
 
 

INITIAL CONCEPTS FOR MASTER PLAN: 
 

 
A. POWER POINT PRESENTATION 

 
B. LAND USE FRAMEWORK 



Master plan for 
land use

City of Novi



1993 Master Plan
“Because of tradition and the salutary effects 
(be they actual, symbolic, or psychological) of 

uninterrupted sky and sunlight upon our 
citizenry, we are, and intend to remain, a low 

profile community. We will never be a city 
whose horizon is shaped by skyscrapers.”



1993 Master plan
commercial land use objectives

• Review and revise (if necessary) the Commercial Areas Plan to determine how much, what types, and 

where commercial uses are needed in the City in light of the economic benefits to the City, the 

convenience and needs of Novi's citizenry, traffic flows, infrastructure requirements (e.g., police and fire 

protection), existing conditions, and other land uses, especially to the end of reducing negative impacts on 

the residential areas of the City.

• Discourage the proliferation of strip commercial uses by enforcing land use planning and zoning policies 

and prevent development of unplanned isolated retail businesses.

• Discourage the overdevelopment of commercial uses.

• Encourage design of commercial areas to reflect primary function of shopping centers and trade area 

characteristics.



1993 Master plan
Town center land use objectives

• Identify and locate public and private areas of concern and responsibilities.

• Create and encourage the sense of image that is presented by special streetscape amenities. Provide 

alternative means of access through the Town Center Area's quadrants.

• Delineate and detail the special districts within the Town Center Area.

• Encourage multi-seasonal and day /night use of activities.

• Promote joint use of parking areas by mixed use buildings, centralized parking facilities and alternative modes 

of transportation to the area.

• Create a traditional neighborhood downtown area with a "Main Street" within the Town Center Area.

• Provide pedestrian access to and throughout the Area.

• Encourage a mixture of residential, commercial and civic uses.



1993 Master Plan
Exact opposite of a walkable, pedestrian 
oriented community….

To minimize any possible harm to the 
integrity of our residential neighborhoods, 
we propose to centralize nonresidential uses 
in specific sections of the City. Where 
distance between residential and 
nonresidential uses cannot be achieved, our 
intention is to soften the effect on the 
residential uses through barriers, buffering, 
or beautification requirements. In rare 
instances where it is necessary for the 
convenience of residents to have commercial 
services integrated with residential uses, the 
utmost care must be taken in the placement 
and intensity of the foreign use."



1986 town center design study
The Town Center Design and Development Study was initiated to provide

recommendations that form a set of design principles and guidelines for

improvements related to the public and private street environment. The goals 

of the study were to:

1. Reflect the City of Novi’s long-term commitment to establishing a quality 

Town Center District.

2. Create an image for the district.

3. Provide for multi-access from Novi Road and Grand River Avenue.

4. Enhance the environment by encouraging multi-seasonal and day/night use 

and activities; and development of parks, open green space and plazas 

throughout the District.

5. Promote continuity and compatibility among public and private 

development.





Zoning

1. Zoning districts should allow mixed 
uses, but be flexible enough to 
accommodate uses that are 
economically feasible and market 
based.

2. Zoning should establish guiding 
design principles or form-based 
standards to ensure quality design.

3. Zoning should continue to require 
development of pedestrian-scaled 
site amenities that are logically 
placed and provide functionality for 
the use.

2014 town 
center area plan





2010 2014



• Mixed use recommended in the TC, TC1, TC2, and 
NCC districts

• City of Novi contains over four times as many 
developed acres of retail use than the current 
population can support.

• Master Plan for Land Use includes new local retail 
sites for possible grocery store and similar related 
development at the southeast corner of Novi Road 
and Ten Mile Road, the northwest corner of Beck 
Road and Grand River Avenue, and the southwest 
corner of Wixom Road and Grand River Avenue. 

• The growth of new office development has slowed 
significantly since the mid to late 1980’s.

• Additional high-tech growth is expected along the 
M-5, 1-96, and Grand River corridors. 

2000 (novi 2020) 
master plan



24 Land use 
categories



28 Zoning
districts



Consolidating categories to 
undercover the framework of 
land use and zoning

NOVI ZONING DISTRICT MAP NOVI LAND USE MAP
Residential-Single Family Residential

R-A Single Family
R-1 PUD
R-2 PD1
R-3 Manufactured
R-4 Residential-Multiple
RT Multiple Family

Residential-Two Family Commercial
RT Local Commercial

Residential-Multiple Family Community Commercial
RM-1 Regional Commercial
RM-2 City West

Commercial Pavilion Shore Village
B-1 TC Commercial
B-2 TC Gateway
B-3 PD2
C Office
EXPO Community Office
GE Office Research
FS Office Commercial
RC Suburban Low Rise
NCC Industrial Research Development Technology';
PSV Industrial
TC Heavy Industrial
TC-1 Institutional

Office Educational Facility
OS-1 Public
OSC Public Park
OST Private Park
EXO Cemetery

Industrial Utility
I-1 Other
I-2 PRO



6 Land use
categories



6 Zoning
categories





• Retail is close to being over built
• Concern about Twelve Oaks Mall and recent closure. 

Other regional malls, Lakeside (Macomb County) and 
Oakland Mall are in the process of redevelopment to 
other mixed-use. Great Lakes Crossing is morphing 
into an entertainment district.

• Novi Road and I-96 still the retail hub of the City, and 
a regional destination.

• Introduction of non-retail uses, (i.e. Aspen Dental, 
urgent care) into traditional retail locations

• National franchises desire exposure on Novi Road.
• Hotels are becoming overbuilt.
• Fountain Walk is anticipated to be fully occupied 

soon. Fords Garage and Kpot are in the process of 
build out.

Commercial real 
estate trends

• Residential market relatively strong. Rising 
mortgage interest rates have tapered the pace of 
sales.

• There is a market for age targeted housing for 55+ 
households with a focus on single level living

• Movement to higher density (3-5 unites/acre) to 
accommodate 1,700 – 2,100 sq ft homes and the 
ability to “age in place” is seen as desirable to a 
variety of home purchasers

• Housing as a component of horizontal mixed-use 
developments

• Opportunity to introduce and encourage 
residential development along Grand River

Residential real 
estate trends



• Office occupancy was significantly impacted by COVID-19.
• Work from home (WFH) Is now an option that will impact 

the size and functionality of future office space.
• Trend toward R&D and technology tenants, and hybrid 

office space with multi-tenants with shared common 
facilities.

• Increased demand for “flex” space which overlaps into the 
industrial sector.

• Lack of large vacant acreages for e-commerce fulfillment 
centers or large distribution facilities although interstate 
access is very desirable. 

• Opportunity for “Flex” warehousing which accommodates a 
variety of uses, including indoor vehicular parking options 
for service vehicles

• Build to suit industrial opportunities have cooled due to 
construction costs, low demand, and higher lease rates. 
There is a shift toward finding space in existing, vacant 
facilities in the Livonia and Detroit sub-markets

• Too much general storage facilities in Novi.

Office real estate trends





From the Forward-Looking Statement. . . .
Such factors include, but are not limited to: uncertainties 
regarding the impact of the COVID-19 pandemic and 
governmental restrictions intended to prevent its spread 
on our business, financial condition, results of operations, 
cash flow and liquidity and our ability to access the capital 
markets, satisfy our debt service obligations and make 
distributions to our stockholders; changes in economic 
and market conditions that may adversely affect the 
general retail environment; the potential loss of anchor 
stores or major tenants; the inability to collect rent due to 
the bankruptcy or insolvency of tenants or otherwise; the 
intensely competitive market environment in the retail 
industry, including e-commerce; an increase in vacant 
space at our properties; the inability to lease newly 
developed properties and renew leases and relet space at 
existing properties on favorable terms

Simon property group

Photo: Simon Property Group 2021 Annual Report

Form 10-k Annual Report Pursuant To Section 13 or 15 (D) Of The 
Securities Exchange Act Of 1934 For the fiscal year ended 
December 31, 2021



Simon property group ‘21 report
• We completed more than 20 redevelopment projects across all our platforms 

in the U.S. and internationally during the year.

• Our total investment in redevelopment projects completed was more than 
$425 million, with an average cash-on-cash yield of approximately 8%.

• We also continued to add mixed-use components to our market-leading 
centers with the openings of two AC Hotels by Marriott at Dadeland Mall in 
Miami, Florida, and Sawgrass Mills in Sunrise (Miami), Florida.

• At Phipps Plaza in Buckhead (Atlanta), Georgia, we will open a transformative 
redevelopment that redefines the future of modern, mixed-use luxury. This 
redevelopment, opening fall 2022, will feature a 150-room Nobu Hotel and 
Nobu Restaurant; One Phipps Plaza, a 13-story Class A LEED Gold certified 
office building; a Life Time Athletic and Life Time Work; and CITIZENS 
Culinary Market. In the center of these new additions will be a lavish greenspace 
for outdoor events, dining, and entertainment. The transformed Phipps Plaza 
represents placemaking at its finest. A perfect example of a former department 
store space redeveloped that will fuel growth for the overall asset.





PROPOSED
reorganization



• City is close to built-out
• Limited availability for residential 

development in southwest corner of 
City

• Handful of sites that could 
accommodate new development

• Position Twelve Oaks Mall, West 
Oaks Shopping Center, and West 
Grand River for redevelopment

















CASE
STUDY
“TOWN CENTER”



• This revised land use category 
aggregates eight land use 
classifications into one district.

• Mixed use in character.
• Combination of commercial, office, 

and residential uses.

Town center land use 
category



TOWN CENTER LAND USE CATEGORY

Zoning Districts TC TC-1 B-3 GE NCC OSC RM-1 RM-2
Stories 5/65' 5/65' 30' 2/35' 2/25' 5/65' 2/35' 5/65'

RESIDENTIAL USES
One-Family Detached S P P
Two-Family S P P
Multiple Family S P P
Shared-Elderly Housing S P P
Convalescent Homes, Hospice, Child Care Centers S
Transient residential uses P P
Residential dwellings §4.82 P P S

RETAIL USES
Retail businesses use §4.78.3 P P P P P S
Retail business service uses P P P P P
Retail commercial services S
Dry cleaning establishments, or pick-up P P P
Business establishments which perform P P P P
Retail business §4.27 P P
Service establishments of an office showroom P P
Restaurants (sit-down), banquet facilities or P P P S
Restaurants (drive-in) S
Theaters, assembly halls, concert halls, P P
 Microbreweries §4.35 S S P
Brewpubs §4.35 S P
Fast food drive-through restaurants  §4.40 S S
Indoor commercial recreation facilities P P S
Open air business uses §4.80.1 S S
Open air business uses §4.36 S
Sale of produce and seasonal plant materials S S
Hotels P P
Motels S
Auto Services § 4.39 S

TC TC-1 B-3 GE NCC OSC RM-1 RM-2
5/65' 5/65' 30' 2/35' 2/25' 5/65' 2/35' 5/65'

OFFICE / SERVICE
Professional services P P P P
Post office and similar governmental office P P
Off-street parking lots P P
Private clubs, fraternal organizations and P P S
Business schools and colleges or private P P
Offices and office buildings P P P P
Medical Office with Labs P P P P
Municipal uses P
Inpatient bed facility P
 Financial institutions §4.81 P P P P P
Public and Quasi-public P P P P P
Instructional centers P P

OTHER
Outdoor theaters, plazas, parks, public P P
Places of worship §4.10 P P S P
Keeping of Horses & Ponies S P P
Farms and Greenhouses P
Funeral Homes P
Day care centers and adult cay care centers P P P S S
Accessory structures and uses §4.19 P P
Veterinary hospitals or clinics §4.31 S S



TOWN CENTER LAND USE CATEGORY

Zoning Districts TC TC-1 B-3 GE NCC OSC RM-1 RM-2
Stories 5/65' 5/65' 30' 2/35' 2/25' 5/65' 2/35' 5/65'

RESIDENTIAL USES
One-Family Detached S P P
Two-Family S P P
Multiple Family S P P
Shared-Elderly Housing S P P
Convalescent Homes, Hospice, Child Care Centers S
Transient residential uses P P
Residential dwellings §4.82 P P S

RETAIL USES
Retail businesses use §4.78.3 P P P P P S
Retail business service uses P P P P P
Retail commercial services S
Dry cleaning establishments, or pick-up P P P
Business establishments which perform P P P P
Retail business §4.27 P P
Service establishments of an office showroom P P
Restaurants (sit-down), banquet facilities or P P P S
Restaurants (drive-in) S
Theaters, assembly halls, concert halls, P P
 Microbreweries §4.35 S S P
Brewpubs §4.35 S P
Fast food drive-through restaurants  §4.40 S S
Indoor commercial recreation facilities P P S
Open air business uses §4.80.1 S S
Open air business uses §4.36 S
Sale of produce and seasonal plant materials S S
Hotels P P
Motels S
Auto Services § 4.39 S

TC TC-1 B-3 GE NCC OSC RM-1 RM-2
5/65' 5/65' 30' 2/35' 2/25' 5/65' 2/35' 5/65'

OFFICE / SERVICE
Professional services P P P P
Post office and similar governmental office P P
Off-street parking lots P P
Private clubs, fraternal organizations and P P S
Business schools and colleges or private P P
Offices and office buildings P P P P
Medical Office with Labs P P P P
Municipal uses P
Inpatient bed facility P
 Financial institutions §4.81 P P P P P
Public and Quasi-public P P P P P
Instructional centers P P

OTHER
Outdoor theaters, plazas, parks, public P P
Places of worship §4.10 P P S P
Keeping of Horses & Ponies S P P
Farms and Greenhouses P
Funeral Homes P
Day care centers and adult cay care centers P P P S S
Accessory structures and uses §4.19 P P
Veterinary hospitals or clinics §4.31 S S

Common Grouping of Land 
Uses



Proposed structure
• Zoning ordinance would be revised to 

include a new Town Center Zoning 
District.

• A new group of “permitted” and 
“special land use” would merge from 
the eight (8) current districts.

• Public realm improvement standards 
would be referenced in Article 5: Site 
Standards.

• Two levels of review
• Administrative
• PC Review

• Use of the Planned Unit Development 
(PUD) or Planned Development (PD) 
to manage multi-parcel and/or larger 
projects.

• Dissolve PD-1 and PD-2 options 
within the District.

• Revise the nonconforming provisions
in the zoning ordinance that allow
continuation and expansion with
standards.



proposition

Rethink districts; look at broad and 
inclusive land use categories

Consolidate uses to create mixed 
use development categories

Connect developments by calming 
traffic through designated zones

Unform public realm standards in 
Article 5

Utilization of PUD Agreements to 
increase innovation

Position Twelve Oaks Mall and Twelve Oaks Shopping 
Center for a mix of retail, residential, and entertainment 
venues with outdoor activities including recreation.

Districts that encourage internal 
walkability and connectivity 
between uses

Recognition that transformation will occur between 12 
Mile and Grand River Avenue from Meadowbrook to 
Beck. 



DISCUSSION
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