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PLANNING COMMISSION

ACTION SUMMARY
CITY OF NOVI
Regular Meeting

September 10, 2025 7:00 PM

Council Chambers | Novi Civic Center

45175 Ten Mile Road, Novi, MI 48375 (248) 347-0475

CALLTO ORDER

The meeting was called to order at 7:00 PM.

ROLL CALL

Present: Chair Pehrson, Member Lynch, Member Dismondy, Member Avdoulos, Member

Roney

Absent Excused: Member Verma

Staff:

Elizabeth Saarela, City Attorney; Lindsay Bell, Senior Planner; Rick Meader,
Landscape Architect; Humna Anjum, Project Engineer

APPROVAL OF AGENDA

Motion to approve the September 10, 2025 Planning Commission Agenda. Motion carried 5-0.

PUBLIC HEARINGS

JSP25-02 CAMELOT PARC TOWNHOMES

Public hearing at the request of Avalon Park Development, LLC for recommendation to the City
Council for Concept Plan approval under the Planned Suburban Low Rise Overlay provisions. The
subject property is located on the east side of Wixom Road, north of Eleven Mile Road (Section
17). The applicant is proposing 22 townhome units in five two-story buildings.

1.

In the matter of Camelot Parc Townhomes JSP25-02, motion to recommend approval of the
Planned Suburban Low-Rise (PSLR) Overlay Development Agreement Application and Concept
Plan based on the following findings, City Council deviations, and conditions:

1.

The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will result in a
recognizable and substantial benefit to the ultimate users of the project and to the
community. [The applicant proposes a walking trail through a 0.77acre area of woodland
to be preserved, which is 0.05 acre short of the 10% site area requirement. There is also a
requirement for 200 square feet of private open space per unit that is not fully provided,
but each unit will have a covered porch about 125 square feel. There are benches in
separate locations as enhancements of the common open spaces shown on the site. Since
so much of the property is wetland area and wetland mitigation to be preserved in
Conservation Easements, it is difficult to achieve some of the “aclive” open space
requirements. The site would have a connection to Wildlife Woods Park, the extensive
pathway system within Ascension Providence Park hospital campus to the east and ITC
Trail.]

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



trips is 132, which is less than the 750 trip threshold for a Traffic Study. Peak hour trips also
do not reach the threshold of 100 trips (Estimated: 5 peak hour AM trips, 10 peak hour PM
trips). The proposed use is expected to have minimal impacts on the use of public services,
facilities, and utilities over what the underlying zoning would allow. The proposed concept
plan impacts about 0.37 acres of existing 2.41 acres of wetlands and proposes removal of
approximately 20 of the regulated woodland trees. The plan indicates appropriate
mitigation measures on-site and payment into the Tree Fund for the replacement credits.]
In relation to the underlying zoning or the potential uses contemplated in the City of Novi
Master Plan, the proposed development will not cause a negative impact upon
surrounding properties. [The proposed buildings are buffered by landscaping and
preserved natural features. The multi-family residential use is a reasonable transition from
the two-family and one-family developments to the west, east and south and the
commercial shopping center to the north.]

The proposed development will be consistent with the goals and objectives of the City of
Novi Master Plan, and will be consistent with the requirements of this Article [Article 3.1.27].
[The proposed development could help provide for missing middle housing needs that are
walkable to the commercial areas to the north, which is recommended in the City’s Master
Plan for Land Use. The area was included in the PSLR overlay in the Master Plan and Zoning
Ordinance, which permits multiple-family uses as a special land use. The proposed
arrangement of buildings and site layout minimizes the impact on existing natural features.]
City Council deviations for the following (as the Concept Plan provides substitute
safeguards for each of the regulations and there are specific, identified features or
planning mechanisms deemed beneficial to the City by the City Council which are
designed into the project for the purpose of achieving the objectives for the District as
stated in the planning review letter):

a. Deviationfrom Sec. 3.21.2.A.ito allow development to front on an approved private
drive, which does not conform to the City standards with respect to required sixty
foot right-of-way, as the road was previously approved for the Villas at Stonebrook
development, and because the shared access reduces the number of curb cuts
on Wixom Road;

b. Deviation from Sec. 3.21.2.A.ii.d. to allow two buildings to be a minimum of 25 feet
apart (minimum 30 feet required) as the remaining buildings are properly spaced,
and the 5-foot deviation is relatively minor;

c. Deviation from Sec. 3.21.2 A.iii.c. to allow parking spaces to be within 8 feet of a
building (15 feet minimum required), as they are no closer than the driveway
parking permitted;

d. Deviation from Sec. 3.21.2.A.v to allow a reduction in the minimum required private
open space (4,400 square feet total required, 2,750 square feet provided), as
constructing additional private open space would cause greater wetland and
woodland impacts;

e. Deviation from Sec. 3.21.2.A.v to allow reduction of minimum percentage of active
recreation areas (50% of open spaces required, approximately 29% provided), and
less than 10% of the total site (9.4% proposed), as the development proposes
connection to Wildlife Woods Park, which contains connections to the Providence
and the ITC tail systems, and providing additional active recreation would cause
greater wetland and woodland impacts;

f. Deviation from Sec. 3.21.2.Aiiii and Sec. 5.5.3 to dllow absence of required
landscaped berm along Wixom Road north of the emergency access drive due to
resulting woodland impacts and there is no development proposed in that area. In
addition, the berm south of the access drive is not long enough to provide
undulation.

g. Deviation from Sec. 3.6.2.M to allow deficiencies in the required 25-foot wetland
buffers north of Avalon Drive, with the condition that the developer install signage
and plantings to prevent mowing and other disturbance.



h. Deviation from Sec. 5.5.3.B(10) to allow a deficiency in street frees along Wixom
Road, as the existing utility easements and pathway do not provide room for them.

i. Deviation from Sec. 5.10.1.B.ii to allow a minor drive to exceed 600 feet, because
the anticipated traffic for 22 units is low and a major drive would require wider road
width and not permit perpendicular visitor parking, and would be unnecessary for
this small site and cause greater impacts to natural features.

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

k. Deviation from Design and Construction Standards to allow sidewalks to be placed
adjacent to the curbed roadway, as to locate them further from the road would
cause greater impacts to natural features, and iraffic volume and speeds are low.

. Deviation from Code of Ordinances, Section 11-256, to allow an absence of
sidewalks in some areas north of Avalon Drive, as there are no buildings adjacent
to those areas, and building the sidewalks would cause greater impacts to
wetlands.

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

This motion is made because the plan is otherwise in compliance with Article 3, Article 4 and
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance. Motion
carried 4-1 (Dismondy).

TEXT AMENDMENT 18.306 — PROPOSED AMENDMENTS TO CAR WASH STANDARDS

Public hearing for Text Amendment 18.306 to reclassify auto washes from Principal Permitted Uses
to Special Land Uses in the B-3 District subject to new conditions, and to amend various additional
sections of the ordinance as determined necessary.

Motion to recommend adoption to the City Council of Text Amendment 18.306 - Proposed
Amendments to Car Wash Standards as presented. Motion carried 5-0.

MATTERS FOR CONSIDERATION

1.

JSP25-09 SAKURA EAST

Consideration of the request of Sakura Novi Residential LLC for Preliminary Site Plan and Storm
Water Management Plan. The subject property is zoned TC-1 with a Planned Rezoning Overlay
(PRO), which conditions development to the terms of a PRO Plan and Agreement. The applicant
is proposing to develop 45 multifamily residential units.

In the matter of Sakura East, JSP25-09, motion to approve the Preliminary Site Plan based on and
subject to the following:

a. The findings of compliance with Ordinance standards in the staff and consultant
review letters, and the conditions and items listed in those letters, as well as all of
the terms and conditions of the PRO Agreement as approved, with any outstanding
items being addressed on the Final Site Plan.

This motion is made because the plan is otherwise in compliance with Article 3, Article 4 and
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance, as well as
the terms of the PRO Agreement. Motion carried 5-0.

In the matter of Sakura East, JSP25-09, motion to approve the Stormwater Management Plan,
based on and subject to:



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

This motion is made because it is otherwise in compliance with Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance. Motion carried 5-0.

2. APPROVAL OF THE 2026 PLANNING COMMISSION REGULAR MEETING SCHEDULE
Motion to approve the 2026 Planning Commission Regular Meeting Schedule as presented. Motion
carried 5-0.

3. APPROVAL OF THE AUGUST 20, 2025 PLANNING COMMISSION MINUTES
Motion to approve the August 20, 2025 Planning Commission Minutes. Motion carried 5-0.

ADJOURNMENT

Motion to adjourn the September 10, 2025 Planning Commission meeting. Motion carried 5-0.
Meeting adjourned at 8:21 PM.

*Actual language of the motion sheet subject to review.
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