS AND UAVE - NoT  BEEN A\ - (e L] oz 6= GROUND
INDEPENDENTLY VERIIED BY THE COMPANY. NO I\ - 4 91223 - D= DITCH
CUARANTEE 1S EITHER PYPRESSED O MPLED AS W= Ut
TO THE COMPLETENESS OR ACCURACY THERECE :
THi CTOR SHALL DETERMINE THE EXAC < Py FG =  FINISH GRADE
LOCATION ISTINGUTIITIES_ BEFORE SR I e | . FF = FINISH FLOOR
ENCING WORK, AND AGREES TO BE FULLY I . b e BF =  BASEMENT FLOOR
RESPONSBLE FOR ANY AND ALL DAMAGES WHICH il — 9 b e
MIGHT B OCCASIONED. 8 TRACTOR'S |\ R \ T i
FAILURE TO EXACTLY LOG D PRESERVE ANY 2 i1 167 i
DERGROUND UTLIT !
s ALL PROPOSED GRADES IN PAVEMENT
CONTRACTOR SHALL NOTIFY THE DESIGN ENGINEER i
RREBATY A SN B A : ARE TOP OF PAVEMENT OR GUTTER.
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LEGEND
EXISTING

MANHOLE

PR. WETLAND NITIGATION
AREA 2 (0.75 AC) CLEANOUT

END SECTION
ROOF DRAIN
GATE VALVE
HYDRANT

WATER SHUT—OFF
UTILITY POLE
GUY ANCHOR
LIGHT POLE

SIGN

TREE

TREE LINE
SANITARY SEWER
STORM SEWER
WATER MAIN
GAS MAIN
ELECTRIC CABLE
CONTOUR MAJOR
CONTOUR MINOR
SPOT ELEVATION

PROPOSED

@  vanHOLE

@ CATCH BASN

@ et

@  CLEANOUT

4 END SECTION

4 ROOF DRAIN
GATE VALVE
HYDRANT
WATER SHUT—OFF

S8 TReE ReMOVAL

SANITARY SEVER

—————— STORM SEWER
WATER MAIN

———————  GoiTcH
CONTOUR MAJOR

~_ T~ CONTOUR MINOR

99.0  PROPOSED GRADE

NOTES:

1/C = TOP OF CURS
1. THE LOCATIONS OF EXISTING UNDERGROUND T 1%
2 T/P = TOP OF PAVEMENT
UTIUTIES ARE SHOWN IN_ AN APPROXMATE WAY
Y “AS DISCLOSED BY AVALABLE UTLUTY T/B = TOP OF BANK
NY REC HA T BEEN G = GROUND
INDEPENDENTLY VERIED BY THE NO D= OiTcH
ANTEE IS EITHER EXPRESSED OR IMPLIED AS GU = CUTTER
TO THE COMPLETENESS OR ACCURACY THEREC. z
THE CONTRACTOR SHALL DETERMINE THE EXA( Fo = FINISH GRADE
LocATION GSTING_UTILITIES _ BEFORE FF = FINISH FLOOR
ENCING WORK, AND AGREES TO BE FULLY BF =  BASEMENT FLOOR
RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH Z
IGHT BE OCGASIONED BY TH TRAGTOR'S BL = BRICK LEDGE
FAILURE TO EXACTLY LOG D PRESERVE ANY
UNDERGROUND _ UTILITE
0

ALL PROPOSED GRADES IN PAVEMENT
ARE TOP OF PAVEMENT OR GUTTER,
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UNKNOWN, SHOWN OR UNSHOWN, LOGATED WTHIN
THE LIMITS OF CONSTRUCTION. THE CONTRACTOR
SHALL NOTFY THE OWNER OR  OWNER'S

ESENTATIVE IF ANY SUCH STRUCTURES ARE
IDENTIFIED. AL COSTS ~_ASSOCIATED __ WITk
LOCATING AND_ ADJUSTING  THESE _ STRUCTURES
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1.

IMNEDIATELY IF A CONFLIT
THE CONTRACTOR KNOWN
OR UNKNOWN, SHOWN OR UNSHOWN, LOCATED WITHIN THE LIMITS OF CONSTRUCTION. THE
CONTRACTOR '

SHALL NOTIFY OR OWNER'S REPRESENTATIVE IF ANY SU

THE LOCATIONS OF EXISTING UNDERGROUND UTILITES ARE SHS
WAY ONLY AS DISCLOSED BY AVAILABLE UTILITY COMPANY RECOF
INDEPENDENTLY VERFI ARANTEE
IMPUED AS TO THE COMPLETENESS OR ACCURACY THEREGF.
DETERMINE THE_EXACT LOCATIO}

AND AGREES TO BE FU

S Al

E IS EITHER EXPRESSED
THE CONTRACTOR SHALL
UTLITIES BEFORE COMMENCING WORK,
AND AL DAMAGE:

I
1S APPARENT.

N AN APPROXIMATE
ND_HAVE NOT BEEN
EXPRESSED OR

S WHICH NIGHT BE
AND_PRE:

CILY LOCATE PRESERVE ANY
ACTOR SHALL NOTIFY THE DESICN ENGINEER

SHALL BE RESPONSELE FOR ADJUSTMENT OF ALL STRUCTURES,

ON_OR_DOCUMENTATION IN_DIGITAL FORM, THE
Y PROTOCOLS GOVERNING SUCH TRANSMISSION:

THE OWNER
STRUCTURES ARE_IDENTIFIED. AL

THESE STRUCTURES SHALL BE THE RE
CLEENT

o
TRANSMITTNG INSTRUMENTS OF

v SHALL ENDEAVOR TO ESTABLISH
5.

DATE ISSUED FOR

DATE

DATE

3. DESIGN_PROFESSIONAL AND

SERVICE, OR_ANY OTHER INFORMATION,

OWNER 'OF SUCH INFORMATION OR HAS

TRANSIT SUCH INFORMATION FOR IT:

PROFESSIONAL _INTEND

INFORMATI

NECESSAR
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PRO_SUBMITTAL 25|
PRO_UPDATE 25|
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UTILITY LEGEND

PSTREAM OF THE
E_A SECONDARY WATERTIGHT BULKHEAD IN
THE DOWNSTREAM SIDE OF THIS STRUCTURE.

G'/—/'D (X 2 TWO 6-GAUGE SOLID OR STRANDED ANNEALED OR HARD COPPER TRACER
WRES WITH GREEN 45 MIL-THICK INSULATION

1.

ACCORDANCE WITH THE LATEST VERSION OF AWWA STANDARD C651
2,

WATERMAIN CROSSING NOTE:

PER THE TEN STATES STANDARDS ARTICLE 8.8.3, ONE FULL 20-FOOT PIPE
LENGTH OF WATER MAIN SHALL BE USED WHENEVER STORM SEWER OR
SANITARY SEWER IS CROSSED, AND THE PIPE SHALL BE CENTERED ON THE
CROSSING, IN ORDER TO ENSURE 10-FOOT SEPARATION BETWEEN WATER MAIN
AND SEWERS.

EXISTING PROPOSED
O MANHOLE @  VANHOLE
[ CATCH BASN ®  CATCH BASN
o ONET @ et
©  CLEANOUT @  CLEANOUT
< END SECTION < END SECTION
o ROOF DRAIN 4 ROOF DRAIN
®  GATE VALVE @ GATE VALVE
YO' HYDRANT W HYDRANT
& WATER SHUT-OFF ¥ WATER SHUT-OFF
#uTuTY POLE 5% TREE REMOVAL
A GUY ANGHOR
S lon poLe —— ———— ——  SANITARY SEWER
> e m——— STORM SEWER
R e ——  WATER MAN
——————  QODITCH
\AAAAAA  TREE LNE
— SANITARY SEVER
STORM SEWER
WATER MAIN
GAS MAN

ELECTRIC CABLE

SANITARY SEWER NOTES:

1 PROVIDE A TESTING BULKHEAD IMMEDIATELY UPSTREAM OF THE SANITARY
CONNECTION POINT. ADDITIONALLY, PROVIDE A TEMPORARY 1-FOOT-DEEP

SUMP IN_ THE FIRST SANITARY STRUCTURE PROPOSED Uf
CONNECTION POINT, AND PROVIDE o

(HMWPE) SHALL BE ATTACHED
T0 THE SEWER PIPE IN ACCORDANCE WITH CURRENT WRC SPECIFICATIONS,
SPLICES SHALL BE MADE IN ACCORDANCE WITH MANUFACTUREI
RECOMMENDATIONS. SPLICE SHALL THEN BE ATTACHED TO PIPE WTH TIES
AND HEAT SHRINK-WRAPPED IN PLACE TO RE-ESTABLISH INSULATION
ACROSS SPLICED LENGTH. ALL SPUCES SHALL REQUIRE TESTING OF THE
ENTIRE LENGTH OF WIRE FOR CONTINUITY FROM STRUCTURE TO STRUCTURE.
A MINIMUM LENGTH OF 6 FEET OF TRACER WRE SHALL BE COILED AND LEFT
ACCESSIBLE UNDER THE COVER OF ALL MANHOLES, SERVICE VALVE BOXES
AND OTHER STRUCTURES AS DIRECTED BY THE ENGINEER. THE TRACER WRE
SHALL BE ATTACHED TO THE OUTSIDE O

FROM STRUCTURE TO STRUCTURE USING EQUIPMENT COMPATIBLE WITH
OAKLAND COUNTY WATER RESOURCES COMMISSIONERS OFFICE OR LOCAL
CITY/VILLAGE /TOWNSHIP_MISS DIG LOCATING DEMICES. AT LEAST ONE OF THE
™'

WIRES SHALL BE REQUIRED TO HAVE PASSED THE CONTINUITY TESTING
REQUIREMENT.

SANITARY SEWER REU'S:

EXISTING ZONING:

osT
BUILDING AREA= 984,600 SF ("CONCEPTUAL OST SITE PLAN")
REV

0.40/1,000 SF (OCWRC GENERAL OFFICE)
0.40/1,000 SF x 984,600 SF = 39384

REU

PROPOSED ZONING: PRO (USING RM—1 ZONING)
RESIDENTIAL DWELLING UNITS: VISTAS = 8B
MEADOWS = 67
=%
PONTE = 61
232 UNITS
REU = 2 BED = 0.75/UNIT, 3 BED = 1.00/UNIT (CITY OF NOVI)
THE UNITS WILL EITHER BE 2 OR 3 BEDRDOMS. SINCE THE ACTUAL
UNITS HAVE NOT YET BE DESIGNATED FOR THE NUMBER OF
BEDROOMS, WE WILL ASSUME THAT THEY ARE ALL 3 BEDROOM FOR
DESIGN PURPOSES.

REU =1.00/UNIT x 232 UNITS = 232.0 REU'S
OPTIONAL CLUBHOUSE:

BLDG. AREA = 3,562 SF
0.40/1,000 SF (OCWRC GENERAL OFFICE)
0.40/1,000 SF x 3,582 SF =  1.43 REU

1,957 SF
3.0/1,000 SF
3.0/1,000 F x 1857 SF = 587 REU
TOTAL REU WITHOUT OFTIONAL CLUBHOUSE/POOL = 232.0 REU'S

TOTAL REU WITH OPTIONAL CLUBHOUSE/POOL — 232.0+1.43+5.87 = 239.3 REU

THE PROPOSED REU IS LESS THAN THE POSSIBLE EXISTING ZONING REU IN EITHER
CASE.

WATERMAIN NOTES:

BACTERIOLOGICAL SAMPLING SHALL BE IN_ACCORDANCE WITH
R325.11110 OF THE ADMINISTRATIVE RULES PROMULGATED UNDER
MICHIGAN SAFE DRINKING WATER ACT, 1976 PA 399, AS AMENDED. TWO
CONSECUTIVE BACTERIOLOGICAL SAMPLES SHALL BE COLLECTED 24
HOURS APART AT EACH SAMPLING SITE. SAMPLING SITE SHALL BE IN

FOR THE PROPOSED DUCTILE IRON WATER MAINS, EACH PIPE,
HYDRANTS, VALVES, AND OTHER APPURTENANCE MATERIAL THAT COMES
IN CONTACT WITH POTABLE WATER MUST BE CERTIFIED TO MEET THE
ANSI/NSF STANDARD 61 AND THE CERTIFICATION SHOULD BE STAMPED
ON THE EXTERIOR WALL OF THE PIPE OR APPURTENAN
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UTILITY LEGEND
EXISTING

MANHOLE
CATCH BASIN
INLET

CLEANOUT

< END SECTION
ROOF DRAIN
GATE VALVE
HYDRANT

WATER SHUT-OFF
UTILITY POLE
GUY ANCHOR
LIGHT POLE

SIGN

TREE

®8 00

TREE LINE
SANITARY SEWER
STORM SEWER
WATER MAIN
GAS MAIN
ELECTRIC CABLE
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PROPOSED

MANHOLE
CATCH BASIN
INLET

CLEANOUT

END SECTION
ROOF DRAIN
GATE VALVE
HYDRANT

WATER SHUT—OFF
TREE REMOVAL
SANITARY SEWER
STORM SEWER
WATER MAN
——————  QDITcH

(OTES:

1. THE LOCATIONS OF EXISTING UNDERGROUND UTIITIES ARE
SHOWN IN AN APFROXIMATE WAY ONLY AS DISCLOSED BY
AVAILABLE UTILITY COMPANY RECORDS AND HAVE NOT BEEN

INDEPENDENTLY VERIFIED BY THE CONPANY. NO GUARANTEE

IS EITHER EXPRESSED OR IMPLEED AS TO THE COMPLETENESS

OR ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE

THE EXACT LOCATION OF ALL EXISTING UTILITES BEFORE.

COMMENGING WORK, AND AGREES TO BE FULLY RESPONSIBLE.

FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY

THE CONTRACTOR'S FALURE TO EXACTLY LOCATE AND

PRESERVE ANY AND ALL UNDERGROUND UTILITES. = THE

ACTOR SHALL NOTIFY THE DESIGN ENGINEER
icT

CONTR
IMMEDIATELY IF A CONFLICT IS APPARENT.

2. THE CONTRAGTOR SHALL BE RESPONSIBLE FOR ADJUSTMENT
of OR UNKNOWN, SHOWN OR

F AL STRUCTURES, KNOWN N
UNSHOWN, LOCATED WITHN THE LIMITS OF CONSTRUCTION. g 3y CREEK DR
THE CONTRACTOR SHALL NOTFY THE OWNER OR OWNER'S

-1
2
H
z
2
H
3

NATION OR DOCUNENTATION IN
FORM, DEAVOR TO ESTABLISH NECESSARY
PROTOCOLS GOVERNING SUCH TRANSMISSIONS.
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LEGAL DESCRIPTIONS PER TITLE COMMITMENT:
EXHIBIT "A"

THE LAND REFERRED TO IN THIS SEARCH IS DESCRIBED AS FOLLOWS: CITY GF NOV, COUNTY OF OAKLAND, STATE OF
MICHIGAN

EXCEPTIONS:

1

EASEMENT GRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPOSES RECORDED IN
UBER 7082, PAGE 4B4, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCEL 4. SHOWN.

PARCEL A LEGAL DESCRIPTION AS SURVEYED:

A PARCEL OF LAND LOCATED IN PART OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, CITY OF NOVI, OAKLAND COUNTY, MICHIGAN AND MORE
PARTICULARLY DESCRIBED AS:

2. EASEMENT GRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPDSES RECORDED IN COMMENCING AT THE WEST 1/4 CORNER OF SAID SECTION 13; THENCE N. 02'21°34" W. 1,877.67 FEET ALONG THE WEST SECTION LINE OF SECTION 13, ALSO BEING THE CENTERLINE
PARCEL 1 UBER 7082, PAGE 486, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCEL 3 OF MEADOWBROOK ROAD (WIDTH VARIES); THENCE N, 8528'50" E. 43.03 FEET TO A POINT ON THE 43 FOOT WDE EASTERLY RIGHT-OF-WAY LINE OF SAD MEADOWBROOK ROAD, AS
DESCRIBED FROM WARRANTY DEED LIBER 11987, PAGE 63 AND LIBER 12016, PAGE 158, OAKLAND COUNTY RECORDS; THENCE N. 02'21'34" W. 124.03 FEET ALONG SAID EASTERLY
3. EASEMENT GRANTED 10 THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PLURPOSES RECORDED IN RIGHT—OF-WAY LINE TO THE PONT OF BEGINNING; THENCE CONTINUING ALONG SAID DESCRIBED LINE THE FOLLOWING TWO (2) COURSES: 1. N. 0221'34" W. 394.58 FEET; 2.)
PART OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBED AS: UBER 7082, PAGE 488, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCEL 5 [PARGEL 10). SHOWN.
THENCE N. 415757 E. 71.38 FEET T0 A POINT ON THE SOUTHERLY RIGHT-OF—WAY LINE OF TWELVE MILE ROAD (WDTH VARIES): THENCE N. B8'04'24" E. 708.26 FEET ALONG SAD
A R LR A L R e P S R SOUTHERLY RIGHT-OF—WAY LINE; THENCE S. 02'46'S5" E. 447.12 FEET; THENCE S. B677'12" W. 761.28 FEET TO THE POINT OF BEGINNING
T SECTION £ SOUTH 02 DEGREES 24 MINUTES 30 SECONDS WEST 565.41 FEET, THENCE NORTH 4. EASEMENT GRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPOSES RECGRDED IN
50 DRGREES 44 MINOTES. 55 SEGONDS. wESr 301.85 FEET, THENGE NORTH 02 DEGREES 26 MINUTES 00 SECONDS EAST 518.55 LIBER 7082, PAGE 502, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCEL 5. SHOWN.
e R 48 EGRCE e T e N T T P2 ST 59 DECReea o MNUTES 30 CONTAINS 337,207 SQUARE FEET (7.74 ACRES) MORE DR LESS, AND BEING SUBJECT TO ANY EASEMENTS AND/OR RESTRICTIONS OF RECORD.
SECONDS TEAST 28141 FEET 10 THE PONT OF BEGNNING. 5. EASEMENT GRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPOSES RECGRDED IN
UBER 7082, PAGE 504, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCELS 7, 8 AND 9. SHOWN.
PARCEL 2 6. EASEMENT GRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPOSES RECGRDED IN
UBER 7082, PAGE 530, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARGEL 1 PARCEL B LEGAL DESCRIPTION AS SURVEYED:
I A i 7. EASEMENT GRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPOSES RECORDED IN
BEG‘NN‘NG AT A POINT DISTANT EAST 689.10 FEET AND SOUTH 02 DEGREES 25 MINUTES 00 SECONDS WEST 100.33 FEET A PARCEL OF LAND LOCATED IN PART OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, CITY OF NOV, OAKLAND COUNTY, MICHIGAN AND MORE
FROU THE NOSTWAEST SEGTION. CORNEF; THENGE SoUTH 02 DECREES 23 MINUTES 00 SECONDS WEST 561 a1 FEET: THENGE UBER 7082, PAGE 557, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCEL 1. SHOWN B AROCCARLY DESORIBED A / < ¢ c
EAET 5Bt FEET THENCE SOUTH 59 DECREES 08 WINGTES 40 SUONDS EAST S4a43 FEET 10 THE PONT OF BEONAMG, B EASEMENT CRANTED TO THE CITY OF NOVI FOR PUBLIC UTILITIES AND HIGHWAY PURPOSES RECGRDED IN
EAST o5 1 FEET, THENCE ‘SOUTH 29 DECRELS 05 MNUTES 40 SECONDS EAST 34442 FEET 10 THE PONT OF BEGNNNG, COUMENGING AT THE WEST 18 CORNER. OF SAD SECTION 13 THENCE N, CZZI'34" W. 32952 FECT ALONG THE WEST SECTION LNE OF SECTION 13, ALSO BEING THE CENTERLIE OF
LBER 7082, PAGE 560, OAKLAND COUNTY RECORDS. AS PERTAINS TO PARCEL 1. SHOUN MEADOWBROOK ROAD (WOTH VARIES), 1O THE PONT OF BEGNNNG THENCE CONTINUING NO22'34"W 164815 FEET ALONG SAD WEST SECTION LINE, THENCE N. B578'50" €
A PONT Of WOE EASTERLY RIGHT_OF WA LINE_GF SAD NEADOWAHOOK. ROAD: A3 DESCRIEED FROM WARRANTY DEED. LIGER 11987, PAGE. 83 AND LIBER
PARCEL 3 B 28@2!&2’5%&“{%553‘??‘7"N&g@”]g}‘”%’AL’{AQ‘Q‘DJCSWE,Q‘gég)mfs’*EQQEEE%‘%%"QE@E@F 3 12016, PAGE 165, OAKLAKD. COUNTY RECORDS, TWENGE N. 0521'54" W. 12403 FLET ALONG SAD DESCHIBED LNEL THENCE N 881712" £ 761 3 CE N. 0246'55" W.
PART QF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE B EAST, DESCRIBED AS: THROUGH 10, BOTH INCLUSIVE. SHO #4742 FEET To A PONT ON THE EXSTNG SOUTHERLY RICHT-OF WAY/ LNE OF TWELVE MLE R?AD (WDTH VARIES): ‘TgE?ACSE SONsusMogﬁéD)E |ST6S1 FEET AONG SAD SOVHERLY
COMMENCING AT THE WEST 1/4 CORNER OF SAID SECTION 13; THENCE NORTH 02 DEGREES 26 MINUTES 00 SECONDS EAST
45034 FEET ALONG THE VST LNE G SAD SECTON 13 AND THE CONTERUNE OF WEADOWEROOK ROAD 1O THE PONT G 10. EASEMENT(S) CONTAINED IN AND/OR CREATED BY WARRANTY DEED RECORDED N LIBER 11987, PAGE 63, ALONG SAD EASTTNE 10"A FONT ON THE NORTH D" WEADONBROOK. CORFORATE. FARK ‘CONDOMINIIM. PLAN. N 1465, RECORDED ' LISER 36268, PAGE 605, OAKLAND
BEGINNING; THENCE N 2 DEGREES 26 MINUTES 00 SECONDS EAST 208.70 WEST LINE OF SAID SECTION AND RE-RECORDED IN LIBER 12016, PAGE 168, OAKLAND COUNTY RECORDS, AS PERTAINS TO PARCEL 1 COUNTY RECORDS; THENCE S. 86°00'06" W. 1381.65 FEET ALONG SAID NORTH LINE TO THE PONT OF BEGINNING.
TSCAND THE CENTERLINE OF WEADOWSROOK ROAD: THENGE SOUTH 3 DEGREES 16 MNLTES 00 SECONDS EAST 308,70 FEET: SHOWN.
THENCE SOUTH 02 DEGREES 26 MINUTES 00 SECONDS WEST 208.70 FEET (RECORDED AS SOUTH 01 DEGREES 59 MINUTES 34 1. EASDUENT(S) CONTANED I AND/OR CREATED 57 WARRANTY DEED RECORDED N LISER 11987, PAGE 5 CONTAINS 2,693,340 SQUARE FEET (61.83 ACRES) MORE OR LESS, AND BEING SUBJECT TO ANY EASEMENTS AND/OR RESTRICTIONS OF RECORD.
SECONDS WEST 20870 FEET); THENGE NORTH B9 DEGREES 19 MINUTES 0O SECONDS WEST 208.70 FEET (RECORDED AS g .
NORTH 89 DECREES 11 MINUTES 40 SECONDS WEST 208.70 FEET) TO THE POINT OF BECINNING, AND RE-RECORDED IN'LIBER 12016, PAGE 161, OAKLAND COUNTY RECORDS, AS PERTAINS T PARCEL 2
PARCEL 4 12. SANITARY SEWER EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN LIBER 12054, PAGE 119,
QAKLAND COUNTY RECORDS, AND.THE, TERMS, CONDITIONS AND PROVISIONS CONTAINED' THEREIN, AS OVERALL LEGAL DESCRIPTION (PARCEL A & PARCEL B) AS SURVEYED:
PART OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE B EAST, DESCRIBED AS: PERTAINS TO PARCEL 5. SHOWN. TEMPORARY CONSTRUCTION EASEMENT NOT
COMMENCING AT THE WEST 1/4 CORNER QF SAD SECTION 15 THENCE' ORI 02 DECREES. 26 NUTES 00 SECONDS WesT 15, SANITARY SEWER EASEMENT GRANTED TO THE GITY OF NOVI RECORDED IN LIBER 12113, PAGE 45, OAKLAND A PARCEL OF LAND LOOATED IN PART OF THE NORTWWEST 1/4 CF SECTON 13, TOWN 1 NORTH, RANGE 8 EAST, CITY OF NOV. OAKLAND CONTY. MICHIGAN AND MORE
328.52 FEET ALONG THE WEST LINE CF SKID SECTION 13 AN THE GENTERUIE O MEADOWEROOK ROAD TO COUNTY, RECORDS, AS PERTAINS To PARCEL 4. SHOWN. TEMPORARY CONSTRUCTION EASEMENT NOT SHOWN
SRR B B oS S i b el ST e MOKG et Uhe o Sy e | COMMENCING AT THE WEST 1/4 CORNER OF SAD SECTION 13; THENGE N. 0271'34" W. 320.52 FEET ALONG THE WEST SECTION LINE OF SECTION 13, ALSO BEING THE CENTERLINE OF
13 AND THE CENTERLINE OF MEADOWBROOK ROAD; THENCE SOUTH 89 DEGREES 19 MINUTES 00 SECONDS EAST 208.70 FEET 14. SANITARY SEWER EASEMENT GRANTED TO THE CITY OF NOVI RECGRDED IN LIBER 13482, PAGE 337, 3 . 02 . 329 ,
(RECORDED AS SOUTH 89 DEGREES 11 MINUTES 40 SECONDS EAST 708.70 FEET): THENGE NORTH 02 DEGREES 26 MINUTES GAKLAND COUNTY RECORDS. Ao PERTAINS TO SARCELS 11 AND 15, SHOWN. TEMPORAFY CONSTRUCTION MEADOWBROOK ROAD (WDTH' VARIES), TO THE POINT OF BEGINNING; THENGE CONTINUING N0221'34°W 1648.15 FEET ALONG SAID WEST SECTION LINE; THENCE N. 8528'50° E. 43.03
00 SECONDS EAST 208.70 FEET (RECORDED AS NORTH 01 DEGREES 53 MINUTES 34 SECONDS EAST 20871 FEET); THENCE EASEMENT NOT SHOWN. FEET TO A PONT ON THE 43 FOOT WIDE EASTERLY RIGHT-OF—WAY LINE OF SAID MEADOWBROOK ROAD, AS DESCRIBED FROM WARRANTY DEED LIBER 11987, PAGE 63 AND LBER
SOUTH 89 DEGREES 16 MINUTES 00 SECONDS EAST 1174.98 FEET (RECORDED AS SOUTH 88 DEGREES 19 MINUTES 00 12016, PAGE 168, OAKLAND COUNTY RECORDS; THENCE ALONG SAID DESCRIBED LINE THE FOLLOWNG TWO (2) COURSES; 1) N. 0221'34" W. §18.61 FEET, 2) THENCE N. 41'51'57" £
SECONDS EAST 117310 FEET); THENCE SOUTH 02 DEGREES 14 MINUTES 59 SECONDS WEST 332.62 FEET ALONG THE EAST 15. DRAINAGE EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN_LIBER 13528, PAGE 228, OAKLAND 71.38 FEET TO A POINT ON THE SOUTHERLY RIGHT-OF-WAY LNE OF TWELVE MILE ROAD (WDTH VARIES) THENCE N. 860424 E. 128487 FEET ALONG SAID SOUTHERLY
UNE OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SAID SECTION 13 (RECORDED AS SOUTH 02 DEGREES 18 MINUTES 48 COUNTY RECORDS, AS PERTAINS TO PARCELS 11 AND 12 SHOWN. TEMPORARY CONSTRUCTION EASEMENT RIGHT-OF_WAY LINE TO A POINT ON THE EAST LNE OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SAD SECTION 13 (AS MONUMENTED); THENCE S. 02727'38" E. 221515 FEET
SECONDS WEST 33262 FEET), THENCE NORTH 89 DEGREES 11 MNUTES 14 SECONDS WEST 138465 FEET (RECORDED AS NOT SHOWN ALONG SAD EAST UNE T0 A PONT O THE NORTH LINE OF MEADOKBROOK CORFORATE PARK CONDOWNIUM, FLAN NO. 1485, RECORIED IN' UBER 38786, PAGE 05, OAKLAND
NORTH 89 DEGREES 06 MINUTES 02 SECONDS WEST 1362.40 FEET) TO THE PONT OF BEGINNING. 16. DRAINAGE EASEMENT GRANTED T0 THE GITY OF NOVI RECORDED IN LIBER 13637, PAGE 780, OAKLAND i} i : i
COUNTY RECORDS, AS PERTAINS TO PARCEL 2. SHOWN. TEMPORARY CONSTRUCTION EASEMENT NOT SHOWN. CONTAINS 3,030,638 SQUARE FEET (69.57 ACRES) MORE OR LESS, AND BEING SUBJEGT TO ANY EASEMENTS AND/OR RESTRICTIONS OF RECORD.
PARCEL 5 17. TERMS, CONDITIONS AND PROVISIONS CONTAINED IN TERMINATION AND RECIPROCAL RELEASE GF DEED
RESTRCTION REGOROED N LIBER 1888, PAGE 883, OAKLAND COUNTY RECORDS, AS PERTANS 10 PARCEL
FART OF THE NORTHWEST 14 OF SEGTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBED AS: '
COMMENCING AT T CORNER OF SAID SEC DEGREES 28 MINUTES 00 SECONDS WEST 1,AND PARCELS 3 THROUGH 10. BLANKETS PARCELS 1. 2 3. 5. 7. 8, 9, 10, 12, AND A PORTION
ToBS08 FEET ALONG YUE WEST LINE.OF SAD SLCTON 13 AN THE CENTERLIVE OF MEADOWEROCK RORD 10 “HiE PONT oF
BEGINNING; THENGE SOUTH 89 DEGREES 28 MINUTES 07 SECONDS EAST 138279 FEET, THENGE SOUTH 02 DEGREES 14
18. EASEMENT GRANTED TO THE GITY OF NOVI FOR CONSTRUCTION, OPERATION AND MAINTENANGE OF WATER X
MINUTES 59 SECONDS WEST 318.24 FEET (RECORDED AS SOUTH 02 DEGREES 19 MINUTES 48 SECONDS WEST) ALONG THE MAIN RECORDED IN LIBER 25672, PAGE 283, OAKLAND COUNTY RECORDS, AS PERTAINS TO ALL PARCELS. SURVEY NOTES:
EAST LINE OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SAID SECTION 13; THENCE NORTH 89 DEGREES 13 MINUTES 45 TEMPORARY CONSTRUCTION EASEMENT NOT SHOWN. 1. THE SURVEYED PROPERTY IS IN A FEDERALLY DES\GNATED FLOOD ZONE X. FIRM MAP No. 26125C0627F. EFFECTIVE DATE 9-29-2006. THE ABOVE FLOOD F’LA\N DES\GNAT\ON \S
SECONDS WEST 138362 FEET (RECORDED AS 1381.80 FEET): THENCE NORTH 02 DEGREES 26 MINUTES 0O SECONDS EAST FOR INFORMATION ONLY AND IS BASED ON THE FIRM MAP LISTED ABOVE AVAILABLE ELECTRONICALLY FROM FEMA ON THE DATE OF THIS SURVEY. THIS SUR
31208 FEET ALONG THE WEST UNE' OF SAID SEGTION 13 AND THE CENTERLNE OF MEAOWEROCK ROAD TO THE POINT OF 10, JERMS, CONDITIONS AND PROVISIONS CONTAIED IN. AND EASEMENT(S) CREATED B BILL OF SALE FOR URBILITY FOR THE CORRECTNESS OF THE CITED MAP(Sy. N ADDITION. THE ABOVE STATEMENT DOES NOT REPRESENT THS SURVEVOR'S GPINON OF THE PROBABILTY OF FLOGDNG.
BEGINNIN ECORDED N LIBER 25672, PA NG SOUNTY RECORDS, A FERTANS
TD PARCEL ‘ F’ARCEL 3 AND PARCELS 5 THROUGH ‘U EOTH ‘NCLUS‘VE SHOWN. TEMPOI 2. THE BEARINGS ARE BASED ON THE MICHIGAN STATE PLANE COORDINATE SYSTEM, SOUTH ZONE, INTERNATIONAL FOOT (NAD B3), AS OBSERVED ALONG THE WEST SECTION LINE OF
PARCEL & CONSTRUCTION EASEMENT NOT SHO SECTION 13, BEING N. 02°21'3:
PART OF THE NORTHWEST 1/2 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBED AS: 20, SIDEWALK EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN LIBER 46087, PAGE 250, OAKLAND
B P TSSO b e i 0" o8 reer fmou e norTavEST B R s AT 0 At 5. i TEupAARY GAAONE FERAT NOT SHOW: 3 THE LOCATON, oF CXSTNG UNDERGROIND WTLIIES ATE NOT SHEHRY ON THIS SURVEY. NO GUARANTEE |5 BT EXPRESSED OF IPLED A% TO T COMPLETENESS 0%
SECTION CORNER: THENCE SOUTH 89, DEGRLES 44 MNUTES 35 SECONDS EAST 137640 FECT: THENCE SOUTH b2 DEGREES 19
MINUTES 48 SEGONDS WEST 522.62 FEET, THENCE NORTH BS DEGREES 36 MINUIES 52 SECONDS WEST 1380.00 FEET, THENCE 21, SDEWALK EASEVENT GRANTED T0_THE CITY OF NoV| RECORDED N LIBER. 46087, PAGE 256, OAKLAND 4. PARKING: SUBJECT PROPERTY IS VACANT.
DEGREES 26 MINUTES 00 SEGONDS EAST 118.52 TES 30 SECONDS EAST COUNTY RECGRDS, AS PERTAINS TO PARCEL 6. SHOWN. TEMPORARY GRADING PERMIT NOT SHO
260 Do et TRENGE. NORTH- 02 DEGREES 26 MNUTES 00 SECONDS. EAST 150,00 FEE T, THENGE NORTH 55 DECREES. 44 5. PARGEL A CONTAINS 337,287 SQUARE FEET OR 7.74 ACRES OF LAND, MORE OR LESS. PARGEL B CONTAINS 2,693,340 SQUARE FEET OR 61.83 ACRES OF LAND, MORE OR LESS.
TES 35 SECONDS WEST 260.00 FEET; THENGE NORTH 02 DEGREES 26 MINUTES 0D SECONDS EAST 61.00 FEET TO THE 22. SIDEWALK EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN LIBER 46087, PAGE 262, OAKLAND OVERALL PARCEL CONTAINS 3,030,638 SQUARE FEET OR 69.57 ACRES OF LAND, MORE OR LESS.
FONT:OF ‘BEGRING. COUNTY RECORDS, AS PERTAINS TO PARCEL 7. SHOWN. TEMPORARY GRADING PERMIT NOT SHOWN.
6. AT TIME OF INSPECTION THERE WAS NO OBSERVED EVIDENCE OF CEMETERIES LOCATED ON SUBJECT PROPERTY.
25, SOEWALK EASENENT GRANTED T THE GITY OF NOV RECORDED IN LIBER 46037, PAGE 268 OAKLAND
PARCEL 7 COUNTY RECGRDS, AS PERTAINS TO PARCEL 8. SHOWN. TEMPORARY GRADING PERMIT NOT SH 7. THE SITE IS ZONED OST, OFFICE SERVICE TECHNOLODY. | SETBACKS. FRONT SO', SDE S0', REAR SO
SETBACKS ARE LIS S ARE SUBLEGT 70 INTERPRETATION OF FRONT, SIDE AND REAR, VARIANGES AND VARIOUS PLANNING AND
RT OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBED AS: 24. SIDEWALK EASEMENT GRANTED TO THE GITY OF NOW RECORDED IN LIBER 46087, PAGE 274, OAKLAND STE PLAN APPROVALS. ONLY THE RBPROPRIATE MUNICIPAL AUTHORTTY CAN DETERNINE.IF THE SURVEVED PROBERTY CONFORMS. To SETOACK REGUREMENTS. THE SURVENOR CAN
BEGNNING, AT A PONT DISTANT SOUTI 0 DEGREES 26  MNUTES 00° SECONDS. WEST 98656 FEET FROV THE NORTHWEST COUNTY RECGRDS, AS PERTAINS TO PARCEL 9. SHOWN. TEMPORARY GRADING PERMIT NOT SHOWN. W THE SETBACK LINES DRAWING ONLY IF A ZONING REPORT IS PROVIDED THAT ILLUSTRATES THE SETBACK LINES. A MORE DETAILED RESPONSE TO ITEMS 6a AND 6b
SECTION CORNER; HENCE SOUTH B9 DEGREES 36 MWUTES 52 SECONDS EAST 1380.00 FEET, THENCE SoUTH 02 DEGREES 13 REGUIRES, ACOMALETE ZONNG REPORT. NO. ZONNG REPORT WAS FROVDED,
MINUTES 48 SECONDS WEST 322.62 FEET; NORT 36 DEGREES 29 MNUTES 16 SECONDS WEST 1380.80 FEET, MHENCE 25 SDEWALK EASEVENT GRANTED T0_THE CITY OF NoV| RECORDED N LIBER. 46087, PAGE 260 OAKLAND
NORT; 02 DECRELS 28 NINUTLS 00 SECONDS EAST 322 FEET 10 Te PONT OF BEGRANG COUNTY RECGRDS, AS PERTAINS TO PARCEL 5. SHOWN. TEMPORARY GRADING FERMIT NOT SH 8. THERE ARE NO CHANGES IN_STREET RIGHT-OF—WAY KNOWN TO THIS SURVEYOR. THERE WAS ONGOING CONSTRUCTION WORK ALONG MEADOWBROOK ROAD AT THE TIME OF THIS
SURVEY. PROPERTY EVIDENCE HAS BEEN FOUND 60 FEET FROM THE CENTERLINE OF MEADOWBROOK ROAD.
26. SIDEWALK EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN LIBER 46087, PAGE 286, OAKLAND
PARCEL B COUNTY RECORDS, AS PERTAINS TO PARCEL 3. SHOWN. TEMPORARY GRADING PERMIT NOT SHOWN. 9. THERE WAS NO OBSERVED EVIDENGE OF EARTHWORK. BUILDING CONSTRUGTION OR BUILDING ADDITIONS IN RECENT MONTHS ON DATE OF FIELD SURVEY. THERE WAS OBSERVED
EVIDENGE OF UTILITY CONSTRUCTION WORK TAKING PLAGE IN RECENT MONTHS AT THE INTERSECTION OF MEADDWEBROOK ROAD AND TWELVE MILE ROAD AND ALONG MEADOWBRODK
THE NORTH 158.00 FEET OF THE NORTH 1/2 OF THE SOUTH 1/2 OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SECTION 13, 27. SIDEWALK EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN LIBER 46087, PAGE 292, OAKLAND ROAD AT THE TIME OF THIS SURVEY.
TOWN 1 NORTH, RANGE 8 EAST. COUNTY RECGRDS, AS PERTANS TO PARCEL 4. SHOWN. TEMPORARY GRADING PERMIT NOT SHOWN.
10. THE PROPERTY HAS ACGESS TO MEADOWBROOK ROAD BASED ON EXISTING ASPHALT PAVEMENT AND APRON OBSERVED IN THE FIELD (NOT SHOWN ON SURVEY), A PUBLIC ROAD.
28, SIDEWALK EASEMENT GRANTED TO THE CITY OF NOVI RECORDED IN LIBER 46087, PAGE 238, OAKLAND THERE IS VISBLE EVIDENCE OF A GATED, INGRESS EGRESS ROAD, NEAR TWELVE MILE ROAD, ALONG THE EAST LINE OF THE WEST 1/2 OF THE NORTHWEST 1/4, (NOT SHOWN ON
PARCEL 9 COUNTY RECGRDS, AS PERTAINS TO PARCEL 1. SHOWN. TEMPORARY GRADING PERMIT NOT SHOWN. SURVEY)
THE SOUTH 189.00 FEET OF THE NORTH 347.00 FEET OF THE NORTH 1,2 OF THE SOUTH 1/2 OF THE WEST 1/2 OF THE 29, ANY RIGHTS, TITLE, INTEREST IN OR CLAIMS THEREOF TO THAT PORTION OF THE LAND LYING WITHIN THE 11. THERE WAS NO OBSERVED EVIDENCE THAT THE SUBJECT SITE IS CURRENTLY BEING USED AS AN AGTIVE SOLID WASTE DUMP, SUMP OR SANITARY LANDFILL ON DATE OF FIELD
NORTHWEST 1/4, SECTION 13, TOWN 1 NORTH, RANGE 8 EAST. DRAIN CROSSING THE SUBJECT PROPERTY, AS PERTANS TO PARCELS 4, 5 AND G. SURVEY.
30. RIGHTS OF THE PUBLIC AND OF ANY GOVERNMENTAL UNIT IN ANY PART OF THE LAND TAKEN, USED OR 12. RECORD MEASUREMENTS SHOWN ON THE SURVEY ARE BASED ON THE PROVIDED TITLE WORK AS REFERENCED IN THE LEGAL DESCRIPTION PER TITLE COMMITMENT.
PARCEL 10 DEEDED FOR STREET, ROAD OR HIGHWAY PURPOSES.
13. SOUTHERLY RIGHT—OF—WAY LINE OF TWELVE MILE ROAD ESTABLISHED FROM MDOT RIGHT—OF—WAY MAP, SHEET NO. 325, FILE NO. 63—R—1, LAST REVISION DATE OF JUNE 2012
31. RIGHTS OF TENANTS IN POSSESSION OR PURSUANT TO UNRECORDED LEASES. RECORDS SHOWN A 33" WIDE PRESCRIPTIVE RICHT-OF—WAY FOR MEADOWBROOK ROAD AND A 43' WIDE DEDICATED RICHT-OF-WAY FOR MEADOWBROOK ROAD. PLEASE NOTE,
OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBED AL
B T e r S o e SO 02 DEGREES 25 UNUTES 00 SECONDS WEST 2. PAWENT OF TAES: THAT FOUND EVIDENCE HAS BEEN ESTABLISHED FOR A 60 FOOT RIGHT-OF—WAY (1/2 WDTH) FOR MEADOWBROOK ROAD. NO RECORD WAS PROVIDED TO THE SURVEYOR STATING
2004 FEET ALONG THE WEST'LINE OF SAID SECTION 13, AND THE CENTERUNE O WEAI . 0 HE PONT O - d THAT THERE IS A 60 FOOT WIDE (1/2 WDTH) RIGHT—OF-WAY DEDICATED TO MEADOWBROOK ROAD.
GEGRNING; THENCE S00TH B9 DLGREES. 44 MNUTES 3 SECONDS EAST 26000 FEET, THE DEGREES 26
MINUTES 00 SECONDS WEST 150.00 FEET; THENCE NORTH BQ DEGREES 44 MINUTES 35 SECONDS WEST 250 DD FEET; THENCE 14. NO IRONS HAVE BEEN SET AT THIS TIME OF THIS SURVEY.
NORTH 02 DEGREES 26 MINUTES 00 SECONDS EAST 150.00 FEET ALONG THE WEST LINE OF SAID SECTION 13 AND THE
CENTERLINE OF SAID MEADOWBROOK ROAD TO THE POINT OF BEGINNING.
PARCEL 11
RT OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBED AS:
BEG\NN\NG AT A PONT DISTANT EAST 103365 FEET AND,SOUTH 03 DEGREES 21 MNUTES 50 SECONDS WEST 10547 FEET
RTHWEST SECTION GORNER; THENCE SOUTH BO DEGREES 08 MINUTES NDS EAST 344.45 CERTIFICATION:
sourH uz DEDREES 19 WINUTES 95 SEONDS WEST S54.62 FECT: THENCE NORTH B9 DEGRELS 44 MINUTES. 36 SECONDS WEST CERTIFICATION:
NCE NORTH 02 DECREES 21 MINUTES 30 SECONDS EAST 558.22 FEET TO THE POINT OF BEGINNING. T0: MERGY HEALTH SERVICES, A MICHIGAN NONPROFIT CORBORATION, N/K/A TRINITY
HEATH-MICHIGAN, A MICHIGAN NONPROFIT CORPORATION; IVANHOE COMPANIES:
PARCEL 12 AND ATA NATIONAL TITLE. GROUP:
| HEREBY CERTIFY THAT:
PART QF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST, DESCRIBES AS:
BEGINNING AT A POINT DISTANT EAST 68910 FEET AND SOUTH 02 DEGREES 23 MINUTES 00 SECONDS WEST 100.33 FEET A R G O O T A e e N THE
£RO. THE NORTHWEST SECTION. CORNER; THENCE SOUTH 89 DEGREES 08 MINUTES 40 SECONDS EAST 34474 FECT: THENCE R T A R R i R e i o
SOUTH 02 DEGREES 23 MINUTES 00 SEC 558, UTES 35 'SECONDS
WRST 36485 FEET, THENCE NORTH 02 DEGREES 25 MINUTES. 00 SECONDS CAST 561,81 FELT 16 THE PONT OF BEGNNNG SURVEYING. THE BOUNDARY FIELD WORK WAS COMPLETED ON DECEMBER 30, 2022.
12-30-2022
DATE ST & OSVALT
OFESSIONAL SURVEYOR NO. 4001067109
SOSWALTGZENiEWOTN A COu
THIS COPY OF THIS SURVEY IS NOT VALID UNLESS AN ORIGINAL
SIGNATURE APPEARS ON ITS FACE.
ATA NATIONAL TITLE GROUP, TITLE INFORMATION REPORT, FILE NO. 63-22858774-SCM, DATED NOVEMBER 17, 2022
ISSUED FOR DATE | ISSUED FOR DATE ISSUED FOR DATE ISSUED FOR DATE ISSUED FOR DATE . DATE HOR:
SUBMITIAL /2t / EIMET |/ @ZNIAK ey | PROJECT SPONSOR: BOUNDARY SURVEY Trasan [soHs (g
 SuBMIT WORKING DAYS —TTg
PRO_SUBMITTAL 75, Consulting Civil Engineers BEFORE VU DIC TH VE 408 No.
PRO_SUBMITTAL /ZS smxu»e‘-wnmnxau E 100 CALL THE NI 6689 ORCHARD LAKE ROAD, SUITE 314 E GRO L]
| PRO St WHUDSOX MCHGAN 8165 SSTEY T Y
PRO_UPDATE 25 1) 37509 1 04823  seimetwoisk com WEST BLOOMFIELD, MI 48322 (248) 626-6114 NOVI  MICHIGAN g | sweer SP—7.3
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WETLAND IMPACT=0.03 AC.
[PERMANENT BUFFER IMPACT=0.13 AC.

=
SCALE: 17 = 100
WETLAND INPACT=0.00 AC ETLAND = e
[PERUANENT BUFFER WPACT=0.172 AC| PERUANENT DD B AT =0 DS A 0 50 100" 200"

ON-SITE: THE GROVE
WETLAND IMPACTS

WETLAND| AcCRES | N EGLE | WETLAND | IMPACT | VOLUME | MTIGATION | MITIGATION|
u EGULATED | ReEGULATED | TvPE o R0 | Rean (aq)
[ c oo | ves [ T eem | 151

WE AC
PERMANENT BUFFER IMPAC
TEMPORARY BUFFER IMPACT:

WETLAND IMPACT=0.08 AC.
[PERMANENT BUFFER IMPACT=0.107 AC.

LE ROAD
S (PUBLIC

i WETLAND IMPACT=0.23 AC.|—
p ©  |PERM. BUFFER MPACT=0.39 AC.

TWELVE MI
WIDTH VARIE

ROAD WETLAND IMPACT=0.10 AC.
E c/L MEADOWBROOK BLIC) BUPFER MPACT=0.00 46 WETLAND LEGEND
4l WETLAND J|
r WETLAND INPACT=0.05 AC. WETLAND WPACIE O k| WETLAND IMPACT=0.034 A WIDTH VARIES (PU
[PERM. BUFFER IMPACT=0.16 AC. PERM, BUFFER IMPAGT=0.14 AG 3 |PERMANENT BUFFER IMPACT=0.14 AC.
WETLAND. IPACT
BUFFER IMPACT
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BUFFER IMPACT
(TEMPORARY)
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VITIGATION AREA
OFF-SITE PARCEL A
VETLANG
MITIGATION AREA
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EGLE_SUBMITTAL

A PARCEL OF LAND LOCATED IN PART OF THE NORTHWEST 1/4 OF SECTION 13, TOWN 1 NORTH, RANGE 8 EAST,
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN AND MCRE PARTICULARLY DESCRIBED AS:

COMMENGING AT THE WEST 1/4 CORNER OF SAID SECTION 13; THENGE N. 02'21°34" W. 1,977.67 FEET ALONG THE

o PARCEL B
/2,695,340 SQUARE Fi
'(61.83 A

T

o

AD
TWELVE MILE RO
WDTH VARIES (PUBLIC)

T PARCEL A
357,297 SQUARE FEET -
(7.74 AGRES).

MEADOWEROOK RO

LOCATION MAP
NOT TO_SCALE

HAGGERTY RD

EXISTING LI

]

s dd®ensenn

s

&

C,/L MEADOWBROOK ROAD
WIDTH VARIES (PUBLIC)

PARCEL A LEGAL DESCRIPTION AS SURVEYED:

PARCEL B LEGAL DESCRIPTION AS SURVEYED:

A PARCEL OF LAND LOGATED IN PART OF THE NORTHWEST 1/4 OF SECTION 13, TONN 1 NORTH, RANGE 8 EAST, GITY OF NOW
OAKLAND COUNTY, MICHIGAN AND MORE PARTICULARLY DESCRIBED AS:

PER EGLE REVIEW

PER EGLE REVIEW

MANHOLE
CATCH BASIN
INLET
CLEANOUT
END SECTION
ROOF DRAIN
GATE VALVE
HYDRANT
WATER SHUT—OFF
UTILITY POLE
GUY ANCHOR
LIGHT POLE
SIGN

TREE

TREE LINE

WATER MAIN

GAS MAIN
ELECTRIC CABLE
CONTOUR MAJOR
CONTOUR MINOR
TOP OF PAVEMENT
TOP OF CURB
BOTTOM OF CURE
SPOT ELEVATION

COMMENCING AT THE WEST 1/4 CORNER OF SAID SECTION 13; THENCE N. 0221'34" W. 329.52 FEET ALONG THE WEST SECTION
WEST SECTION LINE OF SECTION 13, ALSO BEING THE CENTERLNE OF MEADOWBROOK ROAD (WIDTH VARES) LINE OF SECTION 13, ALSO BEING THE CENTERLINE OF MEADOWBROOK ROAD (WIDTH VARIES), TO THE POINT OF BEGINNING;
THENCE N. B5728'50" E. 43.03 FEET TO A POINT ON THE 43 FOOT WIDE EASTERLY RIGHT—OF—WAY LINE OF SAID THENCE CONTINUING NO2°21'34°W 164815 FEET ALONG SAID WEST SECTION LINE: THENCE N. 85228'SQ" E. 43.03 FEET TO A
MEADOWBROOK ROAD, AS DESCRIBED FROM WARRANTY DEED LIBER 11987, PAGE 63 AND LIBER 12016, PAGE 168, POINT ON THE 43 FOOT WIDE EASTERLY RIGHT—OF—WAY LINE OF SAID MEADOWBROOK ROAD, AS DESCRIBED FROM WARRANTY
OAKLAND COUNTY RECORDS; THENCE N. 02°21'34" W. 124.03 FEET ALONG SAID EASTERLY RIGHT-OF—WAY LINE TO DEED UBER 11987, PAGE 63 AND LIBER 12016, PAGE 168, OAKLAND COUNTY RECORDS; THENCE N. 02'21'34" W. 124.03 FEET
THE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID DESCRIBED LINE THE FOLLOWING TWO (2) COURSES: 1.) ALONG SAID DESCRIBED LINE; THENCE N. 8677'12" E. 761.29 FEET, THENCE N. D2'46'S5" W. 44712 FEET TO A POINT ON THE
N. 022134" W. 39458 FEET, 2) THENCE N. 4151'57" E. 71.38 FEET 10 A POINT ON THE SOUTHERLY EXISTING SOUTHERLY RIGHT-OF—WAY LINE OF TWELVE MILE ROAD (WIDTH VARIES); THENCE N. 860424 E. 576.61 FEET ALONG
RIGHT-OF—WAY LINE OF TWELVE MILE ROAD (WDTH VARIES); THENCE N. 86'04'24" E. 70B.26 FEET ALONG SAID SAID SOUTHERLY RIGHT-OF-WAY LNE TO A POINT ON THE EAST LINE OF THE WEST 1/2 OF THE NORTHWEST 1/4 OF SAD
SOUTHERLY RIGHT—OF—WAY LINE; THENCE S. 02'46’55” E. 447.12 FEET; THENCE S. 8617'12" W. 761.29 FEET TO SECTION 13 (AS MONUMENTED); THENCE S. 0227'39" E. 2215.15 FEET ALONG SAID EAST LINE TO A POINT ON THE NORTH LINE
THE FONT OF BEGNUNG. OF MEADOWBROOK CORFORATE. PARK CONDOMINIUM, PLAN No. 1455, RECORDED IN LIBER 35765, PAGE 609, OAKLAND COUNTY
RECORDS; THENCE S. B6'00'06" W. 1381.65 FEET ALONG SAID NORTH LINE TO THE POINT OF BEGINNING.
CONTAINS 337,297 SQUARE FEET (7.74 ACRES) MORE OR LESS, AND BEING SUBJECT TO ANY EASEMENTS AND/OR
RESTRICTIONS OF RECORD. CONTAINS 2,693,340 SQUARE FEET (E1.83 ACRES) MORE OR LESS, AND BEING SUBJECT TO ANY EASEMENTS AND/GR
RESTACTIONS OF RECORD.
ISSUED FOR DATE | ISSUED FOR DATE ISSUED FOR DATE ISSUED FOR DATE ISSUED FOR DATE N HOR: 17 = 100"
Th /5 "/ EIMET W@ZN PROJECT SPONSOR: EXISTING CONDITIONS SOME VR 1+ S W
SASSOCTATES IVANHOE COMPANIES
18/25/25| Consulting Civil Engineers
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+ Novi Bus Stop ~See L-4 | .

Existing Overhead Lines
. 12 Mile Bike Path |
~ Seating Area -

Meadowbrook

— Planiings Shall be-Planted-no.
{ " Closer than-4"to Property Line

Trees to Remain -~

- Tree Protection Fencing. - J
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Landscape Sum
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Matchline Sheet L-2

site-

\32025 Allen Design L.L.C.

North

Street Trees.
Street Frontage
Less Drives 377011

Trees Provided
SheetL-1 83 Trees
SheetL-2 84

rees
SheetL3 81 Trees

Multi-Family Trees
Total Units
Trees Required
Trees Provided
Sheet -1 230 Trees
SheetL2 222 Trees
Sheet L3 244 Trees

Woodland Replacement
Replacement Required
Trees Provided
SheetL-1 56 Trees
SheetL2 110 Trees
SheetL3 82Trees
Trees to be Paid into Fund

Parking Lot Landscaping - Visitor Parking

1245011, Parking Lot Perimeter
Trees Required 23.2 Trees (812/35)
8,68011. Trees Provided 24 Trees
248 Trees (8,680 /35) s Sheet -1 6 Trees
248 Trees Per SheetL2 6 Trees

SheetL3 12 Trees

Parking Lot Landscaping - Clubhouse

Vehicular Use Area 9,
Landscape Area Required
Landscape Area Provided
Canopy Trees Required
Canopy Trees Provided

597 ..
7205£.(9,597 51, X 7.5%)
232 Units 800s.

696 Trees (232x 3) 3.6 Trees (720/200)
Trees 4Trees

Parking Lot Perimeter - Clubhouse

“Per’ Perimeter 29514,
Trees Required 8.4 Trees (2951.1./35)
Trees Provided es
3,143 Trees
248 Trees
2,895 Trees

Notes

« Soils Information is Shown on SP-2.

« Trees Shall be Planted no Closer than 10'to Sanitary Sewer, Uity
Structures Including Hydrants and 5 from Utilty Lines. Trees Shall be
Planted 4 from Curbs.

« Tree Shall not Be Planted within 4'of Property Lines.

 Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Any
Damaged Trees Shall be Replaced as Needed. If Walks are Adjacent to the
Street, Snow will be Stored in Nearby Islands or Lawn Areas.

Al Utiity Boxes Shall be Screen per Detail on Sheet L-11. Approximately 10
Shrubs will be Required per Box.

« Overhead Lines Exist Along the 12 Mile and Meadowbrook Frontages.

« Phragmites Exists in Wetland Areas (See Sheet L-2). Japanese Knotweed
is not Present on this Site.

« Anrigation Plan will be Provided for Stamping Sets.

£ 12 thile Road
Park and Open

Area Trail

—piantings Shall
/beiPlanted no
Closer than 4'
1o Property Line

LAND PLANNING / LANDSCAPE ARCHITECTURE

557 Carpenter
Northville, Michigan 48167
@wideopenwest com
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Meadowbrook

\32025 Allen Design L.L.C.
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LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

@wideopenwest com

©248.467.4668

N\
I—=Grove Nature
/| Area Trail

_ﬁ j Title:
— Plantings Shall
beraneans Landscape Plan

/Clpser than 4'

% to Property Line
B l Project:

The Grove
Novi, Michigan

Prepared for:

Ivanhoe Companies
6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322

248.626.6114
Revision: Issued:
Review March 26, 2024
Revised July 26, 2024
- PRO Submission July 9, 2025
R . Revised Pro Submission September 12, 2025
Tree Protection Fencing
Trees to Remain
Existing Overhead Lines
Job Number:
21-054
Drawn By: Checked By:
Sequence of Removal for Phragmites Landscape Key - -
“An MDEGLE Permit s Required fo Treatment of Phiagmites in Areas with Standing Waer. A liensed Herbicide Applicator must Perform the Work.
1. Phragmites should be treated in early to late summer (June-Setpember) using glyphosate, or late summer (August- September) using glyphosate to achieve Street Trees - 84 Trees Provided
efectve conrol
2. Applcation of erbicides shouid be hand swiping for scattered plants and hand spraying for denser stands. The use of a liensed or cerfed applicator is
required to minimize damage to natve plant materal,
3. After two weeks of herbicide application, the dead stalks should be cut and removed to encourage native plant material growth. If a mechanical method is Mutti-Family Trees - 222 Trees Provided
used, equipment should be cleaned to prevent the spread of seed.
[ 25 50°
Second and Third Year Maintenance
Perimeter Parking Lot Landscaping - 30 Trees Provided
1. Avisual inspection will be made during June - July. If phragmites is present, steps 1-3 above will be repeated. Parking Lot Landscaping - 2 Trees Provided
Notes:
« Trees Shallbe Planied no Closer than 10 to Sanitary Sewir, Uity
Structures Including Hydrants and 5' from Utility Lines. Trees Shall be
Planted 4 from Curbs. Woodiand Rept - 141 Tres Provided Sheet No.
*  Tree Shall not Be Planted within 4' of Property Lines. PH PH foodlar eplacement - fees Provi
« Snow Shallbe Deposited Adjacent o Drives and wihinthe Curb Lawn. Any Poy eH
Damaged Trees Shall be Replaced as Needed. If Walks are Adjacent to the Pt

Street, Snow will be Stored in Nearby Islands or Lawn Areas.

PH L'2

"PH" Denotes Phragmites



Plantings Shall
be Planted no
Closer than 4'
to Property Line

\32025 Allen Design L.L.C.

Plantings Shall lanted no
Closer than 4' to Property Line
Tree ProtectionFencing
Trees to Remain

Focal Area

See Sheet L-5

Existing Overhead Lines

Landscape Key

Street Trees - 81 Trees Provided

C (T MutiFamiy Treos - 244 Troes Provided

P Parking Lot Landscaping - 7 Trees Provided

Woodland Replacement - 112 Trees Provided

N

lotes:
Trees Shall be Planted o Closer than 10'to Sanitary Sewer, Utiity
Structures Including Hydrants and 5'from Utilty Lines. Trees Shall be
Planted 4 from Curbs,
= Tree Shall not Be Planted within 4*of Property Lines.
‘Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Any

Damaged Trees Shall be Replaced as Needed. If Walks are Adjacent to the
Street, Snow will be Stored in Nearby Islands or Lawn Areas.

4

Grove Nature
Area Trail
Trail to
i Meander Through
iOHSENE"U" Existing Vegetation.
rea No Excavation within
Woodland Limits.

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

@wideopenwest com

©248.467.4668
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Landscape Plan
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12 Mile Greenbelt

Novi Public Bus Stop \

Seating Entry Monument.

Bike Racks for 8 Bikes

h

T (See

L-5)

12 Mile Park, Bus Stop and Open Space

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE

arpenter

557 C
Northville, Michigan 48167
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Potential Wetland Mitigati - e Title:
otential Wetland Mitigation Grove Nature Tree Protection Fencing
Wetland Area Trail Overlook Greenbelt and Entry
Meadowbrook North Greenbelt
1 ~~ Curb Lawn is too Smakfor Plantings .
Existing Overhead Lines Project:
The Grove

Matchline L-6

Landscape Summary - This Sheet

Bench Detail, 11 Instances

12 Mile Road

Street Lawn

Total Street Frontage
Less Drive Opening
Net Street Frontage
Trees Required
Trees Provided

Greenbelt Plantings

Total Street Frontage

Less Preservation Area
Drive Opening

Net Street Frontage

Canopy Trees Required

Canopy Trees Provided

Sub-Canopy Trees Required

Sub-Canopy Trees Provided

Meadowbrook Road

Street Lawn

Total Street Frontage

Less Drive Opening

Net Street Frontage

Trees Required

Trees Provided

Greenbelt Plantings
Total Street Frontage
Less Drive Opening
Less Preserved Frontage
Net Street Frontage
Canopy Trees Required
Canopy Trees Provided
Sub-Canopy Trees Required
Sub-Canopy Trees Provided

\32025 Allen Design L.L.C.

5771,
10415,
47314
135 Trees (473 / 35)

14 Trees (Remaining 4 Trees are Shown in Park)

S771f.
22611,
60 LS.

29111,
8.3 Trees (291/35)

rees
11.6 Trees (291/25)

85011,
1451,

70511,

20.1 Trees (705 / 35)
20 Trees

1 Trees
29.0 Trees (726 25)
29 Trees

Note:

s
Trees Shall be Planted o Closer than 10'to Sanitary Sewer, Utiity
Structures Including Hydrants and 5 from Utily Lines. Trees Shall be
Planted 4 from Curbs.

‘Tree Shall not Be Planted within 4' of Property Lines.

‘Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Ar
Darmaged Trees Shall be Replaced as Needed. If Walks are Adjacent (o the
Street, Snow will be Stored in Nearby Islands or Lawn Areas.

Jameson 6' Recycled Plastic Bench
Color - Brown
Mounted on 4' x 8' Concrete Pad

Prepared for:

Novi, Michigan

Ivanhoe Companies

6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322

248.626.6114

Revision: Issued:
Review March 26, 2024
Revised July 26, 2024
PRO Submission July 9, 2025

Revised PRO Submission

September 12, 2025

Job Number:
21-054
Drawn By: Checked By:
jea jea
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1"=30
Sheet No.




12 Mile Road Park, Bus Stop and Open Space
12 Mile Road Park and Open Space

Bus Stop
e Seating . S_eatlng )
*  Bike Racks for 8 Bikes e Bike Racks for 4 Bikes
N / e PRerennial Garden . - . : Bike Rest Stop
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Seal:
Title:

12 Mile Park, Bus Stop
and Open Space

Project:

The Grove
Novi, Michigan

Prepared for:

Ivanhoe Companies
6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322
248.626.6114

Revision: Issued:
Re
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< Job Number:

21-054

/

! ‘ Vil Drawn By: Checked By:

1 S ea o

| ’ S Additional Overlook Benches
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Meadowbrook South Greenbelt

’T

Matchline Below

.t e

’.-,+

Matchline L-4

Meadowbrook South Greenbelt

/Meadow,br’ook

125 Plserved Fronage | :

CES’(isling / ," “’ '

- _-“Vegetation /. .

Matchline Above

Existing Overhead Lines

Landscape Summary - This Sheet

Meadowbrook Road
Street Lawn

Total Street Frontage 92111,
Less Drive Opening 1041,
Net Street Frontage 81711,
Trees Required 233 Trees (817/35)
Trees Provided 23 Trees
Greenbelt Plantings

Total Street Frontage 92111,
Less Preservation Area 51011,

Drive Opening 6011
Net Street Frontage 3511L.
Canopy Trees Required 10.0 Trees (351/35)
Canopy Trees Provided 10 Trees
Sub-Canopy Trees Required 14.0 Trees (3511 25)
Sub-Canopy Trees Provided 23 Trees

Note:

s:
‘Trees Shall be Planted no Closer than 10'to Sanitary Sewer, Uiilty

Structures Including Hydrants and 5'from Utilty Lines. Trees Shall be

Planted 4 from Curbs.

‘Tree Shall not Be Planted within 4° of Property Lines.
‘Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Any.
Damaged Trees Shall be Replaced as Needed. If Walks are Adjacent to the

Street, Snow wil be Stored in Nearby Islands or Lawn Areas.

\32025 Allen Design L.L.C.

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter
Northville, Michigan 4816
@wideopenwest com
©248.467.4668

Seal:

Title:

Greenbelt and Entry

Project:

The Grove
Novi, Michigan

Prepared for:

Ivanhoe Companies
6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322

248.626.6114

Revision: Issued:
Review March 26, 2024
Revised July 26, 2024
PRO Submission July 9, 2025

Revised PRO Submission

September 12, 2025

Job Number:
21-054
Drawn By: Checked By:
jea jea
o 15 0 NORTH
1"=30
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North Buffer

Notes:

« Trees Shall be Planted no Closer than 10'to Sanitary Sewer, Uity

Structures Including Hydrants and 5' from Usiity Lines. Trees Shall be

Planted 4'from Curbs.

‘Tree Shall not Be Planted within 4' of Property Lines.

= Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Any
Damaged Trees Shall be Replaced as Needed. If Walks are Adjacent to the
Street, Snow will be Stored in Nearby Islands or Lawin Areas.

oris. ; T Preserved Vegetation
Lower than Existing |/ to Provide Screening
tade at Property Line /

South Buffer

L pla =
Existing \é?m{ \ S~
SRR

N Vege'%tllong\
Y

C Conservation
Easement )

Conservation Easement
Boundary

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter
Northville, Michigan 481
@wideopenwest com
67.4668

Seal:

Title:
Proposed Buffers

Project:

The Grove
Novi, Michigan

Prepared for:

Ivanhoe Companies
6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322

248.626.6114

Revision: Issued:
Review March 28, 2024
Revised July 26, 2024

PRO Submission July 9, 2025
Revised PRO Submission  September 12, 2025
Job Number:

21-054

Drawn By: Checked By:
jea jea
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Sheet No.
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LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

@wideopenwest com

467.4668

K
K8
Seal:
Stormwater
Seed Mix
Permanent Water
Elev. 890.0
Title:

Stormwater
Seed Mix

Detention Ponds

Fermanent Water
. Elev' o000 Project:
} The Grove
Landscape Summary - This Sheet Storm Water Seed Mix Novi, Michigan
PS’::?ﬁnon Pond Plantings
;xoeqf:i)rrgdvﬁ‘{j;enﬁ;e vaon oty (70%) Prepared for:

Planting to be Provided
Pond Frontage for Trees

695 1. (71%)
oot

Ivanhoe Companies

Trees Required 23.8 Trees (834 35) 3389( gl’Ch:y’f" ‘L:k’;.le“d' 5&;;“
Trees Provided 39 Trees b 4%562 6°§ ! h“e » Michigan
Pond B
Detention Pond Plantings
10' from Water Elevation 49311,
Required Planting 345 11, (70%)
Planting to be Provided 355 1. (72%)
Pond Frontage for Trees 308
Trees Required 8.8 Trees (308/35) ision: .
Trees Provided 15 Trees Revision: Issued:
Pond C Review March 28, 2024
Detention Pond Plantings Revised July 26, 2024
10' from Water Elevation 61311, PRO Submission July 9, 2025
Required Planting 42911, (70%) Revised PRO Revision September 12,2025
Planting to be Provided 43311, (71%)
Pond Frontage for Trees 422"
Trees Required 12.0 Trees (422 / 35)
Trees Provided 19 Trees

Note:

s:

‘Trees Shall be Planted no Closer than 10' to Sanitary Sewer, Utiity
Structures Including Hydrants and §' from Usiity Lines. Trees Shall be
Planted 4' from Curbs.

‘Tree Shall not Be Planted within 4 of Property Lines.

Snow Shall be Deposited Adjacent o Drives and within the Curb Lawn. Any
Damaged Trees Shall be Replaced as Needed. If Walks are Adjacent to the
Street, Snow will be Stored in Nearby Islands or Lawn Areas.

53,092 s.f. Total Area

34.21bs. per Acre Application Rate

41.7 Ibs. of Detention Seed Mix Required

36" of Topsoil with 20%-30% Compost Shall be
Placed in this Area.

Note: Job Number:
Stormwater

Contractor Shall Provide Proof of Seed to be Used in the Form of an st
Seed Mix Invoice or Photo of the Seed Bag to rmeader@cityofnovi.org for
Approval Prior to Installation. If an Unacceptable Seed Mix is Used, the

Permanent Water City Reserves the Right to Destroy the Plants and Re-seed with and
Elev. 884.0 Acceptable Mix at the Developer's Expense. Drawn By: Checked By:

ica jea

o 1020 40 NORTH

1'=40’
Sheet No.
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LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

@wideopenwest com

467.4668

Stormwater
Seed Mix
Permanent Water
Elev. 898.0 Seal:
Stormwater
Seed Mix
Permanent Water
Elev. 896.0
Title:
Detention Ponds
Project:
The Grove
Novi, Michigan
Prepared for:
Ivanhoe Companies
i 6689 Orchard Lake Road, Suite 314
Landscape Summary - This Sheet West Bloomfield, Michigen 48322
Pond D 248.626.6114
Detention Pond Plantings
10" from Water Elevation 607 1.f.
Required Planting 42511 (70%)
Planting to be Provided 43311, (71%)
Pond Frontage for Trees 344"
Trees Required 9.8 Trees (344 / 35) P
Trees Provided 15 Trees Revision: Issued:
Pond E Review March 28, 2024
Detention Pond Plantings Revised July 26, 2024
10" from Water Elevation 38411, PRO Submission July 9, 2025
Required Planting 2691, (70%) Revised PRO Submission  September 12, 2025
Planting to be Provided 28811 (75%)
Pond Frontage for Trees 267"
Trees Required 7.6 Trees (267 / 35)
Trees Provided 10 Trees
Pond F
Detention Pond Plantings
10" from Water Elevation 71914,
Required Planting 503 1.f. (70%)
Planting to be Provided 518 1f. (72%)
Pond Frontage for Trees 667"
Trees Required 19.1 Trees (667 / 35)

Trees Provided

Notes:

« Trees Shal be Planted no Closer than 10'to Sanitary Sevir, Utiity

Structures Including Hydrants and §'from Utiity Lines. Trees Shall be Job Number:
Planted 4'from Curbs. -

Stormwater Tree Shall not Be Planted within 4 of Property Lines.

21-054
Seed Mix « Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Any
Damaged Trees Shall be Repiaced as Needed. f Walks are Adjacent fo the

Permanent Water Street, Snow will be Stored in Nearby Islands or Lawn Areas.

Elev. 897.0 Drawn By: Checked By:
ica jea
o 1020 40 NORTH

1'=40’

Sheet No.
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The Vistas - 4 Unit

The Vistas - 5 Unit

The Meadows 4 Unit

The Meadows 5 Unit

&

The Meadows 6 Unit

The Pointe and Woods 3 Unit

The Woods and Pointe 4 Unit

The Woods and Pointe 5 Unit

Unit Frontage Summary

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

@wideopenwest.com

©248.467.4668

Seal:

Title:

Unit Typicals

Project:

The Grove
Novi, Michigan

Prepared for:

Ivanhoe Companies
6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322

\32025 Allen Design L.L.C.

)
<|
©oc0;

Building Type Building Length _ Required Landscape (35%) __Landscape Provided _Waiver Required
The Vistas, 4 Unit 108.7' 378 37 0

The Vistas, 5 Unit 1387 485" 575 0

The Meadows, 4 Unit 9%6.7' 338 397" 0

The Meadows, 5 Unit 1207 23 475* 0

The Meadows, 6 Unit 1447 506' 552" 0

The Woods and Pointe, 3 Unit 90.7' 37 420 0

The Woods and Pointe, 4 Unit  120.7' 422 55.7' 0

The Woods and Pointe, 5 Unit  150.7" 527" 68.0' 0

*Not

Plantings Along the Building Sides that will be Visible from the Street are Included in the Provided Frontage Landscaping

Notes for all Residential Envelopes:
1

~oan

Unit mix, size, and location are representative and may vary
within the building envelope. Each building envelope will
accommodate 3 - 6 units.

Building envelope depth may increase in some locations to
‘accommodate a 75' deep unit. All minimum setback requirements
will be maintained

Decks o patios may extend a maximum of 10 beyond the
building envelope into the perimeter, side to side, and side to rear
setbacks.

Minimum Building Width is 24"

Maximum Building Depth is 75',

Al units will have 2 or 3 bedrooms.

Minimum Driveway Length is 20' from Sidewalks.

248.626.6114
Revision: Issued:
Review March 28, 2024
Revised July 26, 2024
PRO Submission July 9, 2025
Revised PRO Submission  September 12, 2025
Job Number:
21-054
Drawn By: Checked By:
jca jea
010200 40°

1'=40'
Sheet No.

L-10



LAND PLANNING / LANDSCAPE ARCHITECTURE

Park / Recreation Area Clubhouse Option ALLENDESIGN

eop: com
©248.467.4668

Seal:
Playscape
S AT R QAT il = l/ . . A\ i " Title:
X A <K INES | A L0557 7R &2 N % 7 -
ok A SN _ an W B N ) - J Amenity Plan
A = N : =7 7> R < = / o
\L‘ Aa\m‘%g‘ o & Y - Y, % > : - - -
57a w2l - T | S, , X i - : AV
A ' 7 Project:

The Grove
Novi, Michigan

Prepared for:

Ivanhoe Companies
6689 Orchard Lake Road, Suite 314
West Bloomfield, Michigan 48322

248.626.6114
25" Wetland Buffer
Wetland Buffer Seed Mix with Buffer P
Tree Protection Fencing Revision: Issued:
Note for Park / Recreation Area: Wetland Limits Review March 28, 2024

1. The Park/Recreation Area including parking, bike rack, pickle ball Revised July 26,2024

ourand lyscape b b, he locaton and design o ese Landscape Summary - Clubhouse Option RO Sumision Juys, 2025

‘amenities within the Park/Recreation Area are subject to change.

Foundation Landsoaping Revised PRO Submission  September 12,2025
Building Perimeter 21414,
Less Doors 1211
Net Perimeter 2021
Landscape Area Required 1,616 5., (202 x 8)
Landscape Area Provided 1,862 s.f.
Notes:
1. The Location and Design of Amenities are Conceptual and Subject to
2. All Landscape Requirements Shall be Provided.
Optional Clubhouse Area
No Scale Job Number:
21-054
Drawn By: Checked By:
Optional
Clubhouse/Pool jea ea
Envelope
Note for Optional Clubhouse Area:
1. The Clubhouse / Pool are optional and may not be built. The size
and location of clubhouse / pool shown within the buildable envelope
is representative of what may be built and is subject to change.
o 15 30 NORTH
1"=30"
Sheet No.

L-11
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NOTE. NOTE.
GUY DECIDUOUS TREES ABOVE TREE SHALL BEAR SAME

3'CAL.. STAKE DECIDUOUS RELATION TO FINISH GRADE AS
TREES BELOW 3" CAL. IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

STAKE TREES AT FIRST BRANCH
USING 2'-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.

REMOVE AFTER ONE YEAR.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
2" X 2" HARDWOOD STAKES, BROKEN BRANCHES.
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL. REMOVE
AFTER ONE YEAR,

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK,
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK. PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

MOUND EARTH TO FORM SAUCER
REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP ROOTBALL WIDTH BASE OF TO 4"
FROM TOP 1/2 OF THE ROOTBALL. DEPTH.

SCARIFY SUBGRADE

DECIDUOUS TREE PLANTING DETAIL

Not to scale
3 sTaKeS PER TREE WA |
LACE STRAPS TOGETHER Wi
SINGLE STAY
TE:
PRUNE AS SPECI
STAKE 3 LARGEST STEMS, IF <
TREE HAS MORE THAN 3 a
LEADERS

P
SET TREE STAKES VERTICAL BLAN
AND AT SAME HEIGHT.

SET STAYS ABOVE FIRST
BRANCHES, APPROX. HALFWAY
UP TREE (SEE DETAIL)

MOUND TO FORM SAUCER MULGH 3° DEPTH WiTH

— SN ‘
COMPLETELY FROM THE A \\ il
ROOTBALL. CUT DOWN WIRE i

e RooT I

PLANT MIXTURE AS SPECIFIED.

T FLARE. REMOVE EXCESS.
SOIL TO EXPOSE ROOT FLARE IF

SCARIFY SIDES TO 4"
DEPTH AND RECOMPACT

STAKES TO EXTEND 12" BELOW
TREE PIT IN UNDISTURBED

MULTI-STEM TREE PLANTING DETAIL

NOTTO SCALE

NOTE.
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.

USE SAME STAKING/GUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

DOWNHILL SLOPE
OR
PREVAILING WIND

STAKING/GUYING LOCATION

2°-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS,

23" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

STAKES AS SPECIFIED 3 PER
TREE

SUYING DETAIL STAKING DETAIL

TREE STAKING DETAIL

B 2025 Allen Design L.L.C. Not to scale

NOTE.
GUY EVERGREEN TREES ABOVE
12 HEIGHT. STAKE EVERGREEN
TREE BELOW 12' HEIGHT.

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

STAKE TREES AT FIRST BRANCH
USING 2°-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
2 X 2" HARDWOOD STAKES, BROKEN BRANCHES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE REMOVE ALL TAGS, STRING,
STAKES A MIN. 18" INTO | PLASTICS AND OTHER
UNDISTURBED GROUND . Y MATERIALS THAT ARE
OUTSIDE ROOTBALL. REMOVE UNSIGHTLY OR COULD CAUSE
AFTER ONE YEAR 4  GIRDLING.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK. PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR,

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS.
AND REQUIREMENTS
OF THE PLANT

T MATERAL
MOUND EARTH TO FORM SAUCER .

REMOVE ALL SCARIFY SUBGRADE
NON-BIODEGRADABLE MATERIALS /AND PLANTING PIT
COMPLETELY FROM THE SIDES. RECOMPACT
ROOTBALL. CUT DOWN WIRE BASE OF TO 4’
BASKET AND FOLD DOWN BURLAP DEPTH.

FROM TOP 1/2 OF THE ROOTBALL.

EVERGREEN TREE PLANTING DETAIL

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. PULL BACK
3 FROM TRUNK.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS.
/AND REQUIREMENTS
OF THE PLANT

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO,
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF T0 4"
DEPTH,

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP OF THE ROOTBALL

SHRUB PLANTING DETAIL

Not 10 scale

OPTIONAL ROW

TRANSFORMER (TYP.)

MEDIUM SHRUB THAT
MATCHES CABINET
HEIGHT AT PLANTING.
ARBORVITAE CANNOT
BE USED DUE TO DEER
BROWSE. HEDGE TO BE
MAINTAINED NO LOWER
THAN HEIGHT OF BOX.

TRANSFORMER SCREENING DETAIL

Not to scale

VARIES

1

2" SHREDDED BARK

METAL EDGING

FINISHED GRADE

PLANTING MIXTURE, AS SPECIFIED

PERENNIAL PLANTING DETAIL

Notto scale

PROPOSED &
HIGH EARTH BERM
W/ 1 ON 3 SIDE
SLOPES

AND A MIN. 2' FLAT
CROWN. TOP 6 TO
BE LOAM

=" —PROPOSED CANOPY TREE
Nt

TN

S Meadowbrook

=
= iy .

LAWN

Berm Detail

HORIZONTAL
SCALE:
1210

NOT TO SCALE

LANDSCAPE NOTES

1. Al plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
2. Plants shall be full, well-branched, and in healthy vigorous growing
condition
3. Plants shall be watered before and after planting is complete.
4. Alltrees must be staked, fertized and mulched and shall be guaranteed
1o exhibit @ normal growth cycle for at least two (2) full years following
City approval.
5. Allmaterial shall conform to the guidelines estabiished in the most recent
edition of the American Standard for Nursery Stoct
6. Provide clean backfil soi, using material stockpiled on site. Soil shall be
screened and free of any debris, foreign material, and stone.
7. *Agriform" tabs or similar slow-release fertilizer shall be added to the
planting pits before being backfiled.
8. Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
/3 compost, mixed well and spread to the depth as indicated in planting details.
9. Al plantings shall be mulched per planting detais located on this sheet
10, The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
11, No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect
12, The Landscape Architect shall be notified in witing of any discrepancies between
the plans and field conditions prior to installation.
13, The Landscape Contractor shall be responsible for maintaining allplant
materialin a vertical condition throughou the guaranteed perio
14, The Landscape Architect shall have the right, at any stage of the installation,
10 reject any work or material that does not meet the requirements of the
lans and specifications, i requested by owner.
15, Contractor shal be responsible for checking plant quaniites (o ensure
quantiies on drawings and plant st are the same. In the event of a
discrepancy, the quanities on the plans shal prevail
16, The Landscape Contractor shall seed and muich or sod (as indicated on plans)
I disturbed throughout the
17 A pre-emergent weed control agent, “Preen” or equal, shall be applied
uniforrmly o top of all mulching in ail planting beds.
18, Sod shall be two year old "Baron/Cheriadelphi* Kentucky Blue Grass grown in a sod
nursery on loam S0il

CITY OF NOVI NOTES

1. Alandscape islands shall be backfilled with a sand mixture to facilitate drainage.
2. Al proposed landscape islands shall be curbed.
3. Alllandscape areas shall be irigated.

4. Overhead utity lines and poles to be relocated as directed by utiity company of record.

5. Evergreen and canopy trees shall be planted a minimum of 10'from a fire hydrant, an
manhole, 15' from overhead wires and ' from underground ity ines.

6. Al plant material shall be guaranteed for two (2) years after City Approval and shall be installed
‘and maintained according to City of Novi standards. Replace Failing Material within 3 Months
of Discovering the Need for Replacement. One culivation per month shall oceur in
June-August

7. Al proposed street trees shall be planted a minimum of &' from both the back of curb and
proposed w

8. Al tree and shrub planting beds shall be mulched with shredded hardwood bark, spread to
minimum depth of 4". Al lawn area trees shall have a 4' diameter circle of shredded hardwood
mulch 3" away from trunk. All perennial, annual and ground cover beds shall receive 2° of
dark colored bark mulch as indicated on the plant ist. Mulch is to be free from debris and
foreign material, and shall contain no pieces of inconsistent size.

9. Al Substitutions or Devations from the Landscape Plan Must be Approved in Writing by the
City of Novi Prior to their Installation

THE APPROXIMATE DATE OF INSTALLATION FOR THE PROPOSED LANDSCAPE WILL BE MARCH 15 AND
NOVEMBER 15.

THE STE WILL THE DEVELOPE it FoRTH
w THS
NORMAL MAINTENANCE PRACTICES.

DEVELOPER SHALL BE RESPONSIBLE FOR REPLACING ANY TREES WITHIN UTILITY
EASEMENTS THAT ARE DAMAGED THROUGH NORMAL MAINTENANCE OR REPAIRS.

PLANT Lee or 2 L
WITH CITY ORDINANCES. WARRANTY PERIOD BEGINS AT THE TIME OF CITY APPROVAL. WATERING AS

s BE SUBMIT THE CITY.

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
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Northville, Michigan 45
e jea@wideopenwest com
1. 248,467 4668
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Landscape Details
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Revision: Issued:
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. See Shegt L-20

Matchline Sheet L-13

Key

Bold Trees to be Removed

See Sheet L-15 - L-19 for Tree List
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~ A\ LAND PLANNING / LANDSCAPE ARCHI

wowwswetie o ALENDESIGN

[k
‘/ Seal:
N Title:
Woodland Plan
5 Project:
¥ The Grove
o Novi, Michigan
- <)
: 8 Prepared for:
! (] Ivanhoe Companies
-~ = 6689 Orchard Lake Road, Suite 314
) West Bloomfield, Michigan 48322
R \‘ 248.626.6114
Revision: Issued:
Review March 26, 2024
Revised July 26, 2024
PRO Submission July 9, 2025
Revised PRO Submission  September 12,2025
Free Protection Fencing
./ See Sheet L-20.
Wetland Mitigation
Job Number:
21-054
Drawn By: Checked By:
jea jea

Matchline Sheet L-14
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Status Key

save “Tree will be saved
Credit Tree is located outside of a woodland
area and wil be saved.
cRz Grading Occurs within the Critical Root Zone. Tree
Wil Remain but Counted as Removed.
Mitigation Trees to be Removed for Potential Wetland Mitigation
Remove Tree s located In a regulated

‘woodland and will be removed.

Exempt Tree is dead or located outside.
of a woodland area.

Woodland Summary

Total Trees 2,857 Trees
Less Non - Regulated Trees:
Non-Regulated Trees 82 Trees
Net Regulated Trees 775 Reguiated Trees

Regulated Trees Removed 2,019 Trees

Replacement Required
Trees8"-11"  1126treesx 1= 1,126 Trees

Trees 11" - 20" 1,430 Trees
Trees 20" - 30" 177 Trees
Trees 30"+ 14 trees x 4= 56 Trees
Multi-Stemmed Trees (105 Trees) 389 Trees
Net Replacement Required 3,178 Trees
Less Credits 35 Trees
Replacement Required 3,143 Trees

Tree Fence Installation and Removal $67,140 (11,190 1f. x $6 .f.)

Tree Protection Fencing
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NOTES:
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FLEXIBILITY FOR INIT OPTIONS AND FUTLRE PLAN
DESIEN VARIATIONS,

- THE 4-PLEX SHOMN 15 AN ASSUMED UNIT LAYOUT EACH UNIT
AND OR BUILDING CONFIGURATION IS SUBJECT TO CHANGE
BASED ON SITE PLANL AND FINAL 6RADING.

- BUILDING CONFIGURATIONS MAY VARY BETHEEN
345,86 UNT BULDNGS

- BROVE UNIT TYPES ARE INTERCHANGEABLE BETHEEN
VILLAGES PER BUILDINS ENVELOPES SHORN ON SHEET 5P-3
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NOTES:

- ALL RENDERING AND ELEVATIONS ARE ARTISTIC IN NATURE AND
SUBECT TO CHANGE. REFER TO CIVIL AND LANDSCAFE PLANS FOR
BUILDING LAYCUT, MATERIAL COLORS ARE REPRESENTATIONAL OF

=14
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- THE 4-PLEX SHOWN 15 AN ASSUMED UNIT LATOUT EACH UNIT AND OR
BUILDING CONFISURATION IS SUBJECT TO CHANSE BASED ON SITE PLAN
AND FINAL GRADING.

- BUILDING CONFIGURATIONS MAT VART BETHEEN 345,46 INIT BULDINGS

~GRADE 15 SBIECT T0 CHANEE PER N/ BULDIN REFER T0 FNAL
SITE AND GRADING I

- BROVE UNIT TYPES ARE INTERCHANGEABLE BETHEEN
VILLAGES FER BUILDING ENVELOPES SHOWN ON SHEET SP-3
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NOTES:

- ALL RENDERING AND ELEVATIONS ARE ARTISTIC IN NATURE AND
SUBIECT TO CHANGE. REFER TO CIVIL AND LANDSCAPE PLANS FOR
BUILDING LAYOUT MATERIAL COLORS ARE REPRESENTATIONAL OF
MANPACTLRED PRODLCT
- THE 4-PLEX SHOWN 15 AN AGSUMED UNIT LATCUT. EACH UNIT AND OR.
BUILDING COWFIGIRATION 15 SUBLEGT TO CHANGE BAGED ON SITE FLAN @
AND FINAL GRADING. @ 3
glZe
- BULDING GONFIGURATIONS MAY VARY BETAEEN 34546 INT BILDINGS g g
~ ERADE 15 SUBJECT TO CHANEE PER UNIT / BULDING REFER TO FNAL g1 =
SITE AND GRADING PLAN 3 E é
- GROVE UNIT TYPES ARE INTERCHANGEABLE BETHEEN U Zl "
VILLAGES PER BULDING ENVELOPES SHOWN ON SHEET 5P-3 8 @ o
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NOTES:

- 710" - 750" DEEP BULDING ENVELOFE TO ALLOW ALEXIBLITY FOR
UNIT OPTIONS AND RUTURE PLAN DESIEN VARIATIONS

- THE 4-PLEX SHOWN 15 AN AZSUMED UNIT LAY CUT, EACH UNIT AND OR.
BULDING CONFIGURATION 15 SUB.ECT TO GHANGE BASED ON SITE FLAN
AND FINAL GRADING

-~BULDING CONFISIRATIONS MAY VARY BETWEEN 3, 4,5 ¢ & INIT
BULDNGS

~EROVE INIT TYPES ARE INTERCHANGEABLE BETWEEN VILLAGES PER
BULDING ENVELOPES GHOWN ON SHEET 693,
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NOTES: DECK

~71-0" - 150" DEER BULDINS ENVELOFE TO ALLOW FLEXIBILITY FOR 108" x 140"

UNIT OPTIONS AND FUTURE PLAN DESIGN VARIATIONS

- THE 4-PLEX SHOWN 15 AN ASSUMED UNIT LAYOUT, EAGH UNIT AND OR
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NOTES:

SUBLECT To CHANGE. REFE
BUILDING LAYOUT. MATERIAL COLORS ARE
MANUPACTIRED PRODLCT.

- ALL RENDERING AND ELEVATIONS ARE ARTISTIC IN NATLRE AND
ER TO CIVIL AND LANDSGAPE PLANS FOR

- THE 4-PLEX SHON 15 AN ASGUMED UNIT LAYOUT, EACH UNIT AND OR
BUILDING CONFIGURATION IS SUBJECT TO CHANGE BASED ON SITE PLAN
AND FINAL GRADING,

- BUILDING CONFIGURATIONS MAY VARY BETHEEN 34546 INIT BUILDINGS

- ERADE 15 SUBEGT TO CHANGE PER UNIT / BULDING REFER T0 FINAL
SITE AND GRADING FLAN

-~ EROVE INIT TYPES ARE INTERCHANSEABLE BETHEEN VILL AGES PER

BUILDING ENVELOPES SHOWN ON SHEET 5P-3
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PLAN REVIEW CENTER REPORT
Planning Review
September 17, 2025
JZ 24-31 The Grove
Zoning Map Amendment No. 18.745

PETITIONER
lvanhoe Companies

REVIEW TYPE

Revised Formal PRO Concept Plan
Rezoning Request from OST Office Service Technology to RM-1 Low-Density Multiple Family with a
Planned Rezoning Overlay

PROPERTY CHARACTERISTICS

Section 13

Site Location East side of Meadowbrook, south of Twelve Mile Road,;
Site School District Novi Community School District

Current Site Zoning OST, Office Service Technology

Proposed Site Zoning RM-2, High-Density Multiple Family

Adjoining Zoning North | R-4 and B-3 with a PRO; RA Residential Acreage

East OST, Office Service Technology
West | OST, Office Service Technology
South | OST, Office Service Technology
Current Site Use Vacant
North | Vacant, Beacon Hill park
East MDOT-owned natural area
West | U of D Mercy, vacant, Single Family, Office Buildings
South | Office Complex

Adjoining Uses

Site Size Gross: 61.86 Acres; Net: 54.85 acres (ROW: 2.32, Wetlands > 2: 4.69)
22-13-100-024; 22-13-100-026; 22-13-100-030; 22-13-100-028; 22-13-100-
Parcel ID’s 005; 22-13-100-006; 22-13-100-007; 22-13-100-008; 22-13-100-009; 22-13-
100-010; 22-13-100-020; 22-13-100-021
Plan Date August 22, 2025
PROJECT SUMMARY

The subject property is located on the east side of Meadowbrook Road, south of Twelve Mile Road
in Section 13 of the City of Novi. The property to be rezoned totals about 61.86 acres and contains
a significant amount of regulated woodland and wetland areas. The applicant is proposing to
develop a 232-unit multiple-family residential development (reduced from 438 units in the Initial
PRO). The development consists of four “villages” of homes: The Meadows (67 attached units in 14
buildings), The Vistas (68 attached units in 15 buildings), The Woods (36 attached units in 8 buildings)
and The Pointe (61 attached units in 12 buildings). Wetland mitigation is proposed on-site to replace
impacted wetland areas. The development utilizes a private street network with two entrances off
Meadowbrook Road, and one entrance off Twelve Mile Road. The applicant is requesting to rezone
the site from Office Service Technology (OST) to Low-Density Multiple Family (RM-1) with a Planned
Rezoning Overlay.
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PRO OPTION

The PRO option creates a “floating district” with a conceptual plan attached to the rezoning of a
parcel. As part of the PRO, the underlying zoning is proposed to be changed (in this case from OST
to RM-1), and the applicant submits a conceptual plan for development of the site, along with site-
specific conditions relating to the proposed improvements. After staff and consultant review, the
proposed request goes through initial consideration by the Planning Commission and City Council
to review and comment on whether the project meets the requirements of eligibility for a PRO. The
applicant can then make any changes to the Concept Plan based on the feedback received,
and resubmit for formal review. The Planning Commission holds a public hearing and makes a
recommendation to City Council. The City Council reviews the Concept Plan, and if the plan
receives tentative approval, it directs the preparation of an agreement between the City and the
applicant, which also requires City Council approval. Following final approval of the PRO Plan and
Agreement, the applicant will submit for Preliminary and Final Site Plan approval under standard
site plan review procedures. If development is not commenced within two years from the effective
date of the PRO Agreement it will expire, unless otherwise agreed to by the parties.

PROJECT HISTORY

The project was submitted and reviewed by staff and consultants in a pre-application submittal in
May 2024. Comments were provided on the concept plans submitted, but no recommendations
for approval were made at that time.

The initial PRO plan was submitted and reviewed in August/September 2024. At that time, the
applicant was proposing to develop a 438-unit multiple-family residential development with a mix
of townhomes and apartment buildings. The Planning Commission held a public hearing on
October 30, 2024, and provided feedback on the proposal. On December 16, 2024, City Council
considered the request and provided feedback to the applicant. Minutes from both meetings are
available on the city website.

RECOMMENDATION

Staff supports the rezoning to RM-1 with the PRO Plan. There are conditions proposed that are more
strict or limiting than the RM-1 standards, and that could be found to provide an overall benefit to
the public. The identified benefits of rezoning appear to outweigh the anticipated detriments of
introducing residential use to this section of Meadowbrook Road.

PLANNING COMMISSION

The Planning Commission held a Public Hearing on October 30, 2024, to review and make
comments on the proposal’s eligibility for using the Planned Rezoning Overlay option. Comments
made at that time are reflected in the meeting minutes and are summarized here:

e Commissioners said they thought the use proposed could make sense, and could be
compatible with adjacent uses if other concerns are addressed.

¢ Commissioners stated that more meaningful benefits to the public were needed.

e Commissioners were concerned about whether sufficient buffers or screening to adjacent
non-residential properties are included, and would like to see better screening along
Meadowbrook Road and Twelve Mile Road.

e Commissioners thought the facade materials need to be addressed to better conform to
the Ordinance. (Note: The revised elevations are now fully compliant with the Ordinance.
The designs show a high level of character and attention to detail.)

e Commissioners stated they thought the density of the proposed development was too high.
(Note: The revised proposal has 206 fewer units than the previous plan, reducing the density


https://www.cityofnovi.org/media/hxzof5el/241030m.pdf
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from 7.9 to 4.2 dwellings per acre. They have also revised the requested zoning from RM-2 to
RM-1.)

Commissioners encouraged the applicant to consider units that would accommodate
senior housing. (Note: The revised proposal now includes over 50% of the units to be single-
level living, which would enable aging in place.)

Commissioners thought the amount of green space and walkability were positive aspects of
the proposal.

Commissioners stated the change from the use recommended in the 2016 Master Plan was
a significant issue. (Note: The recently adopted 2025 Master Plan recommends mixed-use
planned development. See further discussion in this review.)

Commissioners encouraged the applicant to rethink the humber of deviations requested,
and should better conform to ordinance requirements. (Note: The number of requested
deviations is now 8 as opposed to the previous proposal which had 16.)

CITY COUNCIL

The City Council provided feedback at its meeting on December 16, 2024, on the proposal’s
eligibility for using the Planned Rezoning Overlay option. Comments made at that time are
reflected in the meeting minutes, and comments are summarized here:

Councilmembers thought positive aspects of the proposal are the amount of open space,
conservation easements to protect natural features, and the focus on connectivity.

Councilmembers were in favor of protecting the existing wetland and woodland areas as
much as possible. (Note: The revisions in the design result in less wetland impacts, and the
mitigation can now be fully provided on-site.)

Councilmembers thought the use of multiple types of housing was beneficial. (Note: The
revised proposal includes two housing types (ranch and 2-story townhomes), rather than 3
types proposed previously.)

Councilmembers were in favor of having for-sale units that would accommodate senior
housing. (Note: All units are now for-sale. The revised proposal now includes over 50% of the
units to be single-level living, which would accommodate aging in place.)

Councilmembers expressed concerns about the departure from Facade Ordinance
standards. (Note: The revised elevations are now fully compliant with the Ordinance. The
designs show a high level of character and attention to detail.)

Councilmembers stated that greater effort to provide meaningful benefits to the public was
needed, and clarified that amenities that are not available to the general public are not
considered public benefits. (Note: In the revised plan the applicant has refined the list of
benefits offered. See discussion of benefits on page 15 of this review.)

Councilmembers suggested public art, SMART bus amenities, incorporating best practices
for sustainable building materials and energy efficiency, as well as recommendations from
the Active Mobility Plan, could be public benefits to consider. (Note: See the discussion of
benefits offered on page 15 of this review).

Councilmembers encouraged the applicant to consider adding fiber internet infrastructure
at the outset.

Councilmembers expressed concerns about screening from future development on the
Trinity parcel, and thought it would be beneficial if that parcel was part of the development
proposal to allow better coordination. (Note: While the development of the parcel is not
included in this proposal, additional landscape screening is provided where the closest
homes are located, and some existing trees are to remain.)


https://www.cityofnovi.org/media/44updb10/241216m.pdf
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Councilmembers wanted to see more garage parking as opposed to open lots or carport
parking. (Note: In the revised plan each unit has a two-car attached garage and no large
parking lots are proposed.)

Councilmembers stated that building heights could be taller in this part of the city,
especially if it offered an opportunity to preserve more natural features. (Note: In the revised
plan the buildings are shorter, and all will comply with the 35-foot height limit of the RM-1
District.)

REVIEW CONCERNS

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), Section 7.13 (Amendments to
Ordinance) and any other applicable provisions of the Zoning Ordinance. Please see the attached
chart for additional information pertaining to ordinance requirements. Items in bold below must be

addressed and incorporated as part of the next submittal:

1. Supporting Documentation: The applicant has provided the following studies as part of their

application packet
a. Narrative: The statement provided states Rezoning allows for development of an otherwise

very difficult parcel to develop, and that a residential development will result in significantly
less impact on the existing natural features as compared to an OST development. The
applicant notes office market challenges that restrict the desirability of office development
on this site. The proposed development will offer “diverse housing options within a single
residential community, geared toward young professionals, families, and those looking for a
maintenance-free lifestyle.” The proposed community will be organized into 4 “villages”. The
narrative indicates the isolated location of the Property and the natural features on and
around the site are ideal and attractive for a successful residential project, and will help
buffer the project from OST-zoned properties around it.

The statement also notes the conditions and deviations proposed, as well as public benefits.
Those are detailed later in this review.

Traffic Impact Study (Fleis & Vandenbrink, 10/11/24 and Memo 7/1/25): The City’s review of
the submitted study notes that the change of use should result in fewer vehicle trips on the
traffic systemm compared to development under OST standards. A tapered right-hand
turning lane is recommended to be provided on Twelve Mile Road. AECOM'’s review of the
October 2024 revised TIS recommends approval.

Community Impact Statement (8/7/24): This document describes the property and its
relationship to adjacent land uses. It also discusses the environmental features on the site, as
well as open space and stormwater disposal strategies. Economic benefits, community and
social impacts are mentioned. Finally, the impacts on City services and utilities are covered,
including police and fire demand, utilities, and traffic/mobility networks. As requested by
members of the Planning Commission, the applicant attempted to request data to compare
the impacts of the proposed development with the parallel plan under OST development for
Fire and Police responses, but were told the City’s emergency services do not keep that
type of data. The CIS has been updated to reflect the changes to the plan made since the
Initial PRO plan.

Commercial Market Study (CBRE, INC. 12/13/23): The study area includes a map of OST-
zoned property in Novi, which encompasses areas zoned for Regional Commercial. The
study concludes that there is little interest in OST-type uses on this site due to the overall
depressed office market, more attractive locations, and the environmental factors on the
subject property. The extensive presence of both woodland and wetland areas on this
particular site are not attractive to OST development because of the development
limitations and high costs associated with developing large-scale uses and needing to
mitigate for those impacts.



JZ24-31 The Grove PRO with ZMA 18.745 September 17, 2025
Rev Formal PRO Concept Plan Review Page 5

f. Residential Market Evaluation (The Chesapeake Group, INC. 8/9/24): The document notes a
strong demand for multi-family housing types in Novi and Oakland County, like that
proposed by The Grove. A survey found that the majority of respondents who indicated
they may move within 5 years would seek homes that are smaller or the same size as their
current home. The most dominant factors in determining where to live are safety and
walkability. “The Grove’s housing mix, walkability, ownership-rental options, and proximity to
the region’s amenities are consistent with the market’s desires. Inclusion of townhomes
provides attainable housing even for those who want to purchase. The Grove’s longer-term
success is extremely probable due to the variety of options.”

g. Sign Location Plan: Location and size of signage was previously approved, and has been
posted on the site.

2. Eligibility for PRO (Section 7.13.2): “In order to be eligible for the proposal and review of a
rezoning with PRO, an applicant must propose a rezoning of property to a new zoning district
classification, and must, as part of such proposal, propose clearly-identified site-specific
conditions relating to the proposed improvements that (1) are in material respects, more strict
or limiting than the regulations that would apply to the land under the proposed new zoning
district, including such regulations or conditions as set forth in Subsection C [of the Ordinance];
and (2) constitute an overall benefit to the public that outweighs any material detriments or
that could not otherwise be accomplished without the proposed rezoning.” The applicant
provided a request to rezone to RM-1, along with a PRO Plan. The conditions proposed that are
more strict or limiting than typical RM-1 standards include providing much greater open space,
limiting the density, greater number of parking spaces, and providing conservation easements
over a large portion of the project area. The applicant states that their proposal constitutes an
overall enhancement of the area because they intend to make a majority of the units have first-
floor primary bedrooms to enable single-floor living and provide an 8-foot pathway through the
community that is available to the public. Other benefits to the public include construction of an
off-site missing pathway segment (on Trinity parcel), relocation and enhancement of a SMART
bus stop, the provision of public art for nearby Beacon Hill Trailhead, and a publicly-accessible
park in the northeast corner of the site with seating and access to a 1-Mile nature tralil
overlooking MDOT’s wetland area. See page 15 for further discussion of benefits to the general
public.

3. Detrimental Effects of Rezoning: Compared to the types of commercial establishments that
could be developed by-right in the current OST District, the multiple-family development
proposed may create some undesirable impacts on the adjacent parcels, such as:

a. Development Limitations: Adjacent undeveloped properties will now be required to
construct a 4-6 foot berm between their property and the proposed residential district.

b. Greater Setbacks: When adjacent to a residential district, the OST district requires a
building setback of 100 feet, rather than 50 feet.

c. Employment Impact: Compared to an OST development, a residential development will
not create long-term employment opportunities on the site, but will provide homes for
workers.

If the PRO rezoning were to be approved, the City would want to ensure that these detriments
are minimized or offset to a large extent to protect the existing OST Landowners as well as future
residents of the development. Additional conditions have been included in the formal submittal
that are more strict or limiting than would be permitted under the RM-1 district to minimize these
negative impacts.

4. Facade Materials (Sec. 5.15): As noted in the Facade Review, the facade materials proposed
now conform to the Ordinance requirements. The building designs have eliminated vinyl siding,
which is not permitted, and now meet or exceed the 30% minimum brick requirement. In
addition, the attention to detail and character of the building designs qualify as an
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enhancement of the area beyond what could be required by the ordinance. These
characteristics will need to be shown to carry through on the Preliminary and Final Site Plans.

5. Pickleball Court: The plan and narrative indicates a pickleball court will be one of the amenities
to be developed, along with a playscape, in a central area of the project. As shown on the
plan, the court would be 100 feet from the nearest residence. While pickleball is a very popular
and growing sport, we have heard reports from Novi residents and other communities that the
sound produced during play is very disruptive/disturbing to those living in proximity to these
facilities. Consideration of sound buffering around the pickleball court would need to be a
condition to protect future residents from this nuisance. A condition could be included in the
PRO Agreement that a noise impact study be provided in the site plan process for any
pickleball courts proposed to ensure it and any noise mitigation will comply with the
performance standards of Section 5.14 of the Zoning Ordinance.

6. Plan Review Chart: See the attached chart for additional comments on many of the Ordinance
review standards. Identified deviations from ordinance standards are listed in detail on pages
16-17 of this review letter.

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES

The maps below show both the current zoning of the subject property and adjacent areas, and the
Future Land Use map which was recently updated by the 2025 Master Plan. The General Mixed Use
designation is new with the adopted 2025 Master Plan. See further discussion on pages 10-11 of this
review.

Figure 1: Current Zoning Figure 2: Future Land Use (2025 Master Plan)

The following table summarizes the zoning and land use status for the subject property and
surrounding properties.
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Master Plan Land Use

Existing Zoning Existing Land Use Designation

OST: Office Service
Subject Property | Technology and RM-1 Vacant General Mixed Use (GMX)
Multiple Family

RA, R-4: One Family Public Park, Community

Northern Parcels | Residential and B-3 Public Park and Vacant . . .
: Commercial, and Single Family

General Business
OST: Office Service M-DOT .

Eastern Parcels Public
Technology wetland/stormwater area
OST: Office Service Single family; Multi-family

Western Parcels | Technology and RM-1: | residential (proposed) .
Multiple Family and Office/warehouse General Mixed Use (GMX)
(proposed) uses

Southern Parcels OST: Office Service Office park General Mixed Use (GMX)

Technology

Compatibility with Surrounding Land Use

The subject property is located along the east side of Meadowbrook Road, south of Twelve Mile
Road and west of M-5. There are existing office developments to the south and west in areas zoned
OST. On the west side of Meadowbrook the EIm Creek PRO is under consideration for RM-1 zoning
to allow a townhome development. The area to the east is a 30-acre property owned by M-DOT
that is used for wetland mitigation and stormwater management. To the north across Twelve Mile
Road is the City’s Beacon Hill Trailhead Park and a vacant area zoned B-3 which was part of the
Beacon Hill PRO. To the northeast is area zoned Residential Acreage, which has been approved for
the Armenian Church and Cultural Center. Most of the surrounding properties are developed, but
there are some parcels that are currently vacant. The proposed use is not consistent with the
surrounding_existing uses to the north, west and south based on current Zoning requirements.
However, it would be complementary with the open space to the east and the proposed Elm
Creek development on the west side of Meadowbrook Road.

The applicant’s narrative notes that the target market of the proposed development is multi-
generational. “The Grove is intended to provide a full range of flexible housing options catering to
diverse, multi-generational residents, ranging from younger residents, families and older residents to
age in the community.

The current concept plan proposes a development of 232 units (density of 4.2 dwellings per net
acre) for a mid-density multifamily development which is below the 15.2 density recommended in
the current Master Plan, and less than the 5.4 dwellings per acre maximum in the RM-1 District for 3-
bedroom units. The buildings are clustered in 4 different “villages,” thoughtfully arranged to allow
for the preservation of extensive wetland and woodland areas on the site. The applicant is
proposing a deviation to allow 50-foot setbacks where adjacent to other OST properties, which are
consistent with the current OST zoning, rather than the 75 feet requirement for RM-1 zoning. This also
places the units closer to the existing office uses in the surrounding area than would be expected in
the RM-1 district.

The site is adjacent to high tech office developments to the west and south, where the zoning will
remain OST. Some potential conflicts with the adjacent users could be the noise and disruption of
truck traffic, including loading and unloading functions, on the future residents. The adjacent OST
property owners may be affected in the future being adjacent to a residential zoning district:
additional berms and screening are required, and building setbacks are increased to 100 feet. The
closest residential unit would be about 125 feet from a potential future building site in the office
park to the south. To the north, there are approved but not yet built projects that will eventually be
built on the north side of 12 Mile Road: the B-3 portion is subject to a PRO Agreement that allows
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about 11,000 square feet of retail uses to be developed, and on the R-A zoned property the multi-
phased Armenian Church and Cultural Center is anticipated to be developed.

Figure 3: Names of surrounding developments and businesses

The narrative states that there are natural buffers in place that will shield the residential units from
the surrounding commercial uses. The undisturbed woodland and wetland areas on the site and
surrounding properties would allow the proposed use to “remain relatively secluded” from the
commercial properties, as well as provide natural spaces contiguous with adjacent preserved
areas. The remaining undeveloped properties in the area that could develop under the OST zoning
district are not likely to cause significantly greater conflicts with residential use on this site since they
are located on the other side of Meadowbrook. The applicant has proposed a berm and dense
landscaping along the southern portion of the property, which will provide an adequate screening
buffer to that office complex. The area to the east of the property will remain undeveloped as it is
an MDOT stormwater and wetland mitigation site.

Comparison of Zoning Districts
The following table provides a comparison of the current (OST) and proposed (RM-1) zoning
classifications. It is not a direct comparison between the two uses, given that the two uses are
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clearly distinct from each other. It is a change of use from Office to Residential. The requirements
for building setbacks, buffering and lot coverage are also different between the two districts.

OST (EXISTING) RM-1 (PROPOSED)

Professional and Medical offices; Multiple-family dwellings;

Data processing and computer centers; Independent and congregate

Laboratories; elderly living facilities;

Research, testing, design & development, Two-family dwellings;

technical training; Shared elderly housing;

Hotels; One-family dwellings;

Higher learning institutions; Farms & greenhouses;
Principal Permitted Motion picture, TV, & radio production Public parks, parkways, and outdoor
Uses facilities; recreation;

Facilities for human care; Cemeteries;

Public parks/parkways, outdoor recreation; | Home occupations;

Public utilities; Family day care homes

Financial institutions;

Indoor/outdoor recreation facilities;
Day care centers and adult day care;
Sit down restaurants

Convalescent homes, assisted living
facilities, hospice care facilities and
child care centers

Retail business and retail service;

Special Land Uses Restaurants, sit down and drive-through

Except where otherwise provided in this
Ordinance, the minimum lot area and
width, and the maximum percent of lot
coverage shall be determined on the basis
of off-street parking, loading, greenbelt

Lot Size See Section 3.8.1

Lot Coverage screening, yard setback or usable open 25%
space requirements as set forth in this
Ordinance.

Usable Open Space | NA 200 sf per unit

Building Height 46 ft. or 3 stories, whichever is less 35 ft or 2 stories, whichever is less
Front: 50 feet Front: 50 feet
Rear: 50 feet Rear: 75 feet
Side: 50 feet Side: 75 feet

Building Setbacks Exterior side yard setbacks same as front Exterior side yard setbacks same as
yard front yard
Building setbacks increased to 100 feet
when adjacent to residential

Parking Setbacks Front: 20 feet Subject to 3.8 RM-1 and RM-2
Rear: 20 feet Required Conditions

See 3.6.2. for Slde..20 feet

o " Exterior side yard setbacks same as front
additional conditions yard

DEVELOPMENT POTENTIAL

Like much of the City of Novi, this area was formerly agricultural land. Based on aerial imagery, the
land was no longer plowed for crops after 1960. There were 5 homes present for many years, but all
were demolished by 2010. Land records indicate that all 12 properties were purchased by Mercy
Health in 1997-1998. The land is currently vacant.

Development under the current OST zoning could result in a substantial amount of Office or
Research & Development building space being constructed on this large parcel. In the narrative
provided, the applicant states that a commercial development on this property would result in
significantly greater disturbance of the woodlands and wetlands on the site due to the typically
large footprint of the buildings and the parking lots that are required to support them. A parallel
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plan is provided (Sheet SP-3.8) that shows a potential OST development scenario, which includes
nearly 1,000,000 square feet of building, with nearly 3,000 parking spaces. Underground stormwater
detention and bioswales would be used. This parallel plan has not been fully reviewed to determine
feasibility, such as accommodating wetland mitigation.

There have been no formal submittals for development proposals in the last 30 years for the subject
property. The City’s records show a development called Sinai Park was proposed on the property in
the mid-1990s, proposing a 540,000 square foot medical health care and office complex. The
developer has provided a market study that concludes that there is a lack of development
potential for OST-type uses on this site due to the overall depressed office market, more attractive
locations, and the environmental factors on the subject property would make this location very
expensive. The extensive presence of both woodland and wetland areas on this particular site are
not, the Developer contends, attractive to OST development because of the development
limitations and high costs associated with developing large-scale uses and needing to mitigate for
those impacts.

2025 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

Since the review of the Initial PRO plan, the City has adopted the 2025 Master Plan. The subject
area was included in the Land Use Framework plan as an “Area of Transformation” (page 93).
These areas are generally located south of Twelve Mile Road, north of Grand River Avenue
between Beck Road on the west and Haggerty Road on the east. Another map titled “Potential
Opportunities” (page 94) indicates the subject site for new development.

The Future Land Use map now desighates the subject area and those surrounding it as General
Mixed Use (GMX). This new land use category is meant to provide a high degree of flexibility in
development, with a site-specific master plan to guide development. “Properties within this
designated land use category can also utilize the PUD (Planned Unit Development Option) as a
development tool to provide a variety of uses within an approved master plan development.”
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The following Action Plan items (underlined) as listed in the Master Plan are applicable to the
proposed development. Please refer to staff comments in bold and revisions recommended in bold
and underline.

1. General Goal A: Quality and Variety of Housing. The City of Novi is known for its high-quality
residential neighborhoods. It should strive to ensure the availability of a wide range of attractive
housing choices protected from noise, traffic, and other impacts of non-residential
development. Encourage the development of neighborhood open space and neighborhood
commercial goods and services to minimize motorized travel.

a. Amend the zoning ordinance to encourage “age-in-place” housing types, considering
experts’ recommendations, to include affordable options such as low-maintenance
detached single-family homes, attached single-family homes and townhouses.

b. Explore opportunities to increase housing density in the proposed mixed-use planned
unit development area to create *“walkable density” environments (A6). The
development proposes the required sidewalks along the private streets, as well as a 10-
foot mutli-use pathway along the main internal roadway. Pathways are present along
Meadowbrook Road, and will be constructed on 12 Mile Road on-site and off-site on the
adjacent Trinity parcel. Additional recreational amenities shown on the plans are a
pickleball court, a playscape, and nature trails. A clubhouse is also included as an
optional facility.

2. General Goal B: Community Identity. The City’s identity is largely based on its high-quality
residential neighborhoods and schools, destination retail and convention space, and its parks.
The City should supplement that identity by enhancing the preservation of its historic resources
and expanding its cultural opportunities. New development of land should continue to be of
high-quality desigh and materials.
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a. Encourage the use of high-quality right-of-way plantings, site landscaping, and building
materials to enhance the appearance of the community. The proposed elevations are
mostly compliant with Facade Ordinance. Please refer to the facade review letter for
opportunities to achieve full compliance. The landscaping has been improved to
comply with standards, with only two supported waivers now needed.

b. As development and redevelopment occur, incentivize the use of LEED-certified
buildings, water resources, and energy-efficient best practices, and green infrastructure
technigues through zoning and permit bonuses. The applicant indicates they will utilize
sustainable, energy-efficient and best-practice design for site elements and building
materials. See Conditions section for further discussion.

3. General Goal C: Environmental Stewardship. The City of Novi is significantly enhanced by the
preservation of natural resources in both residential and non-residential areas. Maintain public
and private stewardship of the natural environment using low-impact development techniques.

a. Utilize a general Planned Unit Development ordinance provision to encourage the
preservation of natural features, such as woodlands, wetlands, and wildlife habitats.
While the City does not currently have a general PUD ordinance of the sort discussed in
the Master Plan, the PRO ordinance is a kind of PUD and provides a similar mechanism
for the City to authorize a master-planned development tied to a rezoning. The
applicant is proposing as a condition of the PRO protection of a significant portion of
existing and mitigated woodland and wetland areas.

b. Implement the Active Mobility Plan’s Near-Term Network recommendations to create
continuous walking and biking networks to reach key destinations. The Concept plan
proposes recreational opportunities for the residents. The applicant proposes a
clubhouse with a pool and park area with pickleball courts and a playground. A 10-foot
pathway along their 12 Mile frontage is shown, as required. The applicant has also
included an internal 10-foot multiuse pathway and a network of walking trails and nature
overlooks. Along Meadowbrook and 12 Mile the plan also proposes a rest/seating areas
that would be available to the general public. The seating areas appear to consist of
landscaping and benches. One would serve as a SMART bus stop on 12 Mile and the
Meadowbrook area would have a public art piece.

c. Implement the recommendations of the Active Mobility Plan with a focus on reducing
vehicle miles traveled (VMT) and providing residents with alternative modes of

transportation.

4. General Goal D: Infrastructure. Invest wisely in the ongoing maintenance and improvements to
existing infrastructure, including utilities and the transportation network. Ensure that new
development appropriately relates to the City’s existing and planned infrastructure. Support the
entire transportation network through the development and enhancement of non-motorized
transportation facilities and amenities.

a. Apply the Active Mobility Plan’s Long-Term Network recommendations to public and
private development projects to continue to enhance safety and connectivity of the
non-motorized network. A bus stop is proposed along 12 Mile Road frontage, which
would need to be coordinated with SMART.

5. General Goal E: Economic Development. The City’s developed land, infrastructure, and natural
resources are interconnected and collectively impact the daily lives of the City’s residents and
business owners. The City should strive to maintain the balance between the economy, the
environment, and the community to ensure sustainable development that meets the needs of
today while ensuring that the needs of future generations can be met.

2023 ACTIVE MOBILITY PLAN (AMP)
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There is an existing 10-foot wide pathway along the Meadowbrook Road frontage. This pathway
connects the I-275 Metro Trail (Meadowbrook & Eleven Mile) to the Beacon Hill Trailhead Park at the
northeast corner of Meadowbrook and Twelve Mile. From there, connections are also available to
the Airline Trail in Commerce Township, north of the City’s boundary, via the M-5 Metro Tralil.

The applicant is proposing to construct the missing pathway gap along their Twelve Mile Road
frontage as well as the Trinity Parcel, which is a Near-term priority in the AMP. This would result in
approximately 1,300 feet of new 10-foot pathway. To the east, the M-5 interchange presents a
significant barrier to continuing the pathway - there will remain a 2,060 foot gap in the non-
motorized network. Existing pathway to the west would connect this area to the Twelve Oaks, West
Oaks and Fountain Walk commercial areas.

With the presence of SMART transit stops on Twelve Mile Road, the recommendations to better
connect non-motorized users to transit are particularly relevant in this area. These
recommendations include:
e Coordinate crosswalks with transit stops
e Incorporate streetscape amenities to create an inviting and pedestrian-friendly
environment at transit locations
e Establish mobility hubs, a place where people can connect to multiple modes of
transportation

Meadowbrook Road is classified as a cross-town corridor in the AMP, while 12 Mile Road is a multi-
modal thoroughfare. The recommended baseline pedestrian facility improvements for minor road
stops (where the pathway crosses the entrances to the development) on both roads would include
crosswalk lighting, a raised high visibility crossing and recessed crossings where feasible. For bicycle
facility improvements, separated bike lanes are preferred, or a 12-foot shared-use pathway to
accommodate both bikes and pedestrians. Mid-block crossings might be considered on 12 Mile
Road - the AMP contains an example of a Median U-turn on page 77, which would need to be
controlled with traffic signals.

INFRASTRUCTURE

Engineering

The Staff Engineer has reviewed the rezoning request and expressed concerns regarding the REU
calculations provided. These inconsistencies have been corrected in the current submittal. It
appears the impacts of RM-1 land use on the utilities in this area are expected to be similar or
somewhat less than the utility demands if developed under OST uses.

Traffic

City Traffic consultants estimated the vehicle trips of the proposed use. The proposed development
is expected to result in significantly fewer trips than alternative land uses under the current OST
zoning. Based on the TIS, the site warrants a right-turn tapered lane on Twelve Mile Road. A weave
analysis concludes that there is adequate distance between the site driveway and the boulevard
crossover location. The Traffic consultant’s September 2025 review of the TIS recommends approval
of the study, and that the applicant coordinate with RCOC if the project moves forward. See the
traffic review letter for additional information.

NATURAL FEATURES

Wetlands: The survey shows 21 wetlands, ranging in size from 0.02 — 4.79 acres, with a total of 9.64
acres on-site. Chapter 12 of the City Code (Section 12-174(b)), indicates that any wetland in the
City that meets one or more of the 10 criteria listed in that section would be considered essential,
and therefore would be regulated. As described in the Wetland Review, each of the delineated
wetlands on the site meet the criteria of providing wildlife habitat as well as flood and storm control.

The proposed development results in a total permanent wetland impact area of 1.44 acres out of
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the total 9.64 acres present (~15 percent). Approximately 2.47 acres of on-site mitigation area is
noted on the plan, which slightly exceeds the 2.46-acre requirement. The applicant indicates that
they intend to accommodate the required wetland mitigation that will be needed for the parcel
retained by Trinity Health. See detailed comments in the Wetland review letter. The applicant notes
that approximately 8 acres of wetlands are regulated by the State of Michigan.

Woodlands: The woodland survey indicates a total of 2,775 City-regulated trees on the site. There
are a wide variety of species listed, including Scots Pine, Black Cherry, Silver Maple, Eastern
Cottonwood, Bitternut hickory, Black locust, Black walnut, American Elm, and Eastern Red Cedar.
The plans show 2,019 regulated trees to be removed (73 percent), which will require 3,143 tree
replacement credits under the Woodland Protection Ordinance. The plans show approximately 250
credits to be planted on-site.

MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT

The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO conditions in
conjunction with a rezoning request. The submittal requirements and the process are codified
under the PRO ordinance (Section 7.13.2). Within the process, which is initiated by the applicant,
the applicant and City Council can agree on a series of conditions to be included as part of the
approval which must be reflected in the Concept Plan and or the PRO agreement.

The PRO conditions must be in material respects, more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district. Development and use of the
property shall be subject to the more restrictive requirements shown or specified on the PRO Plan,
and/or in the PRO Conditions imposed, and/or in other conditions and provisions set forth in the
PRO Agreement.

The applicant could consider the following conditions for development to be included in the PRO
Agreement:

1. Preservation of approximately 10 acres of City regulated woodlands and woodland
replacements in a conservation easement.

2. Preservation of approximately 15.5 acres of City regulated wetlands and wetland mitigation
areas in a conservation easement.

3. Removal of invasive species within the existing wetlands on site.

4. Density shall not exceed 4.2 dwelling units per acre (More limiting than the dwelling units per
acre allowed in the RM-1 District).

5. Providing the community amenities shown in the PRO Plan.

6. As an option, a clubhouse could be placed where the pickleball court and playscape are
currently shown. The design of the clubhouse would need to meet Facade ordinance
requirements at the time of site plan approval.

7. Dedication of 1,650 linear feet of Right of Way on Meadowbrook Road.

8. Building height will be limited to 30 feet, which is more limiting than the 35 feet permitted in
the RM-1 District.

9. The traffic improvements as shown on the PRO Plan.

10. If pickleball court(s) are proposed at the time of Preliminary Site Plan submittal, a noise
impact statement shall be submitted showing that the activity, with any noise mitigation
measures required, will comply with the City’s Performance Standards.

11. Sustainable design features will include:

a. Pre-wire all garages for one 240-volt EV chargers.

b. All appliances used within the development must be EnergyStar-rated or applicable
equivalent standards.

c. All applicable plumbing fixtures shall be WaterSense labeled or applicable
equivalent standard.
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d. Building material on the exterior facade of a majority of the exterior elevations are

energy-efficient, durable, and low maintenance, including brick and composite

siding.

Use of energy-efficient glass/glazing.

Use of energy-efficient insulation materials.

Offer a tankless water heater option.

Install smart scheduling technology for sprinklers.

Multi-modal non-motorized pathway network and infrastructure as shown on the

PRO plan that reduces emissions and promotes pedestrian connectivity with

bike/pedestrian friendly streets, and bicycle parking in units throughout the site.

j-  Benches will be made with recycled materials will be used throughout the open
space areas.

—FQ o

Additional conditions to be included in the PRO Agreement, if it should be approved, may be
added during review by the public bodies.

APPLICANT’S BURDEN UNDER PRO ORDINANCE

The Planned Rezoning Overlay ordinance (PRO) requires the applicant to demonstrate that certain
requirements and standards are met. The applicant should be prepared to discuss these items,
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO
request would be unlikely to be achieved or would not be assured without utilizing the Planned

Rezoning Overlay. Section 7.13.2.D.ii states the following:

1.

(Sec. 7.13.2.D.i.a) The PRO accomplishes the integration of the proposed land
development project with the characteristics of the project area in such a manner that
results in an enhancement of the project area as compared to the existing zoning that
would be unlikely to be achieved or would not be assured in the absence of the use of a
Planned Rezoning Overlay.

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

The following conditions/benefits are suggested by the applicant as listed in their narrative (Staff
comments in Bold):

a. A larger one-acre active park, accessible to residents and the general public, with

pedestrian and bike rest stop area, at the northeast corner of the site along 12 Mile Road.
The applicant states a public access easement will be placed over the park area. The
“active” description seems to refer to the presence of a walking path, as no other activities
appear to be planned. Staff suggests that without automobile parking, it is unlikely that
many members of the public will utilize this park, and it will mostly serve as an attractive
amenity to the residents of The Grove. Perhaps some signage at the Beacon Hill Trailhead
could be provided that alerts visitors to the presence of this park and the nature trail.
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b.

A one-mile loop Grove nature area trail, accessible to residents and the public, that extends
from the newly created park area described above, along the east property line of the
Property, providing scenic views of the adjacent 30-acre natural wetland area as well as
natural features of the Property. The applicant states a public access easement will be
placed over the trail area. As mentioned above, without the availability of automobile or
bike parking, it is unlikely that many members of the public will utilize this trail, and it will
mostly serve as an amenity to the residents of The Grove. The trail could be further
enhanced with additional benches at other points along the path. Signage at the Beacon
Hill Trailhead could be provided that alerts visitors to the presence of the park and the
nature trail.

In order to address the impact of additional use of Beacon Hill Park by the new residents
and planned access and interconnectivity for Novi residents and Grove Nature Trail,
Developer agrees to provide the City with $25,000 to be used by the City at its discretion, for
Beacon Hill Park improvements, art, services and/or maintenance. In the past the applicant
has discussed with PRCS Director Muck the idea of art installation at the Beacon Hill
Trailhead. A specific sculpture to be donated, or plans and construction of site amenities at
the park could be proposed by the applicant as opposed to a cash donation. This might
include a “comfort station” with seating area(s), a wetland overlook platform with
connecting pathways, bike repair station, or other amenities in this public park.

Consistent with Novi’s mobility plans, over 700 feet of 10-foot wide pathway/sidewalk, off-
site on the south side of 12 Mile Road to create a connection from the existing bike path,
located along the east side of Meadowbrook Road, and the new sidewalk being
constructed with The Grove. Staff agrees and supports the provision of this missing sidewalk
segment, which would enhance the project and be a benefit to the public.

Relocating the SMART bus stop to the east, and enhancing the area with landscaping and
seating along 12 Mile Road, which is supported by SMART. Additional bike parking has also
been added for a total of 8 spaces. The applicant states that SMART standards do not call for
a covered shelter in this location. Maintenance and public access agreements would likely
be required. This would be considered a benefit to the public.

Approximately 1/3 of the property will be open space with most of the units abutting or
overlooking open space and nature areas (1.65 acres usable open space required, 5.97
acres proposed). Exceeding the Ordinance requirement for usable open space would
qualify as an enhancement that could not otherwise be required.

Consistent with Novi’s mobility plans, construct an 8-foot wide shared-use pathway within
The Grove to provide pedestrian and bicycle connectivity between Meadowbrook Road
and 12 Mile Road. The applicant states a public access easement will be placed over the
pathway, so the pathway would be considered a benefit to the public at large.

Proposed conservation easements protecting approximately 10 acres of woodland and
woodland replacement areas and 15.5 acres of wetland and wetland mitigation areas.
Staff supports the provision of conservation easements to protect the natural features, which
represents over 47% of the property. This would be considered an enhancement that will
benefit the public at large.

Decrease in density from what would be permissible in the RM-1 zoning district (4.2 units per
acre proposed, up to 7.3 units per acre permitted). This condition of the PRO Agreement
would be considered an enhancement of the project.
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j- Dedicate right-of-way (60-foot width) along the entire Meadowbrook Road frontage, an
approximate length of 2,166 feet. The total land area to be dedicated is approximately 2.5
acres. This would be considered an additional benefit in the interest of the public.

k. The Facade review notes that the design of the buildings meet or exceed the requirements
of the Facade Ordinance, and the high level of character and attention to detail represents
an enhancement of the project that would be unlikely in the absence of a PRO.

This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations. In
Staff’'s opinion the proposed benefits to the community at large appear to outweigh the detriments.

ORDINANCE DEVIATIONS

Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance
within a PRO agreement. These deviations must be accompanied by a finding by City Council that
“each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted,
prohibit an enhancement of the development that would be in the public interest, and that
approving the deviation would be consistent with the Master Plan and compatible with the
surrounding areas.” Such deviations must be considered by City Council, who will make a finding
of whether to include those deviations in a proposed PRO agreement. A proposed PRO
agreement would be considered by City Council only after tentative approval of the proposed
concept plan and rezoning.

The Initial Concept Plan submitted required 16 deviations from Ordinance standards. The Formal
PRO Plan requires 7 deviations as listed below. All deviations are supported by Staff. Staff
comments are in bold.

1. Building Setbacks (Sec 3.1.7.D): A Zoning Ordinance deviation is requested to reduce the
building setbacks from 75 feet to 50 feet along the north, east, and south property lines. The
property to the north, the Trinity parcel, is currently undeveloped. North of the units have a
section of berm, along with new and existing trees to provide screening. Additional screening
may be required by developer of Trinity parcel. Future development of the retained Trinity
parcel (and adjacent parcel to the south) would be subject to increased building setbacks of
100 feet where adjacent to residential districts. The applicant indicates the property to the east
will not be developed as it is the MDOT stormwater and natural wetland area, so the reduced
setback will not impact this property. Along the southern boundary significant landscaping for
additional screening is proposed. The applicant states this additional flexibility for building
locations allows them to preserve additional wetland and woodland areas. Staff supports the
deviation as sufficient screening appears to be proposed.

2. Building Orientation (Sec. 3.8.2.D): A Zoning Ordinance deviation is requested to revise the
required orientation of the buildings from a minimum of 45 degrees in certain locations. This
allows for a more uniform site layout with all of the units backing up to open space/wooded
areas. This deviation has been requested and granted for many residential projects in the City in
the last 5 years. Staff supports the deviation.

3. Distance between Buildings (Sec 3.8.2.H): A Zoning Ordinance deviation is requested to reduce
the building separation distance from the calculated formula as shown on the Building
Separation Table on Sheet SP-3.6 of the PRO Plan). This deviation enables the layout of this
project to fit within the available space while minimizing wetland and woodland impacts.

4. Parking along Major Drives (Sec. 5.10): A Zoning Ordinance deviation is requested to allow for
perpendicular parking on the major drives. This deviation is requested to due to the
impracticality of providing a minor road (defined as less than 600 feet in length) given the site
constraints (woodlands, wetlands, and property configuration). Perpendicular parking for
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guests is proposed on four Major Drives (Simi Drive, Beckham Drive, Elle Parkway, and Ari Crest)
in several locations, where driveways are also proposed. The parking spaces will not cause any
more disruption on the roadway than cars that will be backing out of the driveways.

5. Parking along Curves (Sec. 5.10): A Zoning Ordinance deviation may be required to allow on-
street parking on curves with less than a 230-foot centerline radius. The deviation is supported as
the parking spaces will not cause any more disruption on the roadway than cars that will be
backing out of the driveways.

6. Landscape Berms (Sec. 5.5.3.A.ii): A landscape deviation is requested to not provide a 4-foot, 6-
inch to 6-foot high landscape berm on a proposed RM-1 district adjacent to an OST district on
the east and south side. This deviation is supported by staff because of topography and the
provision of dense landscaping along both property lines.

7. Right-of-Way Landscaping (Sec. 5.5.3.B.ii): A deviation to the required greenbelt berm and
plantings along 12 Mile and Meadowbrook Road due to the existing natural areas to be
preserved, and a heavily landscaped detention basin. This deviation is supported by staff.

See other review letters for deviations that have been identified other reviewers. Deviations from
Ordinance standards may continue to be identified during the PRO Review process. All deviations
from the ordinance requirements shall be identified and included in PRO Agreement. Any
additional deviations identified during Site Plan Review (after the Concept Plan and PRO
Agreement is approved), will require amendment of the PRO Agreement unless otherwise stated in
the agreement.

SUMMARY OF OTHER REVIEWS:

a. Engineering: Engineering recommends approval of the PRO Plan. See detailed comments in
their review letter.

b. Landscape: Landscape review recommends approval of the rezoning and PRO Plan. Two
deviations from landscape ordinance standards are needed for the current design - these
are supported by staff in order to preserve existing natural features.

c. Traffic: Traffic review recommends approval. Traffic review notes that the applicant would
need a deviation for the parking areas on the major drive, and possibly for parking on a
curve.

d. Traffic Study Review: The traffic study is recommended for approval. Please see the review
letter for additional comments.

e. Woodlands: The tree survey indicates 2,775 trees within the regulated woodland areas. The
plan proposes a total of 2,019 tree removals (73%) requiring about 3,180 Woodland
Replacement Credits. Approximately 250 credits are to be planted on-site, with the
remainder to be paid into the Tree Fund. Woodland review does not object to the rezoning
request if the Woodland Ordinance requirements will be followed.

f. Wetlands: Wetland review notes that the proposed development appears to result in a total
permanent wetland impact area of 1.44 acres out of the total 9.64 acres present on site.
Approximately 2.47 acres of on-site mitigation area is noted on the plan, which slightly
exceeds the requirement.

g. Facade: Facade notes that the elevations provided are now fully compliant with ordinance
standards, and the building designs represent an enhancement of the area.

h. Fire: No objections to the rezoning at this time.

NEXT STEP: PLANNING COMMISSION PUBLIC HEARING

Now that all reviewers recommend approval or conditional approval, the public hearing before
the Planning Commission will be scheduled. Following the public hearing, they may make a
recommendation to City Council whether to approve or deny the request, or may postpone
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making a recommendation if they determine additional information or changes are needed. This
project is scheduled for public hearing on Wednesday, October 8, 2025.

CITY COUNCIL CONSIDERATION

After the Planning Commission makes its recommendation, the PRO Concept Plan wil be
scheduled for consideration by the City Council. If the City Council grants tentative approval at
that time, they will direct the City Attorney to draft a PRO Agreement describing the terms of the
rezoning approval. Once the PRO Agreement has been drafted and approved by the applicant’s
attorney, it will return City Council for final approval.

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.347.0484 or |bell@cityofnovi.org.

/954/7/%//

Lindsay Bell, AICP, Senior Planner
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Bold
Underline

Bold and Underline

To be addressed in Formal PRO Plan submittal

To be addressed with Preliminary Site Plan submittal

Possible deviations to be included as part of PRO agreement

Italics Items to be noted
ltem Required Code Proposed Meets Comments
Code

Zoning and Use Requirements
Master Plan General Mixed Use Multiple Family Yes The proposed rezoning
(adopted July 26, Residential is supported by the
2017) 2025 Master Plan. See
Area Study The site does not fall under | NA NA further discussion in the

any special category Planning Review letter
Zoning OST Office Service and RM-1 Low-density No

(Effective January
8, 2015)

Technology

Multiple Family with a
PRO

Rezoning requested

Uses Permitted
(Sec 3.1.21.B&C)

Office and Service Uses
Sec. 3.1.21.B. - Principal

Sec. 3.1.8. Multi-Family

The proposed rezoning
category would allow

Uses Permitted. Residential No Multi-farnily uses of
Sec. 3.1.21.C. - Special various types
Land Uses Permitted. '

Phasing If proposed, show Clarify whether the TBD If proposed, Phasing
proposed phasing lines on | project would be should be discussed in
the plan. phased the PRO Agreement -

Each phase should be able
to stand on its own with
regards to utilities, open
space, parking, etc.

provide information
about any proposed
phasing plans/conditions

Planned Rezoning Overlay Document Requireme

nts (SDM link: Site Plan & Developm

ent Manual)

Written Statement | Potential development Provided Yes See Planning Review
(Site Plan & under the proposed zoning letter for detailed
Development and current zoning comments
manual) Identified benefit(s) of the Provided Yes
The statement development
should describe Conditions proposed for Provided Yes
the following inclusion in the PRO

Agreement (i.e., Zoning

Ordinance deviations,

limitation on total units,

etc.)
Sign Location Plan | Installed within 15 days Provided and previously | Yes

(Page 23,SDM)

prior to public hearing
Located along all road
frontages

installed



https://www.cityofnovi.org/media/43mi2xd4/siteplananddevelopmentmanual-2023.pdf

JZ24-31 THE GROVE

Rev Formal PRO Plan Review

Page 2
September 18, 2025

i Meets
Item Required Code Proposed Code Comments
Traffic Impact A Traffic Impact Study as Provided - by Fleis & Yes See AECOM review

Study required by the City of Novi | Vandenbrink, 10/2024
(Site Plan & Site Plan and Development
Development Manual.
manual)
Community - Over 30 acres for Provided - dated Yes See Planning Review
Impact Statement permitted non-residential | 8/25/25 letter for detailed
(Sec. 2.2) projects comments
- Over 10 acres in size for a
special land use
- All residential projects
with more than 150 units
- A mixed-use
development, staff shall
determine
Market Study Optional: a Market study to | Provided — Yes See Planning Review
provide a market demand o Office Market letter for detailed
analysis for the proposed Report, 12/13/23 by comments
project. CBRE
e Housing Report,
8/9/24 by The
Chesapeake Group
Height, bulk, density and area limitations (Sec 3.1.8.D)
Frontage on a Frontage on a Public Street | The site has frontage Yes
Public Street. is required and access to
(Sec.5.12) Meadowbrook and 12
Mile Roads
Minimum Zoning RM-1 and RM-2 Required 61.86 acres gross Yes
Lot Size for each Conditions 54.85 acres net
Unit:
in Acres
(Sec 3.8.1)
Minimum Zoning NA
Lot Size for each
Unit: Width in Feet
(Sec 3.8.1)
Usable Open 200 sf of Minimum usable Sheet SP3.4 - Yes This could be a condition
Space Area open space per dwelling Usable OS: 5.97 acres of development as it
(Sec 3.1.8.D) unit represents an
Article 2: For a total of 232 dwelling “Additional Open enhancement of the
Definitions units, required Open Space” = 11.99 acres project beyond what
Space: 46,400 SF (~1.15 would be required
acre)
Refer to definitions for
Usable Open Space and
Open Space
Maximum % of
Lot Area Covered | 25% 21% Yes
(By All Buildings)
Building Height 35 ft. or 2 stories whichever | 2 stories proposed Yes
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in Front Yard

allowed in front yard

in the front yard

. Meets
Item Required Code Proposed Code Comments
(Sec.3.1.7) is less 1-story units: 20 ft 3 in
2-story towns: ~28 ft

Minimum Floor Efficiency 400 sq. ft.
Area per Unit 1 bedroom 500 sq. ft.
(Sec. 3.1.7.D) 2 bedroom 750 sqg. ft. | 1905 sf Yes

3 bedroom 900 sq. ft. 1958 sf Yes

4 bedroom :t,OOO 54 NA
Maximum Efficiency Max 5% 0 Yes Overall proposed is 4.2
Dwelling Unit du/ac
Density/Net Site 1 bedroom Max 20% 0
Area 10.9
(Sec. 3.1.7.D) du/ac
Per Sec. 3.8.2.B,
all buildings less 2 bedroom 7.3 du/ac
than four stories
should comply
with RM-1 3+ bedroom 5.4 du/ac
regulations for
limits on percent
of 1 bedroom
units and number
of rooms.
Residential Building Setbacks (Sec 3.1.7.D)
Front @ 50 ft. (Sec. 3.6.B) 50 ft Yes
Meadowbrook Rd
Exterior Side at 12 | 50 ft. ~135 ft Yes
Mile o
Side - East 75 ft. 50 ft NO Deviation requested fo_r

east, north and south side

side - South 75 ft. 50 ft No | setbacks
Side — North (adj 75 ft. 50 ft. No
to Trinity parcel)
Parking Setback (Sec 3.1.8.D) (Sec 3.1.12.D)Refer to applicable notes in Sec 3.6.2
Front (3.6.2.B) 75 ft. NA
Exterior side 75 ft. NA
Rear (3.6.2.B) 20 ft. NA
Side (3.6.2.B) 20 ft. NA
Note To District Standards (Sec 3.6.2)
Exterior Side Yard | All exterior side yards 12 Mile Road Yes
Abutting a Street abutting a street shall be considered exterior side
(Sec 3.6.2.C) provided with a setback yard

equal to front yard.
Off-Street Parking | Off-street parking is Parking is not proposed NA

whichever is greater

buildings.

(Sec 3.6.2.F)

Distance between | Itis governed by sec. 3.8.2 | RM-1 code has See Comments later in
buildings or by the minimum additional requirements the review

(Sec 3.6.2.H) setback requirements, for distance between
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Item Required Code Proposed E;/Igs: Comments
Wetland/Waterco | A setback of 25ft from Extensive wetland areas | TBD Refer to wetland review
urse Setback (Sec | wetlands and from high exist —buffer impacts letter for more detalil
3.6.2.M) watermark course shall be | likely

maintained
Parking setback Required parking setback Refer to landscape
screening area shall be landscaped review for comments
(Sec 3.6.2.P) persec 5.5.3.
Modification of The Planning Commission NA
parking setback may modify parking
requirements (Sec | setback requirements
3.6.2.Q) based on its determination

according to Sec 3.6.2.Q
RM-1 and RM-2 Required Conditions (Sec 3.8)
Total number of For RM-1 District, Total No. 2,389,266 sf/2000 = 1,195 | Yes
rooms of rooms < Net site area in rooms allowed Note: assumes a room
(Sec. 3.8.1.A) SF/2000 count of 4 for each unit

Total number of rooms on average
Proposed: ~928
Public Utilities All public utilities should be | All public utilities are Yes Refer to Engineering
(Sec. 3.8.1) available available review for more details
Maximum Efficiency < 5 percent of NA
Number of Units the units
(Sec. 3.8.1.A.ii) 1 bedroom units < 20 NA
. percent of the units

Appllcaplg for Balance should be at least | Proposed Yes
RM-1 building and | , 0 4r60m units
RM-2 buildings
less than four
stories
Room Count per Dwelling Unit Room Floorplans are provided.
Dwelling Unit Size | Size Count * The plans indicate a
(Sec.3.8.1.0C) Efficiency 1 NA combined living/dining,
*An extra room 1 bedroom 2 NA The Vistas include
such as den 2 bedroom 3 3 Yes Office/Flex room as 5th
count towards an room
extra room 3 or more 4 4

bedrooms

nn

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

one (1), two (2), or three (3) bedroom units and including a "den,
extra room as a bedroom for the purpose of computing density.

library," or other extra room shall count such

either on a dedicated
public street or approved
private drive.

Setback along A minimum of 150 feet No natural lake shore NA

natural shore line | along natural lake shore line exists within the

(Sec. 3.8.2.A) line is required. property

Structure frontage | Each structure in the Proposed Private Drives | Yes Subject to City Council
(Sec. 3.8.2.B) dwelling group shall front approval
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shall be connected to
other pedestrian features

Meadowbrook and 12
Mile Road

Item Required Code Proposed E:/Igg(t: Comments
Maximum length | A single building or a group | ~150 feet max (The Yes
of the buildings of attached buildings Woods & The Pointe)
(Sec. 3.8.2.0) cannot exceed 180 ft.
Modification of Planning Commission may NA
maximum length | modify the extra length up
(Sec. 3.8.2.C) to 360 ft. if

Common areas with a

minimum capacity of 50

persons for recreation or

social purposes

Additional setback of 1 ft.

for every 3 ft. in excess of

180 ft. from all property

lines abutting a residential

district or major

thoroughfare
Building Where any multiple Buildings 1-5, 24-26, 40- No Deviation requested
Orientation dwelling structure and/ or 44 do not appear to
(Sec. 3.8.2.D) accessory structure is meet the minimum

located along an outer requirement for 45-

perimeter property line degree orientation

adjacent to another

residential or nonresidential

district, said structure shall

be oriented at a minimum

angle of forty-five (45)

degrees to said property

line.
Yard setback Within any front, side or Complies —parking areas | Yes
restrictions rear yard, off-street are all internal to the site
(Sec. 3.8.2.F) parking, maneuvering

lanes, service drives or

loading areas cannot

exceed 30% of yard area
Off-Street Parking | No closer than 25 ft. to any | Off-street parking Yes
or related drives wall of a dwelling structure | spaces are placed
(Sec. 3.8.2.F) that contains openings greater than 25 feet

involving living areas or from buildings
Off-street parking
and related No closer than 8 ft. for Complies Yes
drives shall be other walls or

No closer than 20 ft. from Minimum of 20 ft. is Yes

ROW and property line maintained
Pedestrian 5 feet sidewalks on both 5-ft sidewalks mostly Yes?
Connectivity sides of the Private drive proposed, 10-ft
(Sec. 3.8.2.G) are required to permit safe | pathway on one side of

and convenient pedestrian | Elle Pkwy and part of

access. Simi Lane

Where feasible sidewalks Provides connectivity to | Yes
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relationship in which case
the minimum distance shall
be fifteen (15) feet.

Item Required Code Proposed E:/Igg(t: Comments
abutting the site.
All sidewalks shall comply Details not yet provided | Yes? Will be verified during Site
with barrier free design Plan review
standards
Minimum (Total length of building A + | Table provided on sheet | No Deviation requested for
Distance between | total length of building B+ | SP3.6 —several proposed overall requirement
the buildings 2(height of building + distances are less than —Table updated on sheet
(Sec. 3.8.2.H) height of building B))/6 the calculated 3.6
requirement
Minimum In no instance shall this Corner to corner Yes
Distance between | distance be less than thirty | relationships are min. of
the buildings (30) feet unless there is a 25 feet
(Sec. 3.8.2.H) corner-to-corner

5.10 Additional Road Design, Building Setback, And Parking Setback Requirements, Multiple-Family Uses

Road standards
(Sec. 5.10)

A private drive network
within a cluster, two -family,
multiple-family, or non-
residential uses and
developments shall be built
to City of Novi Design and
Construction Standards for
local street standards
(twenty-eight (28) feet
back-to-back width

Major and minor drive
network shown

Yes

For the purpose of this review, staff categorized the drives as follows:
1. Major Drive: Blue line
2. Minor Drive: Red line
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- Width: 24 feet with no on-
street parking

- Width: 28 feet with
parking on one side

- Parking on two sides is
not allowed

- Needs turn-around if
longer than 150 feet

considered minor, 28-ft
width

Item Required Code Proposed E;/Igs: Comments
Major Drives - Width: 28 feet Elle Pkwy, Ari Crest, Simi | Yes
Ln, and Beckham Dr
are 28-feet and greater
than 600 feet length
Minor Drive - Cannot exceed 600 feet | Leo Drive would be Yes Provide road length of

each drive proposed to
confirm classification

Dimensions and
Maneuvering
Lanes
(Sec.5.3.2)

- 24 ft. two way drives

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

Parking on Major | - Angled and On-street perpendicular | No Deviation requested
and Minor Drives perpendicular parking, parking is proposed on
permitted on minor drive, | the Major Drives (Simi
but not from a major Ln, Elle Pkwy, Ari Crest Consider allowing on-
drive; and Beckham Dr) street parking along 1
- minimum centerline side of 28-foot wide
radius: 100 feet Centerline radius: 1257, streets for extra visitor
- Adjacent parking and 140°, 150’ parking? Especially on
on-street parking shall be Simi Dr north of Elle Pkwy
limited near curves with where there are no visitor
less than two-hundred spots provided
thirty (230) feet of
centerline radius
Driveways, Parking, Loading and Dumpster Requirements
Number of For 2 or less bedroom units: | Meadows: 280 spaces Yes
Parking Spaces 2 spaces each Vistas: 276 spaces
(Sec.5.2.12.A & B) | For 3 or more bedroom (garage, driveways and
units: 2 ¥z spaces each on-street)
The Woods: 159 spaces,
232x25= & the Pointe: 268
(garage, driveways and
TOTAL REQUIRED: 581 on-street)
spaces Park/Recreation area: 5
spaces
TOTAL PROPOSED: 988
Landbank Parking | Maximum number of
(Sec.5.2.14) Landbank spaces: 25% of NA
required parking
Parking Space - 90° Parking: 9 ft. x 19 ft. Appears to comply Yes
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(Sec. 5.16)

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

Item Required Code Proposed E;/Igs: Comments
Parking stall - shall not be located Not applicable NA
located adjacent closer than twenty-five
to a parking lot (25) feet from the street
entrance(public right-of-way (ROW) line,
or private) street easement or
(Sec. 5.3.13) sidewalk, whichever is
closer
End Islands - End Islands with End Islands not needed | Yes Refer to Traffic
(Sec.5.3.12) landscaping and raised for small parking bays comments.
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
Barrier Free TBD
Spaces
Barrier Free Code
Barrier Free - 8 wide with an 8’ wide TBD
Space access aisle for van
Dimensions Barrier accessible spaces
Free Code - 8’ wide with a 5’ wide
access aisle for regular
accessible spaces
Barrier Free Signs | One sign for each Traffic Signage will be
Barrier Free Code | accessible parking space. verified during site plan
review
Minimum number | One (1) space for each 8 spaces at recreation Yes
of Bicycle Parking | five (5) dwelling units area
(Sec.5.16.1) 8 spaces at Bus stop
For 232 units, 47 bike 4 spaces at 12 Mile Park
spaces are required
232 in unit garages
Bicycle Parking No farther than 120 ft. from | Complies Yes
General the entrance being served
requirements When 4 or more spaces Complies Yes
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Item Required Code Proposed Meets Comments
Code
Covered Bicycle | When 20 or more bike 232 parking spaces Yes
Parking parking spaces are provided in unit garages
(Sec 5.16.4) required, 25% shall be in
covered locations
Bicycle Parking Parking space width: 7 ft. Not provided TBD Provide the bike layout
Lot layout One tier width: 11 ft. plan as required at the
(Sec 5.16.6) Two tier width: 18 ft. time of final site plan. It
Maneuvering lane width: 4 shall meet the
ft. reguirements.
Parking space depth: 32 in
Exterior lighting Photometric plan and o
Sec.5.7 exterior lighting details A lighting and

photometric planis not | TBD
provided at this time

needed at time of Final Site
Plan submittal

Accessory Use (Sec. 4.19)

Accessory Any structure, either Clubhouse - shown as TBD
Buildings temporary or permanent, optional sheet L-11
having a roof supported by
Sec. 2.2. columns or walls, and
Definitions intended for the shelter, or

enclosure of persons,
animals, chattels, or
property of any kind.

Location: They shall not be erected
Accessory in any required front yard
Building or in any required exterior
Sec. 4.19.1.B side yard.
Setbacks: - It shall not be located
Detached closer than ten (10) feet
Accessory to any main building
Building - It shall not be located
Sec. 4.19.1.G closer than six (6) feet to
any interior side lot or rear
lot line.
Height: Detached | The height equal to the Location proposed for
Accessory maximum permitted height clubhouse would comply
Building of the district;
Sec. 4.19.1.G provided, if the accessory

building exceeds

one (1) story or fourteen
(14) feet in height,

the building shall be set
back one (1) foot

for each foot the building
exceeds fourteen (14) feet

in height.
Facade - Not greater than 12’ tall NA
requirements for - <40 ft width
Carport Canopies | - Powder coated steel or
Sec.5.15.12.b aluminum material,

neutral in color to
harmonize with primary
buildings
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applicable facade
regulations, and shall not
be visible from any street,

Item Required Code Proposed E:/Igg(t: Comments
- Solar photo voltaic and
EV charging integration
strongly encouraged
Canopies and Two or more carports NA
Carports permitted on any lot
Sec. 4.19.2.C greater than 2 acres,
provided they comply with
accessory building setback
and height
Maximum Lots more than 21,780 SF: 2 NA
number of
Accessory
buildings
Sec.4.19.1.J
Dumpster - Located in rear yard NA
Sec 4.19.2.F - 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
Dumpster - Screened from public NA
Enclosure view
Sec. 21-145. (c) - Awall or fence 1 ft.
Chapter 21 of higher than height of
City Code of refuse bin
Ordinances - And no less than 5 ft. on
three sides
- Posts or bumpers to
protect the screening
- Hard surface pad.
- Screening Materials:
Masonry, wood or
evergreen shrubbery
Roof top All roof top equipment NA
equipment and must be screened and all
wall mounted wall mounted utility
utility equipment equipment must be
Sec. 4.19.2.E.ii enclosed and integrated
into the design and color
of the building
Roof top Roof top appurtenances NA
appurtenances shall be screened in
screening accordance with
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proposed building & site
improvements

- Number of anticipated
jobs created (during

Item Required Code Proposed E;/Igs: Comments
road or adjacent property.
Accessory Anything constructed or The plan does not NA Contact Planning
Structures erected, the use of which appear to propose any department if any
(Sec. 4.19.2) requires location on the other accessory accessory structures are
ground or attachment to structures proposed
something having location
on the ground. Any future proposed
structures are expected
Flagpoles, solar structures, to comply with the
transformers and utility requirements if not
boxes approved as part of the
PRO plan
Sidewalks
Active Mobility Proposed Off-Road Trails, 10-foot pathway along S | Yes See new Active Mobility
Plan enhanced road crossings, side of 12 Mile Road; Plan for other
Shared-use Path of 10 feet | 8-foot pathway along N guidelines/recommendat
on S side of 12 Mile, side of Elle Pkwy and ions, especially for 12
support new transit route part of Simi Lane Mile and Meadowbrook
on 12 Mile
Internal Sidewalks | Five foot sidewalks required | 5-ft Sidewalk provided Yes See comment above
Sec. 3.8.2.G on both sides of internal on both sides for most regarding
public or private drives part, 8-foot pathway
along Elle Pkwy.
Public Sidewalks A 10- foot sidewalk is Pathway proposed Yes
(Chapter 11, required along 12-Mile along 12 Mile Road
Sec.11-276(b)) Road; Existing pathway on
Meadowbrook
Other Requirements
Residential One street light is required Will be verified during site
Entryway lighting | per entrance. Not provided at this time | TBD plan process
Sec. 5.7
Design and Land description, Sidwell Legal description Yes
Construction number (metes and provided SP 7.3
Standards Manual | bounds for acreage
parcel, lot number(s), Liber,
and page for subdivisions).
General layout Location of all existing and | Generally Provided Please provide additional
and dimension of | proposed buildings, information as requested
proposed proposed building heights, in this and other review
physical building layouts, (floor area letters
improvements in square feet), location of
proposed parking and
parking layout, streets and
drives, and indicate square
footage of pavement area
(indicate public or private).
Economic Impact | - Total cost of the Numbers not provided No
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unnecessary transmission of
light into the night sky

Item Required Code Proposed E;/Igs: Comments
construction & after
building is occupied, if
known)
Other Permits and Approvals
Development/ Signage if proposed Signage is not proposed For sign permit
Business Sign requires a permit. at this time. information contact
(City Code Sec Ordinance Division at
28.3) 248-735-5678.
Development and | Development and street Not received TBD Project and Street Name
Street Names names must be approved application; Contact
by the Street Naming Stacey Choi at 248-347-
Committee 0475 to schedule
consideration by the
Committee
Property Split or The proposed property split | 12 parcels are supposed | NA The parcel combination
Combination must be submitted to the to be combined, with must be completed prior
Assessing Department for one 7-acre area at the to final stamping set
approval. corner of 12 Mile and approval.
Meadowbrook to be
split off and remain OST
Other Legal Requirements
PRO Agreement A PRO Agreement shall be | Not applicable at this NA PRO Agreement would
(Sec. 7.13.2.D(3) prepared by the City moment need to be approved by
Attorney and the applicant the City Council if the
(or designee) and Concept Plan is
approved by the City tentatively approved
Council, and which shall
incorporate the PRO Plan
and set forth the PRO
Conditions and conditions
imposed
Master Applicant is required to Not applicable at this NA If one is proposed, then a
Deed/Covenants | submit this information for moment Master Deed draft shall
and Restrictions review with the Final Site be submitted prior to
Plan submittal Stamping Set approval.
Conservation Conservation easements Not applicable at this NA Applicant proposes
easements may be required for moment conservation easements
woodland/wetlands over remaining
woodlands and wetland
areas, as well as wetland
mitigation areas
Lighting and Photometric Plan (Sec. 5.7)
Establish appropriate A lighting and
minimum levels, prevent photometric plan is
unnecessary glare, reduce typically required during
spillover onto adjacent site plan review. If
Intent (Sec. 5.7.1) | properties & reduce Not provided at this time | TBD deviations are

anticipated, we
recommend providing
one with the Concept
Plan submittal
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areas & exterior lighting
fixtures

Item Required Code Proposed E:/Igg(t: Comments
Site plan showing location
of all existing & proposed

Lighting Plan buildings, landscaping,

(Sec.5.7.A.) streets, drives, parking

Building Lighting
(Sec. 5.7.2.A.iii)

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

Lighting Plan
Elements
(Sec.5.7.2.A.ii)

Specifications for all
proposed & existing
lighting fixtures

Photometric data

Fixture height

Mounting & design

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

Type & color rendition of
lamps

Hours of operation

Maximum Height
(Sec.5.7.3.A)

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

Required
Conditions
(Sec.5.7.3.B)

- Electrical service to light
fixtures shall be placed
underground

- Flashing light shall not be
permitted

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

Indoor Lighting
(Sec.5.7.3.H)

- Indoor lighting shall not
be the source of exterior
glare or spillover

Security Lighting
(Sec.5.7.3.0)

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

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

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

Color Spectrum
Management

Non-Res and Multifamily:
For all permanent lighting
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and comfort.

- Full cut-off fixtures shall
be used to prevent glare
and spillover.

Item Required Code Proposed E:/Igg(t: Comments
(Sec.5.7.3.F) installations - minimum
Color Rendering Index of
70 and Correlated Color
Temperature of no greater
than 3000 Kelvin
Parking Lot - Provide the minimum
Lighting ilumination necessary to
(Sec.5.7.3.J) ensure adequate vision

Min. lllumination
(Sec.5.7.3.L)

Parking areas: 0.2 min

Loading & unloading
areas: 0.4 min

Walkways: 0.2 min

Building entrances,
frequent use: 1.0 min

Building entrances,
infrequent use: 0.2 min

Average Light
Level (Sec.5.7.3.1)

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

Max. lllumination
adjacent to Non-
Residential
(Sec.5.7.3.L)

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

Max. lllumination
adjacent to
Residential
(Sec.5.7.3.M)

- Fixture height not to
exceed 25 feet

- Cut off angle of 90
degrees or less

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

- Maximum illumination at
the prop line not to
exceed 0.5 fc.

Residential
Developments
(Sec.5.7.3.0)

- Provide sufficient
illumination (0.2 fc min) at
each entrance from
major thoroughfare

- Residential projects may
deviate from the min.
illumination levels and
uniformity requirements
of 5.7.3.L so long as site
lighting for parking lots,
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. Meets
Item Required Code Proposed Code Comments
property lines and
security lighting is
provided
NOTES:

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

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 detalils

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.




PLAN REVIEW CENTER REPORT
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Engineering Review

The Grove
J724-0031
APPLICANT
Ivanhoe Companies
REVIEW TYPE
Formal PRO Plan
PROPERTY CHARACTERISTICS
Site Location: Located on the south side of 12 Mile Road east of
Meadowbrook Road, in section 13 of the City of Novi
Site Size: +/- 67 acres
Plan Date: 8/22/2025
Design Engineer: Zeimet Wozniak & Associates
PROJECT SUMMARY

Proposed rezoning from OST to RM-1. The Grove shall consist of 4 residential zones with
a total of 232 units proposed:

0 Zone 1: The Vistas 68 Units

0 Zone 2: The Meadows 67 Units
0 Zone 3: The Woods 36 Units

0 Zone 4: The Pointe 61 Units

Site access shall be provided by two entrances on Meadowbrook Road and one
entrance on 12 Mile Road. The residential development shall be on 61.83 acres, and
7.74 acres shall be left for future development.

Three water main connections are proposed; one connection is proposed to the
existing 24-inch water main on the south side of 12 Mile Road. Two connections are
proposed to the 16-inch water main on the east side of Meadowbrook Road.

One sanitary sewer connection is proposed to the existing 21-inch sanitary sewer
located on-site on the southeast corner of the property.

Storm water would be collected by the proposed storm sewer system; there are six
total detention basins proposed on-site. All the proposed detention basins outlet to
the on-site wetlands.
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RECOMMENDATION

Approval of the Revised Formal PRO submittal is recommended. At this time, the plan
meets the general requirements of the design and construction standards as set forth in
Chapter 11 of the City of Novi Code of Ordinances, the Storm Water Management
Ordinance, and the Engineering Design Manual, with the following items to be addressed
at the time of Site Plan submittal:

THE FOLLOWING ITEMS TO BE ADDRESSED WITHIN THE PRO AGREEMENT:

1. The proposed bus stop is located on private property; the PRO agreement should
address maintenance of this amenity, and the applicant should indicate if they
will provide a public access easement.

2. Applicant shall reach out to SMART to coordinate the relocation of the existing bus
stop on the west side of Meadowbrook Road. SMART also offers an Adopt-a-Stop
program to enhance bus stops (https://www.smartbus.org/Services/Adopt-A-
Stop).

3. The applicant shall coordinate with SMART for any improvements. The SMART
website has a bus stop updates/improvement plan for any benches, trash cans,
public call phones, and real-time information displays added to bus stops. If any
of these items are proposed, the applicant should coordinate with SMART and
include information about maintenance and easements in the PRO agreement.

ITEMS TO BE ADDRESSED AT TIME SITE PLAN SUBMITTAL:

1. Provide sight distance measurements for the Twelve Mie Road and
Meadowbrook Road entrances in accordance with Figure VIII-E of the Design
and Construction Standards, Chapter 11 of the City of Novi Code of
Ordinances.

2. Sheet SP-3 indicates that decks and patios may extend a maximum of 10’
beyond the building to envelope the perimeter of the building. Show deck and
patios for each building to ensure there is no conflict with the detention basin
drives, wetland buffers, or the retaining walls.

3. Provide a traffic control sign table listing the quantities of each permanent sign
type proposed for the development. Provide a note along with the table stating
all traffic signage will comply with the current MMUTCD standards.

4, Traffic signs in the Road Commission for Oakland County (RCOC) right-of-way
will be installed by RCOC.

5. Provide a traffic control plan for the proposed road work activity on 12 Mile and
Meadowbrook Road.
6. Provide a note stating if dewatering is anticipated or encountered during

construction, then a dewatering plan must be submitted to the Engineering
Division for review.

7. Generally, all proposed trees shall remain outside utility easements. Where
proposed trees are required within a utility easement, the trees shall maintain a


https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
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minimum 5-foot horizontal separation from the water main and storm sewer and
10-foot horizontal separation from the sanitary sewer. All utilities shall be shown
on the landscape plan or other appropriate sheet to confirm the separation
distance.

8. Show the locations of all light poles on the utility plan and indicate the typical
foundation depth for the pole to verify that no conflicts with utilities will occur.
Light poles in a utility easement will require a License Agreement.

9. The dedication of the master-planned 60-foot-wide right-of-way is requested for
the project on Meadowbrook Road; there is an existing sidewalk easement. It is
requested that the applicant provide a right-of-way easement instead of a
sidewalk easement in this location.

10. A right-of-way permit will be required from the City of Novi and Oakland
County.

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

WATER MAIN

12. Provide a water main basis of design for the development on the utility plan
sheet. Indicate the material of the water main where the connections are
proposed.

13. Provide a profile for all proposed public water main 8-inch or larger.

14. Show existing hydrants on Meadowbrook Road and 12 Mile Road and indicate
if any hydrants must be relocated.

15. In general, valves shall be arranged so that no single line failure will require more
than eight hundred (800) feet of main, twenty-four (24) homes, or thirty (30)
multiple units to be out of service.

16. All public water main easements shall be 20 feet wide. Show 20-foot-wide
proposed easement.

17. Water Systems must have the ability to serve at least three thousand (3,000)
gallons per minute in apartments, cluster residential, and similar complexes.

18. A tapping sleeve, valve and well is required at the connection to the existing
water main.

19. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length.
8-inch leads are required for leads greater than 25 feet in length.

20. Valves shall be arranged so that no single line failure will require more than eight
hundred (800) feet of main to be out of service.

IRRIGATION
21. If a common irrigation system is proposed, irrigation plans must be approved

with final site plan submittal.

SANITARY SEWER
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22.

23.

Page 4 of 8

All public sanitary sewer shall be within a dedicated sanitary sewer easement
unless proposed in the right-of-way. Show proposed 20-foot-wide sanitary sewer
easement.

lllustrate all pipes intersecting with manholes on the sanitary profiles.

STORM SEWER

24.

25.

26.

Wetland crossing culvert must be able to withstand a fire truck’s 35-ton weight
requirements. Provide additional information about culvert sizing with the site
plan submittal.

Additional rear yard catch basins and storm sewer may be required at the time
of site plan submittal. The proposed retaining wall behind building 2 may cause
drainage issues.

A}
X 806.20

d

The grading in the rear yard of buildings 4 and 5 should be routed towards the
storm sewer near the road or detention basin G. Storm water shall not flow
toward the property line.
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27.

28.

29.

30.

31.
32.

33.

34.

35.

Page 5 of 8

A minimum cover depth of 3 feet shall be maintained over all proposed storm
sewer. Currently, a few pipe sections do not meet this standard. Grades shall be
elevated, and minimum pipe slopes shall be used to maximize the cover depth.

Storm manholes with differences in invert elevations exceeding two feet shall
contain a 2-foot-deep plunge pool.

Provide a four-foot-deep sump and an oil/gas separator in the last storm
structure prior to discharge to the storm water basin.

Provide profiles for all storm sewer 12-inch and larger. All storm pipes accepting
surface drainage shall be 12-inch or larger.

lllustrate all pipes intersecting storm structures on the storm profiles.

An easement is required over the storm sewer accepting and conveying off-
site drainage.

Provide a schedule listing the casting type, rim elevation, diameter, and invert
sizes/elevations for each proposed, adjusted, or modified storm structure on the
utility plan. Round castings shall be provided on all catch basins except curb
inlet structures.

Show and label all roof conductors and show where they tie into the storm
sewer.

Provide a storm sewer basis of design table at time of final site plan submittal.

STORM WATER MANAGEMENT PLAN

36.

37.

38.

39.

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

At the time of preliminary site plan submittal, the applicant should submit an
infiltration study along with the soil borings. If infiltration is possible, it is
recommended that the applicant design the landscaping to promote
infiltration through rain gardens, bioretention, or permeable pavement.

Post-Development Drainage Master Plan table on sheet SP-5.1 must be
updated; C factors do not match calculations on the next sheet.

Must obtain approval from the City’s wetland consultant and EGLE for the
proposed discharge into the wetlands


https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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40. QVRP must be multiplied by the area in order to obtain the Q100P value;
calculations should be updated at the time of site plan submittal.

41. Provide pre vs post flow calculations for the 12” culvert located at wetland L to
ensure that proposed flow and volume is not greater than the existing flow and
volume.

42. The applicant should revise drainage areas; all rear yard stormwater shall be
routed to storm sewer or swales that ultimately discharge into on-site detention
basins.

a) Approximately 1-acre drainage area behind buildings 24, 25, and 26 is

routed towards wetland L. This untreated stormwater flows off-site. Provide
information for pre- vs. post-development discharge at this location.

b) Basin A outlets into wetland H, while wetland H flows towards Basin B. Pass-
through drainage is allowed, but a pre-treatment unit shall be required for
Basin B, as the permanent pool for this basin will not be effective with
pass-through drainage. The route should also be reinforced to avoid
erosion. Ensure that the outlet pipe for basin B can accommodate the
design outlet release rate and the pass-through volume for wetland H.

c) Rearyard stormwater between buildings 42, 41, 40, 39, 29, and 30 is alll
currently shown outside of any of the proposed drainage areas; this is
approximately 2 acres. Stormwater from this area is not being routed
towards a basin/treated prior to discharging towards wetland T. Indicate
the impact of this additional drainage area on wetland T as well.
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43.

44.

Page 7 of 8

d)

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

Provide a soil boring in the vicinity of each storm water basin to determine soil
conditions and to establish the high-water elevation of the groundwater table.
Note that the bottom of the detention facility/permanent pool must be a
minimum of three (3) feet above the groundwater elevation.

PAVING & GRADING

45.

46.

47.

48.

49.

50.

Provide a construction materials table on the Paving Plan listing the quantity
and material type for each pavement cross-section being proposed.

Site grading shall be limited to 1V:4H (25-percent), excluding landscaping
berms.

The grade of the drive approach shall not exceed 2 percent within the first 25
feet of the intersection. Provide spot grades as necessary to establish this grade.

Provide top of curb/walk and pavement/gutter grades to indicate the height
of curb adjacent to parking stalls or drive areas.

Dimensions of parking stalls abutting a curb or sidewalk are to the face of curb
or walk. All other dimensions are to back of curb unless otherwise indicated.

The retaining wall proposed at the wetland crossing area is located within
proposed water main easement. A License Agreement will be required for the
proposed retaining wall within any utility easements. A plan view and cross-
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section shall be included with the agreement showing the relationship between
the wall foundation and the existing/proposed utility.

51. Retaining wallls that are 48-inches or larger shall need a permit from the Building
Department. Ensure that retaining walls do not conflict with the patio and decks
that are allowed for each building.

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

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

Humna Anjum,
Project Engineer

cc: Lindsay Bell, Community Development
Milad Alesmail, Engineering
Kate Purpura, Engineering
Ben Croy, City Engineer
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PLAN REVIEW CENTER REPORT
July 24, 2025

The Grove
Formal PRO Site Plan - Landscaping

Review Type Job #
Formal PRO Site Plan Landscape Review JZ724-31

Property Characteristics

e Site Location: Southwest corner of Meadowbrook and 12 Mile Road
o Site Acreage: 54.85 ac.

e Site Zoning: OosT

e Proposed Zoning: RM-1 with PRO

e Adjacent Zoning: North: RA, R-4, R-3; East, South, West: OST

e Plan Date: 7/9/2025

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 Preliminary Site Plan submittal. Underlined items must be addressed on the Final Site
Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This
review and the accompanying Landscape Chart are summaries and are not intended to
substitute for any Ordinance.

RECOMMENDATION:

This project is recommended for approval for the proposed rezoning. Some site plan-related
corrections need to be made, but there are no serious unsupported deviations from the
landscape ordinances.

LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR THE PROPOSED LAYOUT:

o Deficiency in required screening berms between the site and Office Service/Tech - supported
by staff for east and south property lines because of topography and the provision of dense
landscaping along both areas.

e Lack of greenbelt berms — supported by staff for 12 Mile Road and for the areas with a heavily
landscaped detention bond, preserved natural areas along Meadowbrook Road and
sufficiently dense landscaping between Meadowbrook and Buildings 1 and 2.

¢ No greenbelt plantings in preserved areas - supported by staff to preserve the natural areas

GENERAL NOTES:

e Please reduce the width of the 10 foot walk down to no more than 8 feet or whatever width
Planning and Engineering request. The 10-foot width does not leave sufficient room for the
street trees and would not be attractive along the interior street.

e Please use a symbol for woodland replacement evergreen trees that is very different from
that used for multifamily unit trees. When they are small they are too hard to distinguish.

e If the clubhouse option is used, please reorient the clubhouse/pool layout to keep it out of
the wetland buffer.

e Please switch the numbering of Sheets L-5 and L-6 to keep the greenbelt planting details
together.
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Ordinance Considerations

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

1.
2.
3.

4.

Tree survey and wetland surveys are provided.

Please see the Merjent letter for a detailed review of the woodlands and wetlands.

A total of 248 trees are shown as being planted, with a deposit to the tree fund being
made to the remaining 2895 credits required.

When species are assigned to the symbols shown, please use species that are similar to
those removed as much as possible.

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

1.

2.

The project is adjacent to OST property on the east and south so a 4.5-6 foot tall
landscaped berm is required for buffering.

The plan proposes dense landscaping as a buffer around the site instead of the required
berm where significant existing landscaping is not preserved and where site grading
makes a berm impractical. This requires a landscape deviation. Itis supported by staff
due to the nature of the adjacent uses, and the landscaping provided.

1.

2.

5.

6.

The required greenbelt widths are proposed for both 12 Mile Road and Meadowbrook
Road.

No berm is proposed along 12 Mile Road. This requires a landscape deviation. Itis
supported due to the existing preserved wetlands that would prevent a consistent berm
from being provided.

Berms are proposed along Meadowbrook except in the areas to be preserved in a
natural condition, and where sitting areas are proposed. This requires a landscape
deviation. Itis supported by staff to preserve the natural areas.

The required greenbelt plantings are proposed for all developed areas with some minor
corrections required. Landscape deviations are required for the areas being preserved
in their natural state. They are supported by staff.

The required street trees are proposed along 12 Mile Road with one minor correction to
be made that is discussed on the landscape chart.

The required street trees are proposed along Meadowbrook Road.

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

1.
2.

There are no parking lots except for the clubhouse option.

Please include the widths of the guest parking bays in the calculation of the interior street
trees and use interior street trees along the perimeter of the bays instead of having a
separate calculation for the bays.

Multi-family Residential Landscaping (Zoning Sec 5.5.3.F.iii)

1.

Multi-family unit trees

a. 232 units are proposed, so 696 trees are required. It appears that all of the required
trees are provided, but please double-check the counts and add more if required.

b. Tree species should be provided on the Preliminary Site Plans if possible, but no later
than Final Site Plans.

c. No more than 25% of the trees used may be subcanopy trees

Interior roadway trees

a. The plan proposes all of the required 248 trees are proposed, plus 24 parking lot
perimeter trees. See the above discussion related to the perimeter trees.

b. When species are assigned, all of them should be deciduous canopy trees.

Foundation landscaping
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The detailed plans indicate that all of the buildings have the required landscaping,
either entirely on the front of the building or a combination of mostly the front plus some
on the sides facing the roads. Thisis acceptable.

Building Foundation Landscaping (Zoning Sec 5.5.3.D)
1. It appears from the calculations and shading shown around the building that the
required foundation landscaping for the clubhouse will be provided.
2. Please provide detailed foundation planting plans on Final Site Plans.

Plant List (LDM 4, 10)
1. Please provide a plant list on the Preliminary Site Plans if possible.
2. At least 50% of the non-woodland replacement species used must be species native to
Michigan.
3. The non-woodland tree diversity should have no more than 10% of the trees planted
composed of a single species, and no more than 15% of them composed of a single

genus.

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
1. Allrequired landscaping appears to be proposed.
2. Please see the notes on the landscape chart for a more detailed discussion of the
detention landscaping.

Irrigation (LDM 10)
1. Ifanirrigation system will be used, a plan for it must be provided with Final Site Plans.
2. [f alternative means of providing water to the plants for their establishment and long-term
survival, information regarding that is also required with Final Site Plans.

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

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - Initial PRO Concept Plan

Review Date: July 24, 2025

Project Name: JZ24-31: The Grove

Plan Date: July 9, 2025

Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

Phone: (248) 735-5621

ltems in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.
Underlined items need to be addressed on the Final Site Plan.

LANDSCAPE DEVIATIONS THAT MAY BE REQUIRED FOR PROPOSED LAYOUT:

Deficiency in required screening berms between the site and Office Service/Tech - supported
by staff for east and south property lines because of topography and the provision of dense
landscaping along both areas.

Lack of greenbelt berms — supported by staff for 12 Mile Road and for the areas with a heavily
landscaped detention bond, preserved natural areas along Meadowbrook Road and
sufficiently dense landscaping between Meadowbrook and Buildings 1 and 2.

No greenbelt plantings in preserved areas - supported by staff to preserve the natural areas

GENERAL NOTES:

Please reduce the width of the 10 foot walk down to no more than 8 feet or whatever width
Planning and Engineering request. The 10-foot width does not leave sufficient room for the
street trees and would not be attractive along the interior street.

Please use a symbol for woodland replacement evergreen trees that is very different from that
used for multifamily unit trees. When they are small they are too hard to distinguish.

If the clubhouse option is used, please reorient the clubhouse/pool layout to keep it out of the
wetland buffer.

Please switch the numbering of Sheets L-5 and L-6 to keep the greenbelt planting details
together.

. Meets
Iltem Required Proposed Code Comments
Landscape Plan Requirements — Basic Information (LDM (2))
e Overall site
e New commercial or (Sheets L-1-1-3
. . and L-7): 17=50 ft
residential
e Greenbelt & Entry
developments .
" - Plans, Amenity
¢ Addition to existing
L Plan (Sheets L-4 -,
building greater than o
. . L-6, L-11): 17 =30
Landscape Plan 25% increase in overall ft
(Zoning Sec 5.5.2, footage or 400 SF . Yes
. . e Detention Ponds
LDM 2.e) whichever is less. )
$ DAy . (Sheets L-8, L-9):
e 17-20° minimum with o
1" =401t
proper North. .
L : ¢ Building
Variations from this .
foundation
scale can be landscaping
approved by LA plans (Sheet L-10):
17=40’
Owner/Developer Name, address and lIvanhoe
Contact Information telephone number of Companies - on Yes
(LDM 2.a.) the owner and Cover Sheet and
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survey sheets

e Trees to remain
are shown on the
landscape plan

e Wetland impacts
and mitigation
areas are shown
on Sheets W-1 -
W-4.

July 24, 2025 J724-31: THE GROVE
. Meets
Iltem Required Proposed Code Comments
developer or on the landscape
association plan title block
Project Information Location map on
J Name and Address Cover Sheet and Yes
(LDM 2.d.)
Sheet L-1
e Boundary: Sheets
Survey information Legal description or SP7-SP7.3 Yes
(LDM 2.c.) boundary line survey e Ex. Topo: Sheet 5,
Sheets 9-9.4
Landscape Architect Name, Address and .
contact information telephone number of Jim Allen — Allen Ves
RLA/PLA/LLA who Design
(LDM 2.b.)
created the plan
Sealed by LA. Requires original Copy of seal and Yes
(LDM 2.g.) sighature sighature
Miss Dig Note
(800) 482-7171 Show on all plan sheets %?;Sgiicape Plan Yes
(LDM.3.a.(8))
EXISTING CONDITIONS
1. See Merjent letter for
detailed reviews of
wetlands and
woodlands
e Tree survey is 2. Aslong as the
provided on information is the
Sheets SP9-9.8. same between the
e Tree survey and tree survey in the
removals are also civil plans and that
provided on shown in the
Sheets L-13 -L-20. landscape plans,
e Woodland there isn’t a need for
replacement the same information
. . ¢ Show location type calculations are e Yes to be included in the
Existing plant material : .
Existing woodlands or and size. provided on L-20. | e Yes set.
¢ Label to be saved or e Wetland o Yes 3. If the civil sheets are
wetlands .
(LDM 2.¢.(2), Sec 12 removed. boundaries are o Yes kept, the removals
TR ' ¢ Plan shall state if none indicated on SP-8 | e Yes and replacement
37)) . . .
exists. and topographic | e Yes calculations must be

clearly shown and
provided with either
the tree chart or the
landscape plans.

4. When species are
attached to the
woodland
replacements,
please remember
that the diversity
requirement is not
required for them,
and it would be
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Iltem Required Proposed I\C/Iggés Comments
desirable to use
similar species as
those removed as
much as possible to
restore the lost
habitat as much as
possible.
Please show tree
Natural Features fencing at trees’ actual
protection CRZ, not the edge of the
tree symbol.
¢ Any/all populations of
Phragmites australis
and/or Japanese e Phragmites
knotweed and related locations are Please either show
species shall be noted shown on L-2 locations of Japanese
. on plans. e Methods for its
Phragmites and « If any is found removal are also | * Yes knotweed on the same
Japanese Knotweed . . ' . e Yes sheet or add a note
Control (Sec 6.B.i) instructions for their on L-2 Lo e TBD stating that no
complete removal ¢ No mention is Knotweed was found
should be added to made of on the site
the plans. Japanese =
¢ If none is found, a note knotweed
stating that shall be
added.
¢ Soils boundaries
and types are
shown on SP-2
As determined by Soils * IsooclzlaBt?c;Ir?sgare also | e Yes
Soil type (LDM.2.r.) ?(r)\lljen){y()f Oakland shown on SP-2 . Ves
¢ Soil Boring charts
are provided on
Sheets, SP-9.9 and
SP-9.10
Site: OST
Proposed: RM-1 with
. PRO
Zoning (LDM 2.f.) North: RA. R-4, B-3, East: Shown on L-1 Yes
OST, South: OST, West:
osT
PROPOSED IMPROVEMENTS
e Site plan shows
. Existing and proposed Ioc_at_|ons of
Existing and - buildings and
buildings, easements, .
proposed parking spaces drives o Yes
improvements vehicular use a;eas and | * All proposed e Yes
(LDM 2.e.(4)) ' improvements are
R.O.W
shown on the
landscape plans.
Existing and e Overhead and ¢ Utilities are shown | e Yes Please add all
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proposed utilities underground utilities, on SP-6.1 and SP- | e Yes proposed light posts to
(LDM 2.e.(4)) including hydrants 6.2 e No the landscape plans on
e Show all proposed ¢ Utilities are the Final Site Plans at
light posts included on the the latest and resolve all
landscape plans tree/post conflicts.
e Light posts are not
provided yet
e Proposed spot
elevations and
berms are shown
on SP-4.0 - SP-4.2
e Berms are shown
on landscape Please add TW/BW
Proposed topography . plans e Yes -
, e Provide proposed - elevations for the
- 2' contour minimum contours at 2’ interval * Retaining wall * Yes unlabeled retaining
(LDM 2.e.(1)) TW/BW elevations | e Yes wall
are given for all of —
the walls except
for the one near
the intersection of
Simi Lane and Elle
Parkway
¢ Show clear vision
zones for all entry
points. ¢ City clear vision
¢ Use RCOC clear vision zones are shown
Clear Zones guidelines for 12 Mile for all entries. Ves

(LDM 2.e.(5))

Road and City clear
vision guidelines for
Meadowbrook.

e Refer to exhibits at end
of this chart.

e No trees or shrubs
are shown within
the zones.

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

¢ All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
e Berm should be located on lot line except in conflict with utilities.
e Berms should be constructed with 6” of topsoil.

Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a)

Berm requirements
(Zoning Sec 5.5.A)

Residential adjacent to

Office Service/Tech

residential requires:

e 4.5-6 foot high
landscaped berm with
5 foot wide crest.

¢ Opacity 80% winter,
90% summer.

¢ No berms are
provided along
the east side
where there is just
a large wetland
mitigation/detenti
on area.

e Dense plantings
are provided east
of Buildings 24-26
and over 140 feet
of existing trees or
densely planted

No

1. The lack of a
screening berm
along the east
property line requires
a landscape
deviation.

2. Since there are no
actual Office
Service/ Tech
buildings east of the
site, and either new
or existing trees will
provide screening
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Iltem Required Proposed I\C/Iggés Comments
detention basins from M-5, it would be
are provided supported by staff.
between the 3. Allandscape
remaining deviation is also
buildings near the required for the south
east property line. property line.
No screening 4. As the proposed
berms are plantings and/or
provided along preserved natural
the south areas appear to
property line. provide sufficient
Buildings 3-5 are screening the
about 50 feet deviation for that
north of the area is also
property line and supported by staff.
the industrial park
to the south.
Dense evergreen
plantings are
provided as
screening for
those buildings.
108’ and more of
undisturbed area
is south of Building
2.
Add tree labels to the
Planting requirements Many trees are plans, no later than the
LDM Novi Street Tree List | shown but are not TBD Final Site Plans but
(LDM l.a.) . o
identified yet preferably on the
Preliminary Site Plans.
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)
ROW Landscape Screening Requirements Chart (Sec 5.5.3.B. ii) (RM-1)
e Adjto parking: 20 ft
¢ Not adj to parking: 34 12 Mile Rd:
Greenbelt width ft 135 feet e Yes
(2)(3) () e 12 Mile Road: 34 ft Meadowbrook Rd: . ves
e Meadowbrook Road: 50 feet
20 feet/34 feet
12 Mile Rd: 0 ft 1. Alandscape
deviation is required
Meadowbrook Rd: for the lack of berms.
2 feet e 3-4 ft when a 2. It would be
berm exists . No supported for the 12
Min. berm crest width | ¢ 12 Mile Road: 4 ft e Berm does not « Yes/No Mile Road frontage

¢ Meadowbrook Road: 4
ft

exist for 550 If
between Elle

Parkway and Simi
Lane where there

are no homes

since wetlands
occupy most of the
frontage.

3. It would also be
supported for the
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Iltem Required Proposed I\C/Iggés Comments
and most of the sections of
frontage is Meadowbrook Road
preserved natural where existing
landscape natural areas are
e There is also no being preserved and
berm south of Simi the detention pond
Lane (approx. near Meadowbrook.
420If). Dense 4. It would also be
landscaping is supported for the
proposed in section between
place of the berm Meadowbrook and
due to grading Buildings 1 and 2 if
issues. the proposed
landscaping
provides sufficient
buffering. It appears
that it does but if,
upon planting, it is
found that the
screening is too
sparse, additional
plants may be
required.
« 12 Mile Road: 3 ft « 12 Mile Rd: O feet | | \r’)\igifsgg"glsej;
Min. berm height (9) e Meadowbrook Road: 3 | ¢« Meadowbrook ; ' -
ft Rd- 3.4 ft e NO increase the minimum
height to 4 feet.
No walls are
3’ wall @) proposed in the NA
greenbelts
1. Alandscape
deviation would be
required for
1tree per 35 If deducting the
preserved areas from
12 Mile Road: the calculation. It
¢ Developed frontage: would be supported
(577-226-60)/35 =8 by staff.
trees 12 Mile Rd: 2. Please check the
Canopy deciduous or ¢ Preserved frontage: 8 trees . Yes tree F:ounts shown as
226If/35 = 8 trees provided on each
large evergreen trees e Yes

Notes (1) (10)

Meadowbrook Road:

e Developed frontage:
(1771-60-60-584)/35 =
30 trees

¢ Preserved frontage:
584/35 = 17 trees

Meadowbrook Rd:
31 trees

sheet — the total
provided is correct
but only 21 were
found on L-4.

3. Please adjust the
positioning of the
canopy tree at the
edge of the walk on
the northern Elle
Parkway sidewalk.

4. Please show the
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. Meets
Iltem Required Proposed Code Comments

proposed green belt
plantings (lightly) on
Sheets -2, -3 and L-
4 so it is clear where
they are versus the
multifamily unit trees
that are shown near
the greenbelt.

1 tree per 25 If

1. See above regarding
the landscape
deviation.

2. Please move the 3

12 Mile Road:
¢ Developed frontage:
(577-226-60)/25= 12

trees 12 Mile Rd: trees in the 12 Mile
Sub-canopy ¢ Preserved frontage: 9 trees + 3in ROW .« NO Road ROW into the
deciduous trees 2261f/25=9 trees e NO greenbelt
Notes (2)(10) Meadowbrook Rd: 3. Please add the
Meadowbrook Road: 41 trees '

missing trees to the
plan. Shortages
would not be
supported.

¢ Developed frontage:
(1771-60-60-584)/25 =
43 trees

¢ Preserved frontage:
584/25 = 23 trees

1. Please remove the
subcanopy trees
from the 12 Mile
Road ROW and add
one canopy tree.

2. The remaining three
canopy trees behind

12 Mile Rd:
. the park can be
8 canopy treesin .
counted as multi-
ROW + 3 . -
subcanopy trees in family unit trees.
Py 3. If the RCOC does not
1 tree per 35 If ROW + 4 canopy
) allow some or all of
trees behind the
. ) the trees along 12
Canopy deciduous 12 Mile Road: park Mile Road they do
Py o (577-260)/35 = 9 trees e NoO
trees in area between ) not need to be
. Meadowbrook Rd: e Yes
sidewalk and curb ) planted, but a copy
Meadowbrook Road: 24 canopy trees + of their decision must
e (1771-240-300)/35 =35 | 29 subcanopy trees .
be provided to the
trees under/near n
. City.
overhead wires = 4. The excess trees can
43.33 trees

be removed from the
plan. If the City of
Novi Engineering
department agrees
that street trees
should not be
planted in the
sections of
Meadowbrook due
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Iltem Required Proposed l\c/lsgés Comments
to a lack of space,
then a waiver for
those trees will be
supported by staff.
Otherwise they
should be planted.
Multi-Family Residential (Sec 5.5.3.F.ii)
e 3 deciduous canopy
trees or large 1. Please verify the unit
evergreen trees per e 696 trees tree count add any
dwelling unit on the ¢ At this point it missing trees.
Building Landscaping first fl'oor. can’t bg . . Ves 2. On the final sitg
(Zoning Sec 5.5.3.E.i.) e # units * 3 = # trees determln.ed if the . TBD plans, the species
T e Up to 25% of 25% maximum must be provided
requirement can be subcanopy tree and the percentage
subcanopy trees limit is met. of subcanopy trees
provided.
232 units * 3 = 696 trees

1. Since the parking is
just bays along one
side of the drive, the
widths of the bays

¢ 1 deciduous canopy can just be added to
tree along interior the interior street
roads for every 35 If landscaping basis
(both sides), excluding and interior street
driveways, interior trees can be used
roads adjacent to along their perimeter
. public rights-of-way 248 trees + 24 instead of
Interior Street . . .
. and parking entry parking lot Yes calculating the
Landscaping : . . .
drives. perimeter trees parking lot perimeter
¢ Trees in boulevard calculation
islands do not count separately and
toward street tree providing parking lot
requirement perimeter trees. This
e (12450-3770)/35 = 248 may decrease the
trees total required.

2. Please put the
clubhouse parking
calculations on
Sheet L-11.

¢ All of the units

have sufficient

landscaping,

either at the

. 35% of building facades building face or Plant labels must be
Foundation . o Yes .
. facing road must be around on the provided no later than

Landscaping e Yes

landscaped

face and some
on the side of the
building facing
the road

e According to the

the Final Site Plans




Formal PRO Concept - Landscape Review

Page 9 of 14

July 24, 2025 J724-31: THE GROVE
Iltem Required Proposed I\C/Iggés Comments
conceptual
clubhouse plan,
sufficient
foundation
landscaping will
be provided
Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5)
General requirements * C!e"’.” S|ght.d|stlance No parking lots are
within parking islands NA
(LDM 1.c) proposed
e NO evergreen trees
Name, type and .
number of ground gzﬁgosposed on planting NA NA
cover (LDM 1.c.(5))
General (Zoning Sec 5.5.3.C)
e A minimum of 200 SF
to qualify
¢ 200sf landscape No parking lots are
Parking lot Islands space per tree proposed, only NA
(a,b.i) planted in island. single-sided parking
e 6” curbs bays
e Islands minimum width
10’ BOC to BOC
Parking stall can be Spaces are 17’ long
. reduced to 17’ with 4” with either a 7’
Curbs and Parking . ) :
. curb adjacent to a wide sidewalk or Yes
stall reduction (c) ; L
sidewalk of minimum 7 open space at the
ft. end
Contiguous space Maximum of 15 No bay is more Yes

limit (i)

contiguous spaces

than 15 spaces.

residential use in any R

district (Zoning Sec 5.5.3.C.

ii)

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-

A = Total square

No parking lots are
proposed, only

Show the interior
parking lot requirement

Trees

e Sub-canopy trees can

footage of vehicular | A =xSFx 7.5% sinale-sided parkin NA and trees for the
use areas X 7.5% 9 P 9 Clubhouse on Sheet L-
bays
11.
B = Total square No parking lots are
footage of additional ronosed. onl
paved vehicular use B=xSFx 1% =B sf gn Fl)e-side:d erkin NA
areas over 50,000 SF bags P 9
x 1% Y
All Categories
C=A+B
Total square footage |[C=A+B NA NA
of landscaped islands
D = C/200
Number of canopy D =C/200 None NA
trees required
Parking Lot Perimeter | e« 1 Canopy tree per 35 If 24 trees Yes As the extra parking is

just provided in single
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be used under bays along the drives,
overhead utility lines. the interior drive tree

¢ Perimeter within 20 calculation should
feet of a building does include those bays and
not need to be the interior drive trees
included in the basis for those stretches

should be located
along the perimeter of
those bays.

Parking land banked | None

Miscellaneous Landscaping Requirements

¢ No plantings with
matured height ¢ For the most part,
greater t_han 12’ within trees are properly Please doublecheck to
10 ft. of fire hydrants, spaced

. . be sure that the
Plantings around Fire manholes, catch e There appears to X X
. . Yes required spacing from
Hydrant (d) basins or other utility be a tree on top ——
utility lines and
structures. of a structure structures is provided

e Trees should not be southeast of .
planted within 5 feet Building 7.
of underground lines.

Areas not dedicated to

parking use or driveways

Landscaped area (Q) exceeding 100 sq. ft. Yes Yes
shall be landscaped
Name, type and . T Please indicate
As proposed on planting | No indication is
number of ground slands ven Yes groundcovers on
cover (LDM 1.c.(5)) 9 landscape plan
A note indicates
that the snow will
be deposited along Please be sure that that
Show leave snow h ; .
deposit areas on plan in the drives except information is included
Snow deposit : when the sidewalk in the master deed and
locations where . . Yes ;
(LDM.2.9.) : , is adjacent to the is passed along to the
landscaping won’t be
damaged road. In that case snow removal
the snow shall be contractors.
deposited
elsewhere.

e A minimum of 2 ft. 1. Please show
separation between ansformers and
box and the plants e No utility boxes other utility boxes

Transformers/Utility P or utility box when their locations

e Ground cover below S ,

boxes 47 is allowed up to landscaping is 8D are determined.
(LDM l.e from 1 ad shown 2. Please add an
through 5) pad. . e Landscaping allowance of 10

¢ No plant materials o .
within 8 ft. from the detail is provided shrubs per box on the
doors ' plant list and label as

such
Detention/Retention ¢ Clusters of large native | e The required 1. Please add the shrub
. . e Yes -
Basin Planting shrubs shall cover 70- shrub and tree . Yes/No and tree species on

requirements (Sec.

75% of the basin rim

symbols are

the Final Site Plans.
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5.5.3.E.iv) area at 10 ft away provided 2. Please add all
from the permanent e A stormwater appropriate seed
water line. seed mix is called mixes to the plans on
e Canopy trees must be out on the pond the Final Site Plans.
located at 1 per 35If of details but no
the pond rim 10 feet seed mix is
away from the provided for the
permanent water level areas around the
e 10” to 14” tall grass ponds.
along sides of basin
¢ Refer to wetland for
basin mix
¢ Include seed mix
details on landscape
plan
Landscape Notes and Details- Utilize City of Novi Standard Notes
Plant List (LDM 4) — Include all cost estimates
Provide plant list on
landscape plans,
. . S preferably on the
Quantities and sizes No plant list is given | TBD Preliminary Site Plans
but no later than Final
Site Plans.
Root type No plant listis given | TBD See above
e At least 50% of plant
species used, not
including seed mixes
or woodland
replacement trees,
must be species native
to Michigan.
¢ The non-woodland
replacement tree
diversity must meet the
standards of the
Landscape Design
. Manual section 4. As o
Botanical and the number of trees No plant list is TBD See above

common names

will be more than 200,
no more than 10% of
the trees planted shall
be of a given species,
and no more than 15%
shall be from a single
genus.

¢ Woodland
replacements do not
need to meet the LDM
diversity requirements,
and should resemble
the percentages of

provided
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trees removed as
much as possible.
Type and amount of No Need for final site plan
lawn
. For all new plantings,
g:gst estimate (LDM mulch and sod as listed | No Need for final site plan
' on the plan
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Refer to LDM for detail
. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Perennial/
Ground Cover ves ves
Tree stakes and guys Wood stakes, fabric Yes Yes
guys.
Cross-Section of Berms (LDM 2.j)
e Label contour lines
Slope, height and e Maximum 33% slope A standar_d berm .
) cross section detail | Yes
width e Constructed of loam . .
Y . is provided
e 6” top layer of topsoil
Type of Ground Lawn is noted Yes
Cover
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or A number of
type of construction stone exterior with retaining walls are
footing masonry or concrete proposed
interior
Walls greater than 3 %2 If walls are taller than 3
ft. should be Y feet, please have
designed and sealed engineer design, sign
by an Engineer and seal.
Notes (LDM 2.i) — Utilize City of Novi Standard Details
Installation date ¢ Provide intended date
. Between March 15
(LDM 2.I. & Zoning e Between Mar 15 - Nov and November 15 Yes
Sec 5.5.5.B) 15
¢ Include statement of
intent to install and
Maintenance & guaraptee all
. materials for 2 years.
Statement of intent - .
. ¢ Include a minimum Notes are provided | Yes
(LDM 2.m & Zoning o
Sec 5.5.6) one cultivation in
h June, July and August
for the 2-year warranty
period.
Plant source Shall be northern nursery | Noted Yes
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(LDM 2.n & LDM grown, No.1 grade.
3.a.(2))
Ezséé:lki):;hszirg_g (eS.nB(;d 2 yr. Guarantee Noted Yes
Approval of City must approve any
substitutions. substitutions in writing Noted Yes
(Zoning Sec 5.5.5.E) prior to installation.
Miscellaneous Landscape Requirements (LDM 3)
General Conditions Elsgﬁ;?éznzﬁsi?ﬂ frtloct)f Note has been Yes
(LDM 3.a) . ' added
property line
1. Please add an
irrigation plan or
information as to
how plants will be
watered sufficiently
for establishment
A fully automatic and long- term
S irrigation system and a survival on the final
Irrigation plan N ,
(LDM 2.5)) method of_dra|_n|ng is No site plans
required with Final Site . The plan should meet
Plan the requirements
listed at the end of
this chart.

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

Other information Required by Planning NA
(LDM 2.u) Commission
e Substitutions to
landscape standards
for preserved canopy
trees outside
Landscape tree woodlands/ wetlands None
credit (LDM11.b.(d)) should be approved
by LA.
e Refer to Landscape
tree Credit Chartin
LDM
Plant Sizes for ROW, * Canopy [’)’eciduous
shall be 3” and sub-
Woodland . . .
canopy deciduous No plant list is Include correct sizes on
replacement and " ) . TBD ,
others shall be 2.5 callp_er. provided plant list.
(LDM 11.b) e Referto LDM sectpn
' 11.b for more details
Z}?)T\;I i'lz_i)cred't NA None taken
Prohibited Plants Do ot tse any. 'g'a”ts No plant list is 8D
(LDM 11.b) provided

Species List
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Recommended trees .

. Overhead lines are
for planting under
- not labeled on the

overhead utilities landscape plans

(LDM 3.e)

Collected or

Transplanted trees None indicated

(LDM 3.1)

Nonliving Durable ¢ Trees shall be mulched

Material: Mulch (LDM to 3” depth and

4) shrubs, groundcovers

to2 .depth Shown on planting
¢ Specify natural color, details

finely shredded

hardwood bark mulch.
e Include in cost

estimate.

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

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

Irrigation System Requirements

Any booster pump installed to connect the project’s irrigation system to an existing irrigation system
must be downstream of the RPZ.

The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

The RPZ must be installed in accordance with the manufacture installation instructions for
winterization that includes drain ports and blowout ports.

The RPZ must be installed a minimum of 12-inches above FINISHED grade.

Attached is a handout that addresses winterization installation requirements to assist with this.

A plumbing permit is required.

The assembly must be tested after installation with results recorded on the City of Novi test report
form.
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1 Main Street SE = Suite 300 = Minneapolis, Minnesota = 55414

p 612.746.3660 = f 612.746.3679 = www.merent.com

August 8, 2025

Lindsay Bell

Planner — Community Development
City of Novi

45175 Ten Mile Road

Novi, M| 48375

Submitted electronically to Ibell@cityofnovi.org

Re: The Grove Formal Planned Rezoning Overlay Submittal Wetland and Woodland Review (Formal PRO;
JZ24-31)

Dear Lindsay,

Merjent, Inc. (Merjent) has conducted a site plan review of the formal planned rezoning overlay (PRO)
submittal for The Grove (site). Two sets of plans were provided:
e One plan prepared by Zeimet Wozniak and Associates dated July 9, 2025. This plan contains the
primary design/engineering information for the Formal PRO submittal.
e One plan prepared by Allen Design dated July 9, 2025 This plan contains the landscape and
woodland replacement information for the Formal PRO submittal.

Merjent reviewed the plans for conformance with the City of Novi's (City) current Woodland Protection
Ordinance, Chapter 37, and Wetlands and Watercourse Protection Ordinance, Chapter 12 Article V. The
site is located southeast of the intersection of Meadowbrook Road and Twelve Mile Road in Section 13 of
the City. Development is proposed within and is identified by approximately 12 different parcel numbers in
the City of Novi records. The site contains City-regulated woodlands and City-regulated wetlands (Figure
1 and Figure 2).

Woodlands

Woodland Recommendation: Merjent recommends approval of The Grove Formal PRO Submittal. A
list of comments is provided below to meet the requirements of the Woodland Protection Ordinance. The
following Woodland Regulations apply to this site:

Woodland Regulation Required
Woodland Permit (Chapter 37, Section 37-26) Yes

Tree Replacement (Chapter 37, Section 37-8) Yes

Tree Protection (Fence; Chapter 37, Section 37-9) Yes
Woodland Conservation Easement (Chapter 37-30[€]) Yes, if feasible

Woodland Review Comments

1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are
present onsite (Figure 1). A site visit was performed on August 23, 2024 to verify and review the extent
of woodlands on-site. Due to the extent of invasive species on-site, such as European buckthorn
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(Rhamnus cathartica), it is Merjent’s opinion that the extent of the Woodlands listed in the map viewer
is accurate. Select photos from the site visit were included in the initial concept plan submittal.

When a proposed site plan is located within a regulated woodland, any tree proposed for removal with
a diameter at breast height (DBH) greater than or equal to eight inches will require tree replacement
and a Woodland Use Permit per Section 37-8. This also applies to any tree that will be preserved, but
where impacts to critical root zones are proposed.

Regardless of the presence of regulated woodlands onsite, a Woodland Use Permit is required to
perform construction on any site containing the removal of trees larger than 36 inches in diameter at
breast height (DBH).

The plans have proposed the cumulative removal of 2,019 regulated trees (does not include dead or
dying [very poor] trees). A Woodland Use Permit is required to perform construction on any site
containing regulated woodlands. The permit for this site would require Planning Commission approval
because there are more than three trees proposed to be impacted/removed by construction.

Woodland Replacement. Based on review of the plans, the following woodland replacements are
currently listed:

Tree Size (DBH, Ratio Total Replacements
nelies) Number of Trees Replacement/Removed R
Tree

8-11 1,126 1 1,126

12-20 715 2 1,430

21-29 59 3 177

30+ 14 4 56

Multi-stem 105 Sum of Stem DBH/8 389

(rounded up)

Total 2,019 - 3,178

Less Credits (for trees saved outside of current woodland areas) -35

Total Replacements Required 3,143

e Requested edit for future submittals: on Sheet SP-9.4, a “10” (10-inch) Pine” is displayed south
of Wetland I/K that may not be counted for in the tree list and may not be listed in the landscape
plan. This pine should be clarified in future submittals to be given a unique identifier, classified
down to species and condition, and given a similar symbol to other trees on-site.
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6. For tree replacement credits that will be planted on-site, a financial guarantee of $400/tree replacement
credit is required to ensure the planting of the on-site woodland replacement credits. The financial
guarantee will be released after trees have been planted and approved by the City of Novi. The
applicant must request a tree planting inspection. For The Grove PRO, the applicant has proposed
planting 248 replacement trees on-site. A Woodland Replacement Financial Guarantee of $99,200
(248 trees x $400/tree) is required as part of the Woodland Use Permit fees to ensure a successful
planting of on-site Woodland Replacement Tree Credits.

The Applicant shall guarantee trees for two growing seasons after installation and the City’'s
acceptance, per the City’s Performance Guarantees Ordinance. A two-year maintenance bond in the
amount of 25% ($24,800) of the value of the trees, but in no case less than $1,000, shall be required
to ensure the continued health of the trees following acceptance (Chapter 26.5, Section 26.5-37).

Note that the Applicant is responsible for requesting an inspection of the installed on-site Woodland
Replacement Trees.

While not necessary for the formal PRO approval, a list of trees proposed for replacement will need to
be provided in the preliminary site plan. Approximate locations are provided in the associated landscape
plans. Section 37-8 of the City of Novi Woodlands Protection Ordinance and the City of Novi Landscape
Design Manual provide guidelines for replacement trees.

e Requested edit/clarification: Sheet L-1 states that 248 trees will be provided on-site and a
summary of subsequent sheets states that Sheet L-1 provides 56 trees, Sheet L-2 provides 110
trees, and Sheet L-3 provides 82 trees. Upon further review, Sheet L-2 provides 141 trees and
Sheet L-3 provides 112 trees. In further submittals, this discrepancy may be fixed by providing the
species, locations, and total number of each species for replacement.

7. The Applicant will be required to pay into the City of Novi Tree Fund $1,158,000 for the remaining
2,895 woodland replacements not planted on site (2,895 woodland replacement credits x $400/credit).
This fee is non-refundable.
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10.

11.

12.

a. Merjent understands that a small amount of tree replacements are required for the creation of
a potential wetland mitigation site. It should be noted that any trees planted specifically to meet
the requirements of the wetland mitigation performance standards (see wetland comments)
cannot be double counted to meet the requirements of woodland replacement credits and vice-
versa. Therefore, any trees planted for potential wetland mitigation sites will only be counted
toward either wetland mitigation performance standards or woodland replacement credits.
Additional/supplemental plantings in these areas that exceed wetland mitigation performance
standards can then be counted toward woodland replacement credits.

Critical root zone. Accurate critical root zones must be depicted on the site plan for all regulated trees
within 50 feet of the proposed grading or construction activities. Tree symbols are present on the plan
but are relatively small. Additionally, it is unclear whether the tree symbol on the plan represents the
trunk, dripline, or critical root zone of the tree. The tree symbol should be clarified in the legend or
elsewhere on the plan. Critical root zones should be identified using a separate symbol on the site
plans. These impacts may have already been accounted for in the removal table provided, but the
symbol should be clarified prior to the final site plan approval.

Regulated woodland disturbance includes impacts to the critical root zone of regulated trees, including
but not limited to encroachment by grading, landscaping, and construction. If impacts to the critical root
zone of regulated woodland trees are proposed — woodland replacements are required. Revised
woodland replacement calculations or plan revisions may be necessary to address any unclear
encroachments into the critical root zone.

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

Woodland Replacement Inspection — The Applicant is responsible for walking the entire site to
confirm that all woodland replacement trees/shrubs have been planted on site according to the
approved site plan stamping set. If any material is missing, dead or dying, replacements should be
made prior to requesting the inspection. The applicant should also provide an as-built landscape plan
if the trees planted do not match the species and/or location shown on the approved site plan stamping
set. Once this occurs the Applicant should contact the Bond Coordinator to schedule the inspection
(Angie Sosnowski at asosnowski@cityofnovi.org; 248-347-0441) and complete the inspection request
form. If additional inspections are needed, then additional inspection fees will be required to be paid by
the applicant.

Woodland Guarantee Inspection — Prior to requesting the 2-year woodland guarantee inspection, the
Applicant is responsible for walking the entire site to confirm that all plant material has survived and is
healthy. If any material is missing, dead or dying, replacements should be made prior to requesting the
inspection. Once this occurs the Applicant should contact the Bond Coordinator to schedule the 2-year
guarantee inspection (Angie Sosnowski at asosnowski@cityofnovi.org / 248-347-0441) and complete
the inspection request form. If additional inspections are needed, then additional inspection fees will be
required to be paid by the applicant. Based upon a successful inspection for the 2-year warranty the
Landscape/Woodland/Street trees financial guarantee will be returned to the Applicant.

If the woodland replacements, street trees, or landscaping guarantee period is scheduled to end during
the period when inspections are not conducted (November 15th — April 15th) the Applicant is
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responsible for contacting the Bond Coordinator and Woodland/Landscape Inspector in the late
summer/early fall prior to the 2-year expiration to schedule an inspection.

13. The Applicant may be required to provide preservation/conservation easements as directed by the City
of Novi Community Development Department for any areas of woodland replacement trees. The
applicant shall demonstrate that 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. Any associated easement boundaries shall be indicated on the
Plan.

a. An existing conservation easement is present southeast of the site associated with
Meadowbrook Investments LLC. A map of conservation easements is provided as Attachment
A.

14. 1t should be noted that based off the wetland impacts information (see below) — wetland impacts are
proposed to all wetlands within the area identified as “Parcel A.” If the applicant intends to impact Parcel
A as a part of this submittal, a tree survey should be conducted and provided in addition to woodland
impacts similar to the information presented in the comments above.

Wetlands

Wetland Recommendation: Merjent recommends approval of the The Grove Formal PRO submittal
based on the comments provided below. However, if the project moves toward a formal application, several
comments should be addressed to meet the requirements of the City’'s Wetlands and Watercourse
Protection Ordinance.

Upon review of published resources, the Site appears to contain or immediately borders:

City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both
wetland and property limits depicted on the City’s map are considered approximations (Figure 2).

Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy
(EGLE).

Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (map
provided in Wetland Boundary Review). NWI and MIRIS wetlands are identified by the associated
governmental bodies' interpretation of topographic data and aerial photographs.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website (map
provided in Wetland Boundary Review).

Permits and Regulatory Status

Due to the comments below, the following wetland-related items will be required for this project:

Item Required/Not Required
Wetland Permit (specify Non-minor or Minor) Required, Non-minor
Wetland Mitigation Required
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Item

Required/Not Required

Environmental Enhancement Plan

Required, Mitigation Plan

Wetland Buffer Authorization Required
EGLE Wetland Permit Likely Required*
Wetland Conservation Easement Required

*Final determination is at the discretion of EGLE

Wetland Review Comments

1. Impacts have been proposed to 17 wetlands on-site, totaling approximately 1.44 acres loss of wetland.

The impacts are summarized below.

Table 1. Wetland Summary and Impact Table

Wetland | Wetland FEMUEIEDS | IO Buffer
Acres Buffer Buffer
Wetland e Impact Impact Impact
Classification On- Impact Impact

ID . Area Volume Volume
site (acre) (cu. yd.) Area Area (cu. ft.)

S (acre) (acre) T

Not Not Not
C Emergent 0.10 0.100 525 Provided Provided Provided

E Emergent 0.44 0.361 400 0.368 0.000 Nc_)t
Provided

F Emergent/Forested | 0.29 0.000 0 0.137 0.000 N(.)t
Provided

G Forested 0.07 0.060 190 0.230 0.000 N(.)t
Provided

H Forested 1.12 0.000 0 0.115 0.030 N(.)t
Provided

Emergent/Scrub- Not
I/K shrub/Forested 4.79 0.016 161 0.234 0.402 Provided

Scrub- Not
J shrub/Forested 0.04 0.034 638 0.140 0.000 Provided

L Scrub-shrub 0.29 0.000 0 0.002 0.052 th
Provided

M Emergent/Forested | 0.21 0.060 267 0.107 0.000 th
Provided

N Emergent/Scrub- 0.06 | 0.000 0 0.022 0.000 Not
shrub Provided

o) Emergent/Scrub- 0.39 | 0.000 0 0.000 0.000 Not
shrub Provided

P Scrub-shrub 0.03 0.030 130 0.130 0.000 th
Provided

Not
Q Forested 0.23 0.230 805 0.390 0.000 Provided

R Emergent/Scrub- 0.04 | 0.040 152 0.140 0.000 Not
shrub Provided

S Forested 0.05 0.050 379 0.160 0.000 N(.)t
Provided

T Emergent/Scrub- 0.97 | 0.000 0 0.040 0.289 Not
shrub Provided

U Forested 0.12 0.070 45 0.100 0.000 N(.)t
Provided

Vv Forested 0.14 0.140 775 0.200 0.000 N(.)t
Provided
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Wetland | Wetland FEIENENL | TECRolrELy Buffer
Acres Buffer Buffer
Wetland e Impact Impact Impact
Classification On- Impact Impact
ID site Area Volume Area Area Volume
(acre) | (cu.yd.) (acre) (acre) (cu. ft.)
X Scrub-shrub 0.07 0.022 31 0.070 0.000 N(.)t
Provided
Y Emergent 0.21 0.210 777 0.280 0.000 N(.)t
Provided
Z Scrub-shrub 0.02 0.020 47 0.120 0.000 N(.)t
Provided
Total - 9.64 1.44 4,752 1.875 0.484 --

*Classification per Sheet SP-8.1

e Requested edit/clarification: Wetland C is shown to have grading and a portion of the proposed
Simi Lane to be within the setback/buffer.

o0 Similar to woodlands above, Wetlands M, U, V, Y, and Z are proposed to be impacted
on the listed “Parcel A.” However, no development plans are shown in the provided site
plan. Additionally, the portion of Wetland U within Parcel A is shown to be impacted but is
shown to be undisturbed on The Grove Parcels. Inversely, Wetland X is shown to be
disturbed on the Grove Parcels, but is undisturbed on Parcel A. In future submittals, if the
applicant is not proposing to develop Parcel A, reducing these proposed impacts may
reduce the amount of required mitigation for the project.

In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Article 24
of the Zoning Ordinance, Schedule of Regulations, states: "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". The established wetland and watercourse buffer/setback
limit is 25 horizontal feet, regardless of grade change.
a. Appropriate setbacks have been incorporated into the site plans. Prior to the site plan review
process, the applicant should provide the buffer impact area for all wetlands on-site (see Table
1). Additionally, buffer impact volumes should be provided for all impacts.

The City of Novi requires the boundary lines of any watercourses or wetlands on the Site to be clearly
flagged or staked and such flagging/staking shall remain in place throughout the conduct of permit
activity. During Merjent’s site visit on May 31, 2024 it was noted that the flagging from the delineation
was still present. Select photos were provided in the Initial Concept Plan Review. The site does not
need to be re-flagged during the site plan review process, but prior to granting a Wetland Use Permit
and construction the wetlands should be verified as being accurately staked or flagged.

The cost to perform any wetland protection and restoration shall be listed on the site plan, per Chapter
26.5, Section 26.5-7 (b) of the City of Novi Code of Ordinances. A Wetland Financial Performance
Guarantee in the amount of 120% of the cost to perform any wetland protection, restoration, and
development will be collected prior to the granting of a Wetland Use Permit.

When a project permanently impacts 0.25 acre or more of essential wetland, the City of Novi requires
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands.
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Current wetland classifications in Table 1 above reflect the classifications noted on Sheet SP-8.1. The
total proposed impact to City-regulated wetlands is approximately 1.44 acres.

6. According to the City Ordinance Section 12-176 (Mitigation), "Mitigation shall be provided onsite where
practical and beneficial to the wetland resources. If onsite mitigation is not practical and beneficial,
mitigation in the immediate vicinity, within the same watershed, may be considered. Mitigation at other
locations within the city will only be considered when the above options are impractical.”

a. The applicant is required to provide 2.46 acres of mitigation on-site and has proposed 2.47
acres.

b. City-regulated mitigations will follow the City of Novi Mitigation Performance Standards
(Attachment B), which are similar to EGLE’s typical Mitigation Performance Standards.

c. During the preliminary site plan review process, the applicant will need to provide a conceptual
mitigation plan. The conceptual mitigation plan should contain the following information:

e The location of the proposed wetland mitigation site in relation to the proposed The
Grove site. A location map for the mitigation site should be provided with the nearest
crossroads and/or identifiable landmarks.

e The total acreage and ecological type of the wetland that will be created and/or
expanded.

e A brief description of existing conditions at the proposed mitigation site. Existing
conditions include but are not limited to, general topography, soils, vegetation, and
any existing hydrology.

e A brief description of the method with which the mitigated wetland will be created
and/or expanded. A detailed engineering design is not required, but the source of
water for the mitigated wetland should be identified.

d. For final site plan approval, the applicant will need to provide all required criteria stated in
Section 12-176 in the final site plan or appended to the final site plan review submission.

7. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining
wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as
directed by the City of Novi Community Development Department for any areas of proposed wetland
mitigation areas (if necessary). Additionally, EGLE may request conservation easements around
remaining wetlands on-site if a permit is required from EGLE. This requirement would be unrelated to
the requirements of the City of Novi Wetland Use Permit. This language shall be submitted to the City
Attorney for review. The executed easement must be returned to the City Attorney within 60 days of
the issuance of the City of Novi Wetland Use Permit.

a. An existing conservation easement is present southeast of the site associated with
Meadowbrook Investments LLC. A map of conservation easements is provided as Attachment
A.

Should you have any questions or concerns with this review, please contact me via email at
jason.demoss@merjent.com or via phone at (619) 944-3835.
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Sincerely,

Merjent, Inc.

Joerv Dimoty

Jason DeMoss, PWS
Environmental Consultant

Enclosures:

Figure 1 — City of Novi Woodlands Map

Figure 2 — City of Novi Wetlands Map

Attachment A — Site Photographs

Attachment B — Conservation Easement Map

Attachment C — Wetland Mitigation Performance Standards

CC:

Stacey Choi, City of Novi, schoi@cityofnovi.org

Rick Meader, City of Novi, rmeader@cityofnovi.org
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org
Matt Pudlo, Merjent, matt.pudlo@merjent.com
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Figure 1. City of Novi Regulated Woodlands Map
Approximate Site boundary is shown in red.
(Approximate) Regulated Woodland areas are shown in green.
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Figure 2. City of Novi Regulated Wetlands Map
Approximate Site boundary is shown in red.
(Approximate) Regulated Wetland areas are shown in turquoise.
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Attachment A
Conservation Easement Map
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City of Novi Conservation Easements
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Attachment B
Wetland Mitigation Performance Standards
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City of Novi Mitigation Performance Standards

August 2024

a. Construction has been completed in accordance with the City of Novi's approved plans and
specifications included in the permit and mitigation plan (and associated approved site plan).

b. The mitigation wetland is characterized by the presence of water at a frequency and duration sufficient
to support a predominance of wetland vegetation and the wetland types specified at the end of the
monitoring period. The monitoring period will follow the U.S. Army Corps of Engineers definition of the
growing season as stated in the 1987 Wetland Delineation Manual:

i. “The portion of the year when soil temperatures at 19.7 inches (50 cm) below the soil surface are
higher than biological zero (5°C [41°F]). For ease of determination, this period can be
approximated by the number of frost-free days.”

ii. “Estimating starting and ending dates for the growing season are based on 28°F (-2.2°C) air
temperature thresholds at a frequency of five years in 10.”

c. Alayer of high-quality topsoil, from the A horizon of an organic or loamy surface texture sall, is placed
(or exists) over the entire wetland mitigation area at a minimum thickness of six inches.

d. The mitigation wetland shall be free of oil, grease, debris, and all other contaminants.

e. A minimum of six wildlife habitat structures, consisting of at least three types, have been placed per
acre of mitigation wetland. At least 50 percent of each structure shall extend above the normal water
level. The types of acceptable wildlife habitat structures are:

i. Tree stumps laid horizontally within the wetland area. Acceptable stumps shall be a minimum of
six feet long (log and root ball combined) and 12 inches in diameter.

ii. Logs laid horizontally within the wetland area. Acceptable logs shall be a minimum of 10 feet long
and six inches in diameter.

iii. Whole trees laid horizontally within the wetland area. Acceptable whole trees shall have all of their
fine structure left intact (i.e., not trimmed down to major branches for installation), be a minimum
of 20 feet long (tree and root ball), and a minimum of 12 inches in diameter.

iv. Snags which include whole trees left standing that are dead or dying, or live trees that will be
flooded and die, or whole trees installed upright into the wetland. A variety of tree species should
be used for the creation of snag habitat. Acceptable snags shall be a minimum of 20 feet tall
(above the ground surface) and a minimum of 12 inches in diameter at breast height. Snags should
be grouped together to provide mutual functional support as nesting, feeding, and perching sites.

v. Sand mounds at least 18 inches in depth and placed so that they are surrounded by a minimum
of 30 feet of water measuring at least 18 inches in depth. The sand mound shall have at least a
200 square foot area that is 18 inches above the projected high-water level and oriented to receive
maximum sunlight.

f.  The mean percent cover of native wetland species in the herbaceous layer at the end of the monitoring
period is not less than:

i. 60 percent for emergent wetland.

ii. 80 percent for scrub-shrub wetland.
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iii. 80 percent for forested wetland.

Extensive areas of open water and submergent vegetation areas having no emergent and/or rooted
floating vegetation shall not exceed 20 percent of the mitigation wetland area. Extensive areas of bare
soil shall not exceed five percent of the mitigation wetland area. For the purposes of these
performance standards, extensive refers to areas greater than 0.01 acre (436 square feet) in size.

The total percent cover of wetland species in each plot shall be averaged for plots taken in the same
wetland type to obtain a mean percent cover value for each wetland type. For the purposes of this
standard, total percent cover is the percent cover of the ground surface covered by vegetation, bare
soil, and open water, when viewed from above. Total percent cover cannot exceed 100 percent. Plots
within identified extensive open water and submergent areas, bare soil areas, and areas without a
predominance of wetland vegetation shall not be included in this average. Wetland species refers to
species listed as facultative and wetter (FAC, FACW, OBL) on the U.S. Army Corps of Engineer's 2020
Regional Plant List (version 3.5) for the Midwest Region.

The mitigation wetland supports a predominance of wetland (hydrophytic) vegetation (as defined in
the 2010 U.S. Army Corps of Engineers “Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Midwest Region [Version 2.0]") in each vegetative layer, represented by a
minimum number of native wetland species, at the end of the monitoring period. The minimum number
of native wetland species per wetland type shall not be less than:

i. 15 species within the emergent wetland.
ii. 15 species within the scrub-shrub wetland.
iii. 15 species within the forested wetland.

The total number of native wetland plant species shall be determined by a sum of all species identified
in sample plots of the same wetland type.

At the end of the monitoring period, the mitigation wetland supports a minimum of:

i. 300 individual surviving, established, and free-to-grow trees per acre in the forested wetland that
are classified as native wetland species and consisting of at least three different species.

ii. 300 individual surviving, established, and free-to-grow shrubs per acre in the scrub-shrub wetland
that are classified as native wetland species and consisting of at least four different species.

iii. Optional: Eight native wetland species of grasses, sedges, or rushes per acre in the wet meadow
wetland.

Physiognomic classification of trees and shrubs shall be in accordance with the most updated resource
from the following list:

i. The Michigan Floristic Quality Assessment
ii. Michigan Flora (also referred to as the University of Michigan Herbarium)
iii. The U.S. Army Corps of Engineer's Regional Plant List for the Midwest Region.

The mean percent cover of invasive species including, but not limited to, Phragmites australis
(Common Reed), Lythrum salicaria (Purple Loosestrife), and Phalaris arundinacea (Reed Canary
Grass) shall in combination be limited to no more than 10 percent within each wetland type. Invasive
species shall not dominate the vegetation in any extensive area of the mitigation wetland. A more
exhaustive list of invasive species that are known to be in Michigan can be found on the State of
Michigan’s Invasive Species plant list (https://www.michigan.gov/invasives/id-report/plants)
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If the mean percent cover of invasive species is more than 10 percent within any wetland type or if
there are extensive areas of the mitigation wetland in which an invasive species is one of the dominant
plant species, the permittee shall submit an evaluation of the problem to the City of Novi and/or the. If
the permittee determines that it is infeasible to reduce the cover of invasive species to meet the above
performance standard, the permittee must submit an assessment of the problem, a control plan, and
the projected percent cover that can be achieved for review by the City of Novi. Based on this
information, the City of Novi may approve an alternative invasive species standard. Any alternative
invasive species standard must be approved in writing by the City of Novi.

If the mitigation wetland does not satisfactorily meet these standards by the end of the monitoring
period, or is not satisfactorily progressing during the monitoring period, the permittee will be required
to take corrective

Consultant review of Monitoring Reports will be split into the following sections:

1. Vegetation

Invasive Species

Hydrology

Wildlife Observations

Topsoil

Pollutants

Signhage

Wetland Recommendations (as applicable)
a. Financial Guarantee Release

N~ ®WN
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A=COM
39575 Lewis Dr, Ste. 400

Novi

MI, 48377
USA
aecom.com

Project name:
JZ24-31 — The Grove Formal PRO Traffic

Review
To: From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 October 2, 2025
CC:

Lindsay Bell, Dan Commer, Humna Anjum, Diana
Shanahan, Milad Alesmail, Stacey Choi, Kate
Purpura

Memo

Subject: JZ24-31 — The Grove Formal PRO Traffic Review

The formal PRO site plan was reviewed to the level of detail provided, and AECOM recommends approval as long as the
comments provided below and the Traffic Impact study are adequately addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Ivanhoe Companies, is proposing a residential development consisting of 232 units.

2. The development is located on the southeast corner of Twelve Mile Road and Meadowbrook Road. Twelve Mile Road
is under the jurisdiction of the Road Commission for Oakland County and Meadowbrook Road is under the jurisdiction
of the City of Novi.

3. The site is zoned OST (Office Service Technology) and the applicant is requesting a PRO for RM-2 (High-Density
Multiple-Family).

4. The following traffic related deviations have been requested by the applicant:

a. Parking on a major drive.
5. The following traffic related waivers may be required if revisions are not made to the plans:
a. Parking along street with centerline radius less than 230'.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11" Edition, as follows.

ITE Code: 220 — Multifamily Housing (Low-Rise)
Development-specific Quantity: 232 Units
Zoning Change: OST to RM-2 PRO

. . . . Estimated Peak-  City of Novi Above
Uil ol S e ESlmELEe) Tips Direction Trips Threshold  Threshold?
AM Peak-Hour Trips 95 72 100 No
PM Peak-Hour Trips 120 76 100 Yes
Daily (One-Directional) Trips 1564 N/A 750 Yes

2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak
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Memo

hour, or if the project meets other specified criteria.

Trip Impact Study Recommendation

Type of Study: Justification

Proposed rezoning from OST to RM-2, and estimated trips are above the City’s
threshold.

Traffic Impact Statement
(TIS)
And
Rezoning Traffic Impact
Statement (RTIS)

The applicant submitted a revised Trip Generation Comparison Study dated
July 1, 2025. Trip Generation Comparison is concluding lower total trips
compared to Existing OST land use and the October 2024 Site plan, but higher
than the threshold set for the Traffic Impact Study (TIS). The applicant is to
update and submit the Traffic Impact Study for approval that was
previously submitted and denied approval in 2024.

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed \ Compliance

1 Driveway Radii | O Figure 1X.3 35’ Met

2 Driveway Width | O Figure 1X.3 28 and 23’ at Met
boulevard
entrances

3 Driveway Taper | O Figure [X.11

3a Taper length = 100’ and 75’ Met

3b Tangent 50’ Met

4 Emergency Access | O 11- 3 access points | Met

194.a.19

AECOM
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Memo

EXTERNAL SITE ACCESS AND OPERATIONS

No.

5 Driveway sight distance | O
Figure VIII-E

6 Driveway spacing

6a Same-side | O 11.216.d.1.d

6b Opposite side | O 11.216.d.1.e

7 External coordination (Road
agency)

8 External Sidewalk | Master Plan
& EDM

9 Sidewalk Ramps | EDM 7.4 & R-
28-K

10 | Any Other Comments:

Item

INTERNAL SITE OPERATIONS

No.

Item | Proposed

Proposed |
1065.11" along
12 Mile Rd;
665.95",

649.13',
1421.94’,

516.97' along
Meadowbrook
Rd

N/A

235.35' 12 Mile
Rd, 199.51" and
493.08’
Meadowbrook
Rd

RCOC

Proposed 10’
along Twelve
Mile Rd and
tying into
existing on
Meadowbrook
Rd

Indicated

Compliance
Met

Met

Met

Met

Partially Met

REINERSS

Include current R-28
detail in future
submittal.

Label island length at each entrance/exit to ensure it meets the

requirements shown in Figure IX.3.

11 | Loading zone | ZO 5.4
12 | Trash receptacle | ZO 5.4.4

13 | Emergency Vehicle Access

14 | Maneuvering Lane | ZO
5.3.2

15 | Endislands | Z0 5.3.12

15a Adjacent to a travel way
15b Internal to parking bays

16 | Parking spaces | ZO 5.2.12

AECOM

N/A =

Trash collection | Met
will be at each
driveway

Provided Met

N/A -

N/A -
N/A -
Perpendicular
spaces, garage
and driveway
parking

Compliance

Remarks

See Planning review
letter. The applicant is
seeking a waiver for
parking along a major
drive.
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INTERNAL SITE OPERATIONS

No. Item
17 | Adjacent parking spaces |
Z0 5.5.3.C.iL.i
18 | Parking space length | ZO
5.3.2
19 | Parking space Width | ZO
5.3.2
20 | Parking space front curb
height | ZO 5.3.2
21  Accessible parking —
number | ADA
22 | Accessible parking — size |
ADA
23  Number of Van-accessible
space | ADA
24 | Bicycle parking
24a Requirement | ZO 5.16.1
24b Location | ZO 5.16.1
24c = Clear path from Street | ZO
5.16.1
24d | Height of rack | ZO 5.16.5.B
24e Other (Covered / Layout) |
£05.16.1
25 | Sidewalk — min 5’ wide |
Master Plan
26  Sidewalk ramps | EDM 7.4
& R-28-K
27 | Sidewalk — distance back of
curb | EDM 7.4
28  Cul-De-Sac | O Figure VIII-
E
29 | EyeBrow | O Figure VIII-G
AECOM

| Proposed

<15 spaces in
all parking bays
17

gl

4" in front of 17’
spaces, 6”
everywhere else
1 proposed at
pickleball courts
Not
dimensioned

1 indicated, 1
required

47 required,
provided in units
and 4 provided
at pickleball
courts

Indicated

7
3!

Indicated

5’ minimum
Indicated

0’ and not
dimensioned, 5’

standard in
residential areas

N/A

N/A

Compliance
Met

Met
Met

Met

Met

Inconclusive

Partially Met

Met

Met
Not Met

Met
Met
Met

Partially Met

Inconclusive

REINESS

Dimension accessible
space and aisle in
future submittal.
Dimension accessible
space and aisle in
future submittal.

6’ clear path required,
note 2’ overhang is not
part of clear path.

Include current R-28
detail in future
submittal.

Dimension in future
submittal. The
applicant could
consider providing an
offset where parking is
not present to increase
pedestrian safety.
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INTERNAL SITE OPERATIONS

No. Item \ Proposed Compliance Remarks
30 | Minor/Major Drives | ZO 28’ wide, over Partially Met Per Section 5.10.1.B.iv
5.10 minimum 100’ — “Adjacent parking
radius proposed and on-street parking

shall be limited near
curves with less than
230’ centerline radius”.
The applicant could
review the areas where
parking is in a curve
with a centerline radius
of less than 230’, and
either move to a
different location or
review to ensure a safe
and adequate sight
distance is provided.
An administrative
waiver may be
required.

31 | Any Other Comments:

SIGNING AND STRIPING

No. Item Proposed Compliance

32 | Signing: Sizes | MMUTCD Indicated Met

33 | Signing table: quantities and sizes Indicated Met Review the quantity of
speed limit signs
proposed, they are not
needed at several
locations.

34  Signs 12" x 18” or smaller in size shall  Indicated Met

be mounted on a galvanized 2 Ib. U-
channel post | MMUTCD
35 | Signs greater than 12" x 18” shall be Indicated Met
mounted on a galvanized 3 Ib. or
greater U-channel post | MMUTCD

36  Sign bottom height of 7’ from final Indicated Met
grade | MMUTCD
37 | Signing shall be placed 2’ from the Indicated Met

face of the curb or edge of the nearest
sidewalk to the near edge of the sign |

MMUTCD

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

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

40  Parking space striping notes Indicated Met

41 | The international symbol for Provided Met
accessibility pavement markings | ADA

42  Crosswalk pavement marking detail None N/A

proposed

AECOM
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Memo

SIGNING AND STRIPING

No. Item Proposed Compliance Remarks

43 | Any Other Comments: Provide maintaining traffic information for Meadowbrook
Road and Twelve Mile Road entrance work in future
submittal.

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

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

Sincerely,
AECOM
Paula K. Johnson, PE Saumil Shah, PE
Senior Transportation Engineer Project Manager
AECOM
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— AECOM
A:COM 39575 Lewis Drive
Suite 400
Novi, Ml 48377
T 248.204.5900
www.aecom.com

Project name:
JZ24-31 — The Grove PRO TIS Traffic

Review
To:
From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 September 9, 2025
CC:
Lindsay Bell, Heather Zeigler, Diana Shanahan, Dan
Commer

Memo

Subject: JZ24-31 — The Grove PRO Updated TIS Traffic Review (10/11/2024)

The Traffic Impact Study was reviewed to the level of detail provided, and AECOM recommends approval of the Traffic
Impact Study. The previous review letter is attached as Appendix A.

GENERAL COMMENTS

The memo will provide an update on comments raised during the previous review, as the applicant submitted an updated study.

COMMENTS AND REVISIONS

. We do not agree with the consultant’s proposal of restriping the northbound through as shared through and
right. The analysis that the consultant carried out to evaluate this mitigation at the Meadowbrook Road and 12
Mile Road Intersection considered a very low volume of traffic on the northbound through (5 cars in AM peak
hour and 10 cars in PM peak hour, Figure 3). It seems these volumes are influenced by the construction
(GLWA 54-Inch Water Main Loop) that has been ongoing for a very long period (Feb 2022 to Aug 2024) on
Meadowbrook Road between 12 Mile Road and 13 Mile Road. Consult should perform a sensitivity analysis
with the volumes growing to the future year by applying a growth rate to a set of volumes when there was no
construction, and then confirm/explore mitigations.

Updated traffic study 10/11/24: The revised report adjusted the volume for non-construction time. The proposal of
restriping has been removed from the updated report. No further comment.

. Sight Distance: The applicant needs to show the sight distance triangle and details on the plan set for further
review and confirmation.

Updated traffic study 10/11/24: The updated report includes sight distance analysis and confirms that “ The results
of the sight distance analysis indicate that a driver waiting to egress the proposed site driveway onto 12-Mile Road
will not experience any visual obstruction, provided the sight distance triangle area shown in the attached site plan
is free of vegetation and a clear line of sight is provided.” No further comment.

Please note that we do not agree with the TIS preparer's response to the City’s consultant to identify any closure or
condition on the ground for the count. TIS preparer(s) to ensure that in every project, counts represent a typical
weekday operation (that includes no inclement weather, no school holidays, no detours, no construction, no major
crash, etc.).
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Memo

Right-tun lane: There is currently an existing center two-way left-turn lane (TWLTL) on Meadowbrook Road,
adjacent to the project site, and 12-Mile Road is median-divided, with left-turns accommodated via median U-
turns (crossovers) at intersections. Therefore, only the right-turn treatment criteria were evaluated at the
proposed site driveways. The traffic study concluded that, due to traffic volumes along 12 Mile Road, the
driveway qualifies for a right-turn lane according to the RCOC warrant graph. However, the applicant needs to
coordinate with RCOC for geometrical standards and approval for the right-turn taper. And applicant needs to
show the right-turn lane details with dimensions and adherence to the applicable standards on the plan set for
further review and confirmation.

Updated traffic study 10/11/24: The applicant noted the comments for coordination with RCOC. The applicant is to
provide RCOC coordination and approval for taper and access during the site plan reviews.

The study indicated the site trip distribution for westbound 12 Mile Road to be 33% AM (63 trips) and 28% PM
(66 trips). RCOC has some concerns related to the ability of vehicles to weave across the 3 lanes of 12 Mile
Rd to enter/exit the site. The applicant should conduct a weave analysis from the nearest cross-overs. This is
particularly concerning for the WB to EB 12 Mile Road movement, as the M-5/I-696 ramp traffic utilizes this
same crossover.

Updated traffic study 10/11/24: The updated report includes a weave analysis and concludes that “The results of the
weaving analysis indicate that there is adequate distance between the proposed Site Drive #1 and the existing
crossover locations to accommodate the projected traffic volumes.” No further comment.

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

Sincerely,

AECOM

AECOM

Saumil Shah
Project Manager
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Appendix A: Previous Review Letter

— AECOM
A:COM 39575 Lewis Drive

Suite 400

Novi, MI 48377
T 248.204.5900
WWW.aecom.com

Project name:
JZ24-31 — The Grove PRO TIS Traffic

Review
To:
From:
B‘_':lrbara M(?Beth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 September 6, 2024
CC:

Lindsay Bell, Heather Zeigler, Diana Shanahan, Dan

Commer

Memo

Subject: JZ24-31 — The Grove PRO TIS Traffic Review

This Traffic Impact Study was reviewed by AECOM to the level of detail provided below and AECOM recommends denial of
the Traffic Impact Study; the applicant should review the comments provided below and provide a revised study to the City

of Novi.

GENERAL COMMENTS

pwbdpE

This memo will provide comments on a section-by-section basis following the format of the submitted report.

The project is located on the southeast quadrant of the 12 Mile Road and Meadowbrook Road intersection.

The development consists of 182 single family attached housing and 256 multi-family housing.

The development is a Planned Rezoning Overlay (PRO) plan, and the project site is currently zoned OST (Office
Service Technology) and is proposed to be rezoned RM-2 (High-Density Multiple-Family).

BACKGROUND DATA

1.

Applicant elaborated on uses permitted under the existing OST zoning and calculated trip generation based on the
General Office Building land use category within the ITE Trip Generation Manua 11" Edition. The study concluded
that the number of trips under existing OST zoning is estimated to be higher compared to the proposed rezoning to
RM-2
The following roadways were included in the study:
a. 12 Mile Road: 45 mph, four (4) lanes divided, east/west
b. Meadowbrook Road: 35/40 mph, two (2) lanes, north/south
c. The following intersections were included in the study:
. 12 Mile Road at Meadowbrook Road
. 12 Mile Road eastbound to westbound crossover east of Meadowbrook Road
. 12 Mile Road westbound to eastbound crossover west of Meadowbrook Road
. 12 Mile Road westbound to eastbound crossover west of Summit Drive
. 12 Mile Road westbound to eastbound crossover east of Meadowbrook Road
Applicant collected turning movements that occurred between the 7:00 AM to 9:00 AM and 4:00 PM to 6:00 PM
peak periods at the study intersections on Tuesday, June 11, 2024.
Novi Schools were not in session when the data collection was performed; therefore, the data was reviewed to
determine if adjustments to the AM peak hour traffic volumes are necessary to consider the impact of school traffic
volumes. The result of the evaluation indicates that the data collection performed was greater than the historical
traffic volume data when the school was in session. Therefore, the performed data collection was utilized in the
analysis and no adjustments were applied to AM peak hour traffic counts.
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Memo Draft

EXISTING CONDITIONS

1. The overall levels of service (LOS) at the study area intersections is LOS D or better with no movements
experiencing a delay of LOS E or F (Table 2).

BACKGROUND (NO BUILD) CONDITIONS 2024

1. A0.5% annual growth rate was used to project the existing 2024 traffic volumes to the site buildout year of
2030.

2. Overall operations at the intersections are not expected to change significantly compared to existing conditions
except the LOS C in existing conditions is expected to be LOS D in future background conditions (Table 3) at the
following intersection:

a. 12 Mile Road at Meadowbrook Road

b. Westbound 12 Mile Road through Meadowbrook Road in the PM peak hour

c.  Westbound u-turn for 12 Mile Road at the eastbound to westbound crossover east of Meadowbrook Road
in the PM peak hour

SITE TRIP GENERATION

1. Atotal of 3,052 daily trips are anticipated based on the ITE Trip Generation Manual 11" Edition (Table 4).
2. Anetincrease of 191 trips during the morning peak hour and 236 trips during the evening peak hour are considered
for a traffic impact study on the surrounding road network (Table 4).

SITE TRAFFIC ASSIGNMENT

1. Adjacent street peak hour volumes were used to calculate site trip distribution.
a. The largest portion of the traffic is assumed to be coming from/going to 12 Mile Road with approximately
74% in morning peak hours and 60% in evening peak hours (Table 6).

FUTURE CONDITIONS

1. Overall operations at the intersections are not expected to change significantly compared to background conditions,
except at the following locations:
a. LOS Cinbackground conditions are expected to be LOS D in future build conditions:
i. Westbound 12 Mile Road u-turn at the westbound to eastbound crossover west of Meadowbrook
Road in the PM peak hour
i. Eastbound Meadowbrook Road at EIm Creek Drive/Site Driveway in the PM peak hour
b. LOS D in background conditions are expected to be LOS E in future build conditions:
i.  Northbound Meadowbrook Road right-turn at 12 Mile Road in the PM peak hour
2. Eastbound 12 Mile Road at Site Drive #1 has a LOS E (44 seconds), however, the queue analysis indicated a small
queue of only two (2) to three (3) vehicles.
3. The following major movements are estimated to experience or continue to experience a relatively higher delay in
the future:
a. Westbound 12 Mile Road through at Meadowbrook Road would have a LOS D in the AM peak hour (20
seconds existing versus 46 seconds in the future).
b. Southbound M-5 Off-ramp southbound left-turn and right-turn at 12 Mile Road would have a LOS D in the
AM (36 seconds in Existing and build conditions) and PM (42 seconds in existing and build conditions)
peak hours.
c. Eastbound 12 Mile Road u-turn at the eastbound to westbound crossover east of Meadowbrook Road
would have a LOS D in the PM peak hour (22 seconds existing versus 29 seconds in the future).

AECOM
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Draft

CONCLUSIONS

1.

AECOM

The study concluded with a recommendation that would improve the failing levels of service and traffic conditions as
shown below. However, it is not clear if the applicant has coordinated such improvement with the Road Commission
for Oakland County (RCOC).
. 12 Miler Road and Meadowbrook Road intersection: Re-stripe the northbound approach (currently
provides a through lane and a right-turn lane) to provide dual right-turn lanes; with a shared
through/right lane and an exclusive right-turn lane.

AECOM does not agree with the consultant’s proposal of restriping the northbound through as a shared
through and right-turn lane. The analysis that the consultant carried out to evaluate this mitigation at
Meadowbrook Road at 12 Mile Road Intersection is considered a very low volume of traffic on northbound
through (5 cars in AM peak hour and 10 cars in PM peak hour, Figure 3). It seems these volumes were
influenced by the detour and closing of northbound through traffic due to construction (GLWA 54-Inch
Water Main Loop) that has been ongoing for a very long period (February 2022 to August 2024) on
Meadowbrook Road between 12 Mile Road and 13 Mile Road as per the image below. The consultant should
perform a sensitivity analysis with the volumes growing to the future year by applying a growth rate to a set
of volumes when there was no construction (pre-pandemic) and then confirm/explore the mitigation
measures.
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Access: Sight Distance, Right-turn Lane and Left-turn
Lane

Accesses will also be reviewed under the site plan review and please refer comments provided in the site plan review letter.
Please provide detailed drawings showing sight distances and right-turn and left-turn lanes for the proposed site driveways
as part of the site plan review. The comments here are based on the level of detail provided as part of the Traffic Impact
Study:

e Sight Distance: The applicant needs to show the sight distance triangle and details on the plan set for further
review and confirmation.

e Right-tun lane: There is currently an existing center two-way left-turn lane (TWLTL) on Meadowbrook Road adjacent
to the project site. 12 Mile Road is median divided with left-turn movements accommodated via median U-turns
(crossovers) intersections. Therefore, only the right-turn treatment criteria were evaluated at the proposed site
driveways. The traffic study concluded that due to high traffic volumes along 12 Mile Road (Table 8), this site
driveway qualifies for a right-turn lane according to the RCOC warrant graph. However, the applicant needs to
coordinate with RCOC for geometrical standards and approval for the right-turn taper. The applicant will
need to show the right-turn taper details with dimensions and adherence to the applicable standards on the
plan set for further review and confirmation.

RCOC Comments:

The study indicated the site trip distribution for westbound 12 Mile Road to be 33% AM (63 trips) and 28% PM (66
trips). RCOC has some concerns related to the ability of vehicles to weave across the 3 lanes of 12 Mile Rd to
enter/exit the site. The applicant should conduct a weave analysis from the nearest cross-overs. This is particularly
concerning for the WB to EB 12 Mile Road movement as the M-5/1-696 ramp traffic utilizes this same cross-over.

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

Sincerely,
AECOM
- < n - /’7 5 ¥
Dl C.[Bmkowsta
Saumil Shah Sarah Binkowski, PE, PTOE
Project Manager Michigan Traffic Engineering Manager
AECOM
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September 10, 2025

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

Attn: Ms. Barb McBeth — City Planner

Re: FACADE ORDINANCE
The Grove PRO, JZ24-31, Formal PRO, Revised
Facade Region: 1
Zoning District - Current: OST, Proposed: PRO RM-2,

Dear Ms. McBeth:

The following is the Facade Review for the above referenced project based on the drawings
prepared by The Residential Design Group, dated 8/22/25. The applicant has revised The
Woods and Clubhouse Options 1 & 2 in response to our prior review. This project is subject
to the Facade Ordinance Section 5.15, and the Planned Rezoning Overlay Ordinance (PRO)
Section 7.13. The percentages of materials proposed for each facade are as shown in the
tables below. Materials in non-compliance are highlighted in bold.

The Vistas Front | Left Right | Rear OrdlrEaMn?r:airlr\]iljerglmum
Brick or Stone 31% | 37% | 37% | 38% (30%ll\(3lci)rc:/iomum)
Composite Siding, Horizontal 15% | 12% | 12% | 12% 50%
Composite Siding, Shake 13% | 5% 5% 0% 50%

Trim 10% | 5% 5% 5% 15%
Asphalt Shingles 31% | 41% | 41% | 45% 50% (Note 14)
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The Meadows

Front

Left

Right

Rear

Ordinance Maximum

(Minimum)
. 100%
0, 0, 0 0,
Brick or Stone 32% | 37% | 37% | 38% (30% Minimum)
Composite Siding, Horizontal 7% 12% | 12% | 12% 50%
Composite Siding, Shake 19% | 5% 5% 0% 50%
Trim 8% 5% 5% 5% 15%
Asphalt Shingles 34% | 41% | 41% | 45% 50% (Note 14)
. Ordinance Maximum
The Woods Front | Left | Right | Rear (Minimum)
100%
30% | 37% | 37% | 36% .
Brick or Stone (30% Minimum)
Composite Siding, Vertical 20% | 12% | 12% 0% 50%
Composite Siding, Horizontal 0% 25% | 25% | 11% 15%
Trim 7% 6% 6% 5% 15%
Standing Seam Roof 3% 0% 0% 0% 2504
Asphalt Shingles 40% | 32% | 32% | 48% | 50% (Footnote 14)
The Pointe Front | Left Right | Rear Ordlnan?e_ Maximum
(Minimum)
. 100%
0, 0, 0 0,
Brick or Stone 35% | 37% | 37% | 31% (30% Minimum)
Composite Siding, Horizontal 12% | 36% | 36% | 6% 50%
Trim 9% 5% 5% 3% 15%
Standing Seam Roof 1% 0% 0% 0%
Asphalt Shingles 43% | 22% | 22% | 60% 50% (Note 14)

All Above Residential Units - As shown above all models are now in full compliance with

the Facade Ordinance.

Page 2 of 4




Ordinance Maximum

Clubhouse, Option 1 (4,025 SF) Front Left | Right | Rear (Minimum)
100%
22% .
Brick or Stone ’ (30% Minimum)
P . 2404 0
Co_mposne Siding, Vertical 0 Not Provided 50%
Trim 10% 15%
Standing Seam Roof 1% 25%
Asphalt Shingles 42% 50% (Footnote 14)
; . Ordinance Maximum
Clubhouse, Option 2 (1,830 SF) Front Left | Right | Rear (Minimum)
100%
32% e
Brick or Stone ’ (30% Minimum)
P . 21% o
Co_mposne Siding, Vertical 0 Not Provided 50%
Trim 9% 15%
Standing Seam Roof 6% 25%
Asphalt Shingles 32% 50% (Footnote 14)
Clubhouse, Option 3 (1,350 SF) Front | Left Right | Rear Ordlnan(_:e_ Maximum
(Minimum)
. 100%
0,
Brick or Stone 36% (30% Minimum)
Composite Siding, Vertical 15% . 50%
- Not Provided
Trim 11% 15%
Standing Seam Roof 0%
Asphalt Shingles 38% 50% (Note 14)
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Clubhouse, Option 4 (620 SF) Front | Left Right | Rear Ordlnan(_:e_ Maximum
(Minimum)
. 100%
[0)

Brick or Stone 60% (30% Minimum)
Composite Siding, Vertical 0% . 50%

- Not Provided
Trim 5% 15%
Standing Seam Roof 0%
Asphalt Shingles 35% 50% (Note 14)

Clubhouse - As shown above all options are now in full compliance with the Facade
Ordinance.

Rezoning Overlay Ordinance (PRO) Section 7.13 Section 7.13.2.D.ii.a of the PRO
Ordinance requires that the application shall result in an enhancement of the project as
compared to the existing zoning and such enhancement would be unlikely in the absence
of the use of a PRO.” The design of all buildings now meet or exceed the minimum
requirements of the Facade Ordinance. Moreover, the designs show a high level of
character And attention to detail. We believe the designs for all buildings now meets the
requirements of the PRO Ordinance.

Sincerely,

DRN & Associates, Architects PC

Douglas R. Necci, AIA
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July 22, 2025

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Dan Commer - Plan Review Center
Diana Shanahan - Plan Review Center
Stacey Choi - Planning Assistant

CITY COUNCIL

RE: The Grove
Mayor
Justin Fischer

PRZ24-003
Mayor Pro Tem 3724-31

Laura Marie Casey

Dave Staudt Project Description:
Brian Smith New Multi residential building complex
Ericka Thomas
Comments:
Matt Heintz 1. All previous items in letter from developer dated 7/26/2024
Priya Gurumurthy are to be addressed. Previous approval was granted by FM
Copeland in review dated Aug 28, 2024.
_ 2. Building numbers will need to be corrected/adjusted for
oty Manager final plan set. Numbers need to follow a better sequence
while driving through complex for emergency access.
ooctor of Public Safety 3. Fire truck turning radii will need to be re-calculated for a
Erick W. Zinser truck length of 48" and adjusted for 50° outside swing radii.
Fire Chief Plan set page #SP3.7 indicated a measurement of only 38’
John B. Martin truck length. Have this page re-submitted for final review.
Assistant Chief of Police 4. Plans show a vehicle crossing over wetland area. If thisis a

Scott R. Baetens

Assistant Fire Chief
Todd Seog

vehicular bridge - then this will need to be engineered for
Fire lane & Fire Truck access. Bridge will need to support 35
ton weight specifications. Indicate this on final plans.

Recommendation:

Approved with the following conditions, that all items noted above are
addressed before final stamping set.

Sincerely,

Novi Public Safety Administration
45125 Ten Mile Road

Novi, Michigan 48375
248.348.7100

948.347.0590 fax Andrew Copeland - Fire Marshal

City of Novi Fire Department
cityofnovi.org

CC: file
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Regular Meeting of the Council of the City of Novi
Monday, November 17, 2025, Page 7

Mayor Fischer said, as the Chair of the Finance Committee, everything City Manager
Cardenas said was a good summary of the findings of the staff, Plante Moran, our
representatives and the people on the Finance Committee. The experience Christman
brings is second to none. He thanked both firms, called them both “fantastic” and said
that it was a hard decision—especially after interviewing them, but they had chosen to
go with Christman.

CM 25-11-143 Moved by Casey, seconded by Martinez: MOTION CARRIED 7-0

Approval of a contract with Christman Construction to serve as the
City’s construction manager for the 2025 Public Safety Bond Facilities
project, in the amount not to exceed $4,821,079. Final form of the
agreement is subject to review and final approval by the City
Attorney and City Manager.

Member Martinez said he was impressed that Christman had the support of other local
businesses such as the Novi Community School District. He believed having a single,
coordinated construction manager working on the projects across the city can help the
Novi residents get “the most bang for their buck” even on the projects that we don’t
oversee. He appreciated the information that was provided and for the Finance
Committee making the information digestible to someone “drinking out of a fire hose” at
their first Council meeting.

Member Gurumurthy said she'd like to see the overall plan for things like public safety
agenda items. She'd like to see the milestones to see if we are on track with finding the
construction, etc. She said she would like to see the milestones laid out so we can see
how things are progressing moving forward.

City Manager Cardenas said the Finance Administration Committee has tasked Plante
Moran and RealPoint with this and they are devising it right now with input from the Mayor
Pro Tem and Member Staudt. It will be coming forth to Council soon.

Roll call vote on CM 25-11-143 Yeas: Staudt, Fischer, Casey, Gurumurthy,
Heintz, Martinez, Smith
Nays: None

5. Consideration of tentative approval of The Grove PRO to rezone from Office Service
Technology to Low Density Multiple Family with a Planned Rezoning Overlay. The
applicant is proposing to develop a 232-unit multiple-family townhome development.

City Manager Cardenas said this was Council’s second time having input in this proposed
development. Last December was the first time. This is a different incarnation of Council,
but they heard Council's comments at that fime. Based on those comments, the
developer reduced the number of units from 438 to the new, currently proposed number
of 232. All the units are now for sale townhome units with over 50% having to option to
have a primary bedroom on the ground level to accommodate aging in place. This



Regular Meeting of the Council of the City of Novi
Monday, November 17, 2025, Page 8

comes to Council with a positive recommendation in place from the Planning
Commission. The developer was there to answer any questions.

Mayor Fischer turned Council’'s attention to the developer.

Gary Shapiro, Ivanhoe Company, said he enjoys working with Novi which he has been
doing for over 25 years. He said he's quite proud of this project. He said they knew about
it 25 years ago, but it started three and a half years ago when the City worked out a new
Master Plan. He said Trinity, who they were acquiring the land from, had planned to build
a hospital there, but when they realized that this was an environmentally sensitive piece,
they got Ivanhoe involved. The end result of the plan is that 47% of the property is
conservation easements and open. He said they listened to what Council had said, they
went back to the Planning Commission, reduced the amount of units, reduced the zoning
so there's minimal variances, and, he said, they enhanced the public benefits to a great
degree. He said it's a well-thought-out plan for The Grove and the remaining property.
He said they had the opportunity to plan for the future, to disclose to the home owner
what's coming. He said on the corner, GMX zoning could be anything. It could be a
trophy property to encourage someone to come on. He said Council asked them to
enhance their public benefits and they did so by developing a park on the northeast
corner of the property to which they are allowing public access. There will be a mile trail
for the public to go. Currently, it is only a quarter mile from the Beacon Hill Park at 12 Mile
and Meadowbrook. With this new plan, cyclists and walkers will have a longer path. He
said they agreed to put the infrastructure over the Trinity property to enhance both the
park and the bus stop. He said there are a multitude of enhancements.

Mr. Shapiro infroduced Brad Strader, a municipal planner, with whom he has worked on
over 25 projects. He said Mr. Strader works with very few developers and Mr. Shapiro is
proud to have him as part of the tfeam. Mr. Shapiro turned to Mr. Strader to walk through
the changes for those that weren't at the last meeting. He said he'd be available to
answer any questions after Mr. Strader’'s comments.

Mr. Strader said he represents Cincar Consulting and he thanked Council for listening to
them. He said since their last visit to Council on December 16, 2024, they have been
working really hard to incorporate a lot of things Council, the Planning Commission, staff
and consultants had recommended. This is why it has taken almost a year to come back
to Council. They had a unanimous recommendation from the Planning Commission, and
they wanted to highlight that those changes have been incorporated into their new
plan. He said City Manager Cardenas and Mr. Shapiro covered a lot of that, but he
wanted to point out a few things. Mr. Strader said for the for sale units, they got rid of the
carports and replaced them with garages. They made a lot of changes to the wetland
mitigation that will happen on site. He commented that this is pretty rare in his experience
working in communities and working with Gary Shapiro. There were a lot of questions
from the Planning Commission and Council about the corner parcel. They are working
with Trinity and mitigating some of their wetland impacts as well. He said he believes it
has been very well coordinated. He referenced Senior Planner Lindsay Bell's report and
said they reduced the deviations to ones that staff and the Planning Commission
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supported. He said they now meet the architectural standards. He said Council was
generally positive, but there was a big list of things they wanted them to change, and he
believed they made all of those changes.

Mr. Strader said Mr. Shapiro looks broadly at what's going on when he's working on a
project and pays attention to planning. He looked at the commercial that's in the area
within walking, biking or e-biking distance. This project will add population to the market
area which will support the master plan and the businesses that are in the area. He said
they also looked at the different types of residential going on in the area. When they
investigated the market further, they realized it was more for owner-occupied housing
instead of rental, just as the Planning Commission and Council had said. They came to
the same conclusion and that’s one of the reasons they made a lot of changes. Mr.
Strader rhetorically asked why OST was not appropriate. This was zoned and planned
OST for many years, but the wetland regulations, both at the city and state levels, have
changed. He guessed that Trinity probably didn’t know how much wetland is on the site.
He said that if you look at trying to force an OST-type use on this very challenging parcel
with all the environmental features, it really wouldn't work for OST. They concluded that
they needed to look at mixed use or residential. They had market consultants who said
really, this is a place for attached residential because of the fingering and the layering
of the wetlands that are out there. They also worked with the Master Plan Committee.
He referenced a map from the Master Plan and it calls The Grove parcel one of the
transformation sites within the city, which means it's an area where there has been
change. For years it was planned for OST without really investigating all the environmental
features. Trinity didn’'t really investigate it, but the Master Plan calls for this as a
transformative piece and it called for mixed use residential with offices, OST, but also
different kinds of residential. We think we very well fit within the City's Master Plan.

Mr. Strader said there were questions that Council and the Planning Commission had
about the corner parcel. They've worked with Trinity to keep out 7.6 acres for a future
OST use. He presented a list of the different types of uses that are appropriate for the
corner because it's more developable than the rest of the site. The Planning Commission
had some concerns that people could move into the residential part of this project and
not be aware of what's going to happen at the Trinity parcel. He said they've clearly
identified that these types of uses can happen in the future on the corner parcel. It will
be added to the condominium documents so that when someone comes into the
development and buys a condo, it will be very clear that that variety of uses will be
allowed on the corner parcel. He said he thinks a key feature is the Public/Private Open
Space & Pathways Plan. They've got about one third of the site that will be open space
or about two and a half times the amount of open space that's required by city
ordinance. That was partly because of the characteristics of the site. There is a variety of
pedestrian pathways consistent with the Novi and multimodal plan. They've got
sidewalks and different types of frails. They've got a wider, eight-foot pathway
connecting Meadowbrook and 12 Mile. Along the MDOT wetland area is a pathway that
will now be public, and people can go out and enjoy the views of the wetland that is
hidden from the M-5 connector. They're extending the sidewalk along the Trinity parcel,
even though it's off-site, they'll be extending that to make their development much more
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accessible to the Beacon Hill tfrailhead that they worked on years ago on the north side
of 12 Mile. This will make a connection between their new open space and the trailhead
at Beacon Hill Park.

Mr. Strader spoke about the “Park/Recreation Area” and said that this is just a sampling
of some of the amenities that will be offered in the open space areas. There are pocket
parks and potentially a pickleball court. City staff putin there that if it's a pickleball court,
they will need to do a noise analysis. They work a lot with communities, and they know
this can be an issue. In this case, the pickleball would be planned as part of the
development so people will be very aware of it when they move in. They'll have
playscapes, picnic areas, bike racks and so forth. They'll be adding a bike rack at the
new public bus stop as well. He spoke about the four distinct villages and explained this
was just a couple of renderings. One of the things the Planning Commission and Council
were concerned with was the views from Meadowbrook. They have this big, open space
in the middle with lots of landscaping and most of the development will be hidden from
Meadowbrook. He spoke about the MDOT wetland abutting the development and said
there will be a trail along there that will let people, public and residents enjoy the views
of the tfrail. He said there are four different villages and each one will be unique in terms
of its architecture and style. One thing that was very important to the Planning
Commission and Council was having these first-floor units appeal to seniors. They had to
work with the architects to revise the interior drawings so we could accommodate that.
There's some variation in the types of units and about 80% of the units abut open space.

Mr. Strader said they’'ve worked on the PRO benefits, including the 12 Mile open space
park Beacon Hill Park improvements which is an offsite improvement. It's important to
them, too, because they were the owners of Beacon Hill. They want to get the
commercial along 12 Mile activated. They think adding additional benefits or amenities
to the Beacon Hill Trailhead Park would be important. He said regarding the bus stops,
they have worked with SMART to move the bus stop that is on 12 Mile Road to be by their
site enfrance. They believe they will get more riders from this development. This will also
give people more access to use SMART to go to employment centers or shopping. This
will be an advantage to residents on the north side of 12 Mile as well as residents of this
development. It will also benefit Trinity Health in the future. He said they are going to
have a conservation easement for the wetlands, which will be part of the development
agreement or the PRO agreement. He added that they have benefits such as the
diversity of housing types, flexible floor plans, and the four different villages.

Mr. Strader said fraffic is always a big issue in Novi. By going from OST to this type of
development and lowering our density by almost 50%, they are about 80% less traffic than
the typical OST users. That's about a 40% drop from the plan they presented 11 months
ago. He ended by stating they sfill believe that OST is not appropriate for this site. The
Planning Commission also agreed with that. They believe their design is consistent with
the environmental features of this area and consistent with the development going on in
the area. They would be adding population to the residential or commercial market. HE
said they've worked hard with Council and the Planning Commission, staff and
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consultants to nestle this development into this challenging site. He thanked Senior
Planner Lindsay Bell and all the staff for their tireless effort.

Mayor Pro Tem Casey said she had a question that was not specific to the development.
She said they talk a lot about wanting to see new units that are “senior friendly,” with first-
floor living where the owner suite is on the first floor. They say that a lot, the Planning
Commission says that a lot. It's in our Master Plan now and is a focus of what we'd like to
see coming in. She asked if there were any benefits to a developer to building units or
houses where all of the bedrooms are on the second floor versus having the owner suite
on the first floor and then the exira bedrooms up on the second floor. She asked if there
is any cost differential or any economic benefit to doing that or, in the end, are the costs
equal regardless of where the developer puts the owner suite. Mr. Shapiro answered that
the difficulty in offering first-floor master suites is that they take up too much floor space
so you get much less density. The frustration developers all have is attainability, and
townhouses provide more cost attainability. A townhouse can be skinnier because
you've got the living areas and the kitchen going up. He gets asked this question in a lot
of communities where people ask why they don't build nice, wide ranches with the
kitchen looking out and the bedrooms down the hall. The problem is the density gets cut
in half and with the price of land, development costs are not going down. There are
costs to build roads and infrastructure. There are costs of going through the various
environmental commissions and dealing with the details. All these things bring the cost
up. It's very difficult to do it. In this case, we've made it attainable. We've said that up
to half of these units could be first-floor masters. A lot of people are going to choose to
have their bedrooms upstairs because it'll be the price. Design-wise, the skinnier the unit,
the smaller the floor template and the impervious surfaces, the more cost-effective it is.

Mayor Pro Tem Casey said that answered her question perfectly. She had assumed as
much, but she thanked him for giving her the official, appropriate answer. She then
wanted to ask more development-specific questions. She told him she is very pleased
with how the development has changed since the first time they saw him. She
appreciates the reduction in density as well as the focus on trying to protect the natural
features. She said that obviously, they will have to take down some trees, and they will
have an impact of some measure on the wetlands, but she appreciates the changes to
the design to minimize the amount of trees that will need to be taken down and the
impact on the wetlands. She also appreciates that they simplified the number of
variances and aligned them with staff’s approval because that matters to her. When
staff says they are supportive of a deviation, she will generally support them. Mayor Pro
Tem Casey said that when you look at the number of units that have been laid out that
are going to be with the first-floor owner suite, she is so appreciative that Ivanhoe heard
them and made the change. She said she assumed it was about 100 units. She asked
to see the renderings up on the screen. She said the way they're all laid out, they look
like ranch units on the end and the two-story units in the middle. She asked if perspective
buyers could choose the owner-suite floor plan for the middle units. Mr. Shapiro said they
will offer the units. For the units that are 30" wide, people can pick a first-floor master suite
or aranch. They may not buy any of these ranches. They may buy just the first floor. If
you look at more of the detail on the plan, the 24’ wide envelopes fit the townhouses
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and the 30’ pick the master suite. It's designed for flexibility. That's one really nice thing
about this community. We can offer it to the public. They may all want townhouses. We
have made the provision and committed to building not more than 232 units which
provides the ability for them to choose. We'll start off with one village and go from there.
The width of the envelope dictates the opportunity to get a first-floor master.

Mayor Pro Tem Casey thanked him and said they had an Older Adult Needs Committee
that was active a couple of years ago. One of the greatest pieces of feedback that they
heard was from people who live in Noviin a big family home and would like to move into
something smaller and, in many instances, have everything on one floor. There wasn't
that kind of inventory in Novi. They were staying in their big homes because they weren't
ready to go into assisted living or into a senior living facility. Her hypothesis is that this new
development will meet a pretty significant need for residents in Novi who want to move
intfo units that are smaller, but still high quality. She said she believes that with this design
and plan, they are starting to fill a need. Mayor Pro Tem Casey asked what they might
be listing these units for. Mr. Shapiro said they don’t know yet, but guessed that they will
be priced in the high $500,000-$600,000 and maybe more, depending on the opftions.
Mayor Pro Tem Casey said having a ballpark number was helpful, understanding that
they are in the early stages. She said the benefits they listed are absolutely true public
benefits. She really hopes that as a community, they put in some public artin the Beacon
Hill project. She mentioned that last time. Regarding the shared pathway that runs from
12 Mile through the development, she didn’t think it is a tfrue public benefit. She didn't
know how many people would take that path to cut through the neighborhood versus
going around it. She thinks they would need to put a lot of signage up to let people know
about it. She believes everything else they offer should be considered a public benefit.
She asked Planner Bell about the screening between the development on the north, the
Trinity property, and the south. Will it all be accomplished on this property or will the Trinity
property need to add screening? Does anything down to the south need screening as
well2 Planner Bell said she believes that Trinity will need to provide some screening. They
are preserving some trees and planting additional buffer trees. She asked Mr. Shapiro if
they know about the grading there. Mr. Shapiro said the project is designed to save the
trees. The elevation is approximately the same. They earmark or tag all the trees they
can save. They are putting in three rows of elaborate trees. They want it so they'll be
buffered well between the properties. There is a large amount of natural vegetation that
runs about halfway up and all the way around. Three quarters of the site is buffered by
natural vegetation and then they'll plant hundreds of trees. Planner Bell said that the
setbacks on the Trinity piece would potentially allow a lot more of the existing vegetation
to remain. It would depend on how that site is designed, but there is potential for that.
There are a couple rows of planting on the south side. If additional development came
in to the Meadowbrook Corporate Park, there may need to be additional screening, but
it is substantial on that side.

Mayor Pro Tem Casey said municipalities, in general, will need to take a firmer look at
pickleball courts and the noise that is created when people play pickleball. Within the
PRO, if the ordinance is kept as is, and there are no changes in the ordinances regarding
pickleball, and the development gets built, what happens if the ordinance gets
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changed. Does the development get grandfathered in2 She says she knows she’s asking
a hypothetical question, but it is a conversation that comes up with residents who are
concerned about pickleball courts. Birmingham was a prime example of a community
that had a lot of challenges with pickleball, specifically the noise. City Attorney Schultz
said it depends on what ordinance you design and adopt whether you provide for some
nonconformity, grandfathering in or whatever. Now is a better time to plan for that. |If
there's something we can do now design-wise to mitigate that, we'd be better off talking
about that now. We may be able to put something into the agreement that talks about
them cooperating with the City to meet ordinance requirements as best they can. Mayor
Pro Tem Casey thanked City Attorney Schultz, said that she ceded that thought and said
she appreciated his time.

Member Smith said he appreciated reading the proposal that said what Ivanhoe is
building and why they want to build it. He said that was helpful for him. He appreciated
how Ivanhoe identified and disclosed what might happen on the Trinity parcel to any of
your future owners. He said that will prevent headaches for everyone involved later. He
agreed with all of the questions his colleague asked. He really appreciated the
preservation aspect of this project, of cutting down the number of units and improving or
saving more greenspace, more wetlands and mitigating the wetlands on site. He said
we can tell the water where to go, but it doesn't necessarily want to go there, so it's good
to do it close by. Member Smith said there is some flexibility when you build these buildings
with different floor plans that the buyers can buy. He appreciated what Ivanhoe talked
about with environmental aspects like having the in-garage car charger wiring all
present. He said the bike storage is great because he thinks a lot of people will be biking
through this development. He asked if the developer would go further. For example, if
aresident or a potential resident came up and said they're interested in solar, could they
prep the roof for solar and/or install solar as you're building it. He also asked about in-
ground heat exchangers. He said he likes the on-demand hot water and he considers
that to be a good savings. He asked if Ivanhoe would consider adding a recirculation
system so aresident can reduce the amount of time and the amount of water they waste
waiting for water to get hot in a far-off tap. He asked if that would be an option or if are
things pretty much decided as far as floor plans go. Mr. Shapiro said they selected a list
which is in the proposal of the items they will be providing. They will provide the electrical
for solar to be added and the prepping for the add-ons to be added, but they don't
provide those as options for their for-sale program. Member Smith commented that that
would be a hard part after the building is built. Mr. Shapiro said they haven't seen alarge
demand forit. He said we allwant it, but it's fighting back and forth between attainability
to offer it as a standard feature. Member Smith said he's glad to see the things they did
putin there. He thinks that was forward thinking. He said there are 252 tree credits they'll
be replacing on site. He asked how many that left to go into the tree fund. Mr. Shapiro
said he didn’t have those numbers on hand, but that it's quite a substantial number in
the hundreds of thousands of dollars. Planner Bell said this would all be refined in the site
approval process, but the preliminary number right now is they would require 3,143 tree
credits, then subtract the 250 from that. Member Smith thanked her. He said overall, the
plan is very well researched and is forward thinking and that he plans on supporting it.
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Member Heintz thanked Ivanhoe for really listening to City Council and the staff. He said
it's great to see that adjustments that were made including the amount of open space,
the wetlands mitigation done on site and so forth. He asked about the park on the
northeast corner off of 12 Mile. He wanted to know if there will be any parking spaces or
availability to the park for nonresidents to be able to use the space. Mr. Shapiro said no,
it's really a passive, quiet park. He said they added a substantial amount of bike racks
and benches. That park connects to the Beacon Hill park less than a quarter mile away
where there is parking. It's driven to the walkability and bicycling tenor of what you like
in Novi. There is no parking at that location. Member Heintz said that you have Novi
residents who are trying to walk through that trail. He said he assumes that there would
be opportunity, within the development area, to park in the street in order to use that
space. Mr. Shapiro said they can park at Beacon Hill or just come off the trail. He said
they're at the major thoroughfare of the MDOT trail which goes down Meadowbrook and
12 Mile Road. Beacon Hill Park does have parking spaces not far away, but it’ll be more
driven to walkability and cycling. Member Heintz said he lives just two miles south of there
and he could see a large interest in trying to look for pockets of nature, to get in there
and appreciate it. He believes other residents would agree with that and that making it
accessible to anyone would be a great look. He appreciated the different aspects that
are already included. He also appreciated the sustainability design features they
included. He also appreciated the city staff having a specific summary in the executive
summary about all they have done to make the sustainable design features straight up
and apparent. He said it is very nicely done. He said it shows the importance of that for
them as well.

Member Heintz said it has been mentioned to him that there are lots of different pieces
such as road impact assessments and different features and what would be the impact
about trying to plan the development. He asked if there is the potential or the possibility
for future development proposals to also incorporate school district impacts about the
number of new families that would be in an area and how that would potentially be
factored in to school districts in this area. City Manager Cardenas said that with any new
development, it is a part of the conversations that he has with the superintendent in their
regular meetings. It's contingent on the developer to determine the number of families
that will be a part of that new development. He said he's not sure if there is a ratio that
they use to figure that out. Some of the developments are more catered toward aging
in place. He doesn’t know if there is an algorithm they can use to determine how many
families will be moving in. Depending on where the development is, we would be in
contact with our friends at South Lyon, Walled Lake and Northville schools. That is
something that our Planning Department has been keeping track of. When something
gets approved, it's not necessarily built such as The Bond or Sakura. We need to keep
them engaged on whether it's approved and when it is going to be built. Member Heintz
said whenever they could have that be a piece of things, that would be helpful,
especially in the case of trying to decide if there is any more room for kids, etfc.

Member Martinez said that although he was not sitting up there the first fime this came
before Council, he had the opportunity to get caught up on the original proposal. He
said he remembered ten, maybe twelve years ago, the City had a presentation on
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placemaking, making sure the City had room for everybody at all stages of life. He said
the Mayor Pro Tem “knocked it out of the park” with her questions of the developer. A
need had been identified. He said “placemaking” has a loaded connotation where
people don't know exactly what it means, but from his vantage point, this appears to be
placemaking at its finest. He said he appreciated the thought that went into this, the
variety of housing and how the density is now appropriate for that area. He said he
believed that it was in the Walled Lake School District and that was confirmed. He said
he agreed with Member Heintz that, to the extent that they're able to, he'd like to get
some feedback from the district as to how or whether this is even something they can
quantify in terms of how it may affect their tax base. He believed there is some data they
can get there, but that is a conversation for another day. He thought the project offered
enough public benefit that he felt like he could support it.

Member Gurumurthy said she echoed the comments that had been shared. She
appreciated the extensive collaboration that has happened since the last meeting. This
new plan reduced the number of units from 438 to 232 and it offers opportunities for
seniors to purchase the units. She appreciated the environmental sustainability and how
it clearly stated all of the different energy efficient and best practice designs. That was
very helpful as were the deviations that were reduced from 16 to 7. As the zoning was
originally OST, the building would have had a much larger impact on the wetlands. She
believed this development was much better in that regard, especially because the
mitigation can take place on site. Member Gurumurthy said there were no visitor spots
provided on the semi-drive north of Elle Parkway. She said she wants to understand that
a little bit more and make sure that there are enough spots and that parking is not a
problem. She said the notes said to consider allowing parking along one side of 28’ wide
streets for extra visitor parking, especially on the semi drive north of Elle Parkway. Planner
Bell said that would have been a certain stretch of road and the thought was that if there
was no parking provided at the parklet in this area, perhaps people could park along the
road and walk up. That is where it was suggested. They are not deficient in overall
parking, but it was just a thought of how people could get to the park to enjoy it. Member
Gurumurthy said that is a great point. She said that if we want the public to come and
enjoy the park, she believed it was important to have additional parking as suggested.
She requested that to be considered. She said the phased approach is not shown right
now, but it would be very beneficial to see that down the road. She asked about the
timing of the project. Mr. Shapiro said that if the economy stays good and they get their
approvals, it'll take them about six months to engineer it, and they could start after that.
The timing will partly depend on the weather and getting their final entitlements from the
City of Novi, EGLE, the other municipalities, the road commission and so forth. The goal
is to start within the year. Member Gurumurthy confirmed that that would be 2026 and
Mr. Shapiro said yes. Member Gurumurthy said they looked at her other comment about
an active mobility plan, and she thinks they have done a great job making it a walkable
community. She said when she talks to people who are 55 and older, they always say
that having sidewalks with benches would be helpful. She asked them to please design
the sidewalks that way. She said moving the bus stop is a good idea and she requested
that it be covered. Mr. Shapiro said they are working with MDOT on that, but MDOT did
not want it to be covered, but they will go with the specifications that they work out with



Regular Meeting of the Council of the City of Novi
Monday, November 17, 2025, Page 16

them. Member Gurumurthy said she would like to request that they consider covering it
because she sees people standing there in the winter when she drives down 12 Mile and
she believes it would be good if it were covered.

Member Staudt said they checked most of the boxes the Council brought forward eight
or ten months ago. He said they seldom have developers who listen to them, so they
very much appreciate that Mr. Shapiro listened. His primary question was how long they
anticipate that this development will take to build. 12 Mile and Meadowbrook have been
inundated with construction there for the past five years. This project will have a lot of
construction traffic, and he doesn’'t want to see that going on for five, six or seven years.
Mr. Shapiro said his goal or wish is that it'll be done in two to three years, but it's always
predicated on the economy. He believed there is a high demand for this and if the
economy holds and they start, he believed they could be done in a three- to four-year
period. He said one nice thing about thisis there are three access points toit. Each village
will be done one at a time or connecting. The construction will be dissipated. There will
be construction traffic on Meadowbrook and around, but it is economically driven.
Member Staudt said he will not let Mr. Shapiro get away with not giving him an answer
on what he believed the price points on these units will be. He said that Mr. Shapiro said
$500,000 or the high $500,000s. Mr. Shapiro agreed. Member Staudt said that our
experience in Novi is that the high $500,000s furn info low $700,000s. He said he's looking
at these units, especially the ranches. He asked if all of the units have sidewalks in front
of them. Mr. Shapiro said yes. Member Staudt said they had talked about having all
garaged vehicles which he thinks makes a huge difference for the appearance.
Member Staudt said he would not support anything that had carports because carports
make things look low-end. He said clearly Mr. Shapiro listened because what they are
presenting looks attractive and high-end. He congratulated Mr. Shapiro and said they
have done everything they need to do to get City Council's approval. He is looking
forward to this getting built. Member Staudt asked Mr. Shapiro if they were anticipating
having a waiting room outside the owner suite on the main floor. He said as someone
who climbs stairs, it's sometimes nice to just sit outside your bedroom and have a place
to sit and watch TV as opposed to having to go to the second floor for everything you
do. That's something to keep in mind. He's excited to see this project move forward. It's
first class. He said he's been here a long time and he's dealt with Mr. Shapiro on other
projects that have turned out to be great. He believes this one will be a great one, too.

Mayor Fischer commended Mr. Shapiro and said they have had a couple of developers
who have recently gone through the tentative PRO process, taken the feedback and
incorporated that and worked hard with staff. He thanked the staff for working so hard
and collaborating with Ivanhoe. It makes the process a lot easier when there is discussion
back and forth. He thanked Mr. Shapiro for listening to Council. A lot of things have been
said about the conservation, the open space, and the lower impact on traffic. He said
his big thing was making sure the parcel right on the corner will be marketed and
developed af some pointin the future. He's happy that Ivanhoe incorporated that. That
was very important. The last thing we want is new residents to the City of Novi fo come in
and think that there are preserved areas and then, suddenly, they feel like we're stabbing
them in the back when that was never the intention as a Council.
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Moved by Casey, seconded by Staudt: MOTION CARRIED 7-0

Tentative indication that Council may approve the request of
Ivanhoe Companies for The Grove JZI24-31with Zoning Map
Amendment 18.745, to rezone from Office Service Technology (OST)
to Low Density Multiple Family (RM-1), subject to a Planned Rezoning
Overlay (PRO) Agreement, and corresponding PRO Concept Plan,
and direction to the City Attorney to prepare the PRO Agreement
including items A through C:

A.

All deviations from the ordinance requirements shall be
identified and included in PRO Agreement, including:

1.

A Zoning Ordinance deviation from Section 3.1.7.D to
reduce the building setbacks from 75 feet to 50 feet along
the north, east, and south property lines, as sufficient
screening appears to be proposed.

A Zoning Ordinance deviation from Sec. 3.8.2.D to revise
the required orientation of the buildings from a minimum
of 45 degrees in certain locations. This allows for a more
uniform site layout with all of the units backing up to open
space/wooded areas.

A Zoning Ordinance deviation from Sec 3.8.2.H to reduce
the building separation distance from the calculated
formula as shown on the Building Separation Table on
Sheet SP-3.6 of the PRO Plan. This deviation enables the
layout of this project to fit within the available space while
minimizing wetland and woodland impacts.

A Zoning Ordinance deviation from Section 5.10 allows for
perpendicular parking on the major drives. This deviation
is requested due to the impracticality of providing a minor
road (defined as less than 600 feet in length) given the site
constraints (woodlands, wetlands, and property
configuration). Perpendicular parking for guests is
proposed on four Major Drives (Simi Drive, Beckham Drive,
Elle Parkway, and Ari Crest) in several locations, where
driveways are also proposed. The parking spaces will not
cause any more disruption on the roadway than cars that
will be backing out of the driveways.

A Zoning Ordinance deviation from Section 5.10 to allow
on-street parking on curves with less than a 230-foot
centerline radius. The deviation is supported as the
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parking spaces will not cause any more disruption on the
roadway than cars that will be backing out of the
driveways.

A landscape deviation from Section 5.5.3.A.ii to not
provide a 4-foot, 6-inch to é-foot-high landscape berm on
a proposed RM-1 district adjacent to an OST district on the
east and south side. This deviation is supported because
of topography and the provision of dense landscaping
along both property lines.

A landscape deviation from Section 5.5.3.B.ii for the
required greenbelt berm and plantings along 12 Mile and
Meadowbrook Road due to the existing natural areas to
be preserved, and a heavily landscaped detention basin.

The following conditions shall be requirements of the PRO
Agreement:

1.

Preservation of approximately 10 acres of City regulated
woodlands and woodland replacements in a
conservation easement.

Preservation of approximately 15.5 acres of City regulated
wetlands and wetland mitigation areas in a conservation
easement.

Removal of invasive species within the existing wetlands
on site.

Density shall not exceed 4.2 dwelling units per acre (More
limiting than the dwelling units per acre allowed in the RM-
1 District).

Providing the community amenities shown in the PRO Plan.

As an option, a clubhouse could be placed where the
pickleball court and playscape are currently shown. The
design of the clubhouse would need to meet Fagcade
ordinance requirements at the time of site plan approval.

Dedication of 1,650 linear feet of Right of Way on
Meadowbrook Road.

Building height will be limited to 30 feet, which is more
limiting than the 35 feet permitted in the RM-1 District.
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9. The traffic improvements as shown on the PRO Plan.

10. If pickleball court(s) are proposed at the time of
Preliminary Site Plan submittal, a noise impact statement
shall be submitted showing that the activity, with any noise
mitigation measures required, will comply with the City’s
Performance Standards.

11. Sustainable design features will include:

a.
b.

C.

~Ta ™o

Pre-wired garages for one 240-volt EV charger.

All appliances used within the development must be
EnergyStar-rated or applicable equivalent standards.
All applicable plumbing fixtures shall be WaterSense
labeled or applicable equivalent standard.

Building material on the exterior facade of a majority
of the exterior elevations are energy-efficient,
durable, and low maintenance, including brick and
composite siding.

Use of energy-efficient glass/glazing.

Use of energy-efficient insulation materials.

Offer a tankless water heater option.

Install smart scheduling technology for sprinklers.
Multi-modal non-motorized pathway network and
infrastructure as shown on the PRO plan that reduces
emissions and promotes pedestrian connectivity with
bike/pedestrian friendly streets, and bicycle parking
in units throughout the site.

Benches will be made with recycled materials will be
used throughout the open space areas.

This motion is made because, depending on finalization of an
appropriate PRO Agreement, the proposed use of the PRO and
RM-1 zoning district can be a reasonable alternative to the

General

Mixed Use with a Planned Unit Development

recommended in the Future Land Use Map, and fulfills the intent
of the Master Plan for Land Use, and because of the resulting
benefits including:

A one-acre park area, accessible to residents and the

general public, with pedestrian and bike rest stop areq, at the
northeast corner of the site along 12 Mile Road. The applicant
states a public access easement will be placed over the park

areaq.
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. A one-mile loop Grove nature area ftrail, accessible to

residents and the general public, that extends from the newly
created park area described above, along the east property
line of the Property, providing scenic views of the adjacent
30-acre natural wetland area as well as natural features of the
Property. The applicant states a public access easement will
be placed over the trail area.

In order to address the impact of additional use of Beacon Hill
Park by the new residents and planned access and
interconnectivity for Novi residents and Grove Nature Trail,
Developer agrees to provide the City with $25,000 to be used
by the City at its discretion, for Beacon Hill Parkimprovements,
art, services and/or maintenance. Enhancements of the
public trailhead would benefit the overall community.

. Consistent with Novi's mobility plans, over 700 feet of 10-foot-

wide pathway/sidewalk, off-site on the south side of 12 Mile
Road to create a connection from the existing bike path,
located along the east side of Meadowbrook Road, and the
new sidewalk being constructed with The Grove. The provision
of this missing sidewalk segment enhances connectivity of
the project area and benefits the pubilic.

Relocating the SMART bus stop to the east and enhancing the
area with landscaping and seating along 12 Mile Road, which
is supported by SMART. Additional bike parking has also been
added for a total of 8 spaces. Maintenance and public
access agreements would likely be required. This would be
considered a benefit to the public.

. Approximately 1/3 of the property will be open space with

most of the units abutting or overlooking open space and
nature areas (1.65 acres usable open space required, 5.97
acres proposed). Exceeding the Ordinance requirement for
usable open space qualifies as an enhancement that could
not otherwise be required.

. Consistent with Novi's mobility plans, construct an 8-foot wide

shared-use pathway within The Grove to provide pedestrian
and bicycle connectivity between Meadowbrook Road and
12 Mile Road. The applicant states a public access easement
will be placed over the pathway, so the pathway would be
considered a benefit to the public at large.
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8. Proposed conservation easements protecting approximately
10 acres of woodland and woodland replacement areas and
15.5 acres of wetland and wetland mitigation areas. The
provision of conservation easements to protect the natural
features, which represents over 47% of the property, is
considered an enhancement that will benefit the public at
large.

9. Decrease in density from what would be permissible in the
RM-1 zoning district (4.2 units per acre proposed, up to 7.3
units per acre permitted), which is a site-specific limitation
that is more strict than would otherwise apply to the zoning
district and is considered an enhancement of the project.

10. Dedicate right-of-way (60-foot width) along the entire
Meadowbrook Road frontage, an approximate length of
2,166 feet. The total land area to be dedicated is
approximately 2.5 acres, which is a benefit in the interest of
the public.

11. The Fagade review notes that the design of the buildings meet
or exceed the requirements of the Fagade Ordinance, and
the high level of character and attention to detail represents
an enhancement of the project that would be unlikely in the
absence of a PRO.

12. The benefits to the City from the proposed multiple family
development as proposed outweigh the detriments.

Roll call vote on CM 25-11-144 Yeas: Fischer, Casey, Gurumurthy, Heintz,
Martinez, Smith, Staudt
Nays: None

6. Appointment to the Planning Commission.
Mayor Fischer said this was a Mayoral appointment and nominated Sobha Reddi.
CM 25-11-145 Moved by Casey, seconded by Staudt: MOTION CARRIED 6-1

Approval of the Appointment of Sobha Reddi to the Planning
Commission.

Roll call vote on CM 25-11-145 Yeas: Casey, Gurumurthy, Heintz, Martinez,
Smith, Staudt, Fischer
Nays: Martinez





