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MARIELLA ESTATES PRO
b4 J724-43

cityofnovi.org

JZ24-43 MARIELLA ESTATES PRO PLAN WITH REZONING 18.750

Public hearing at the request of Braciole Brothers, LLC for Planning Commission’s recommendation
to City Council for a Zoning Map Amendment from Residential Acreage to R-1 One-Family
Residential with a Planned Rezoning Overlay. The subject site is approximately 9.4 acres and is
located west of Garfield Road, on the north side of Eight Mile Road (Section 31). The applicant is
proposing to develop 10 single family lofs.

REQUIRED ACTION
Recommendation to City Council on the rezoning request from RA Residential Acreage to R-1
One Family Residential with a Planned Rezoning Overlay.

REVIEW RESULT DATE COMMENTS

Planning Approval 7-18-25 | o Lot width deviation for 2 lots (Supported)
Recommended ¢ [tems to be addressed in Site Plan
submittals

Engineering Approval ltems to be addressed in Site Plan
Recommended submittals

Landscaping Approval ltems to be addressed in Site Plan
Recommended submittals

Wetland Approval Wetland Buffer Authorization required
Recommended Wetland Conservation Easement
recommended

ltems to be addressed in Site Plan
submittals

Woodland Woodland permit required (a few regulated
frees are to be removed)

ltfems to be addressed on subsequent
submittals

Traffic Approval Deviation for below standard centerline
Recommended radius of private road

ltems to be addressed in Site Plan
submittals

Conditional 11-14-24 ltems to be addressed in Site Plan
Approval submittals
Recommended




MOTION SHEET

Approval
In the matter of J724-43 Mariella Estates, with Zoning Map Amendment 18.750, motion to
recommend approval to City Council fo rezone the subject property from RA Residential Acreage
to R-1 One-Family Residential with a Planned Rezoning Overlay Concept Plan.

A. The recommendation includes the following ordinance deviations for consideration by the
City Council, for the reasons noted in italics:

C.

1)

2)

Lot Width (Section 3.1.2.D): A Zoning Ordinance deviation to reduce the required lot
width for lots 4 and 5 to 98 feet (120 feetf required). The deviation is requested for the
two pie-shaped lots near the corner of the road, which otherwise meet the dimensional
requirements.

Road Centerline Radius (Sec. 5.10): A Zoning Ordinance deviation for proposed street
with 90-foot centerline radius (100-foot radius required).

If the City Council approves the rezoning, the Planning Commission recommends the
following conditions be made part of the PRO Agreement:

1)

2)

3)

4)

5)

The use is limited fo a maximum of 10 single family lots, with the lot layout as shown in
the PRO Plan.

The overall density shall not exceed 1.07 dwelling units per acre.

The small wetland area in southeast corner of site shall be preserved. As the applicant
indicates in their response letter, a conservation easement will be placed over the
wetland and buffer prior to construction. Lot 1 shall include buffer delineation and
signage fo prevent encroachment/mowing/removal of vegetation.

A minimum 25-foot perimeter landscape buffer shall be maintained from the individual
lots to the property boundary.

The proposed open space (28%) shall be preserved as shown in the PRO Plan as this
represents an enhancement beyond what is typically required for an R-1 district.

This motion is made because the proposed R-1 zoning district is a reasonable alternative
to the current district and fulfills the intent of the Master Plan for Land Use, and because of
the site-specific development features that will result in an overall benefit to the public that
outweighs any detrimental impacts of the project:

1)

2)

3)

4)

The additional homes allowed under the new R-1 District designation will not detract
from the project area and, given the anfticipated quality of the custom homes, the
development generally will be an enhancement to the project area.

The amount of open space on the site and the landscaped buffers mirror what has
been provided in recent adjacent developments, and exceed what can be required
in the R-1 District.

The preservation of the wetland area is beneficial to the environment, providing
aesthetic, habitat, and stormwater functions.

The project as a whole is in the public interest.




-OR -

Denial
In the matter of J724-43 Mariella Estates, with Zoning Map Amendment 18.750, motion to

recommend denial to City Council to rezone the subject property from RA Residential Acreage to
R-1 One-Family Residential with a Planned Rezoning Overlay Concept Plan...because [insert any
reasons, such as those suggested below]

1) The overall benefits of the rezoning do not outweigh the defriments.

2) The limitations on the ability to develop this property in a way that is related fo or
consistent with the surrounding residential use is not created by any provision of the
zoning ordinance but relates instead to current market conditions.
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City Hall / Civic Center
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Map Author: Lindsay Bell
Date: 4/3/25

. Project: MARIELLA ESTATES
Version #: 1

0 87.5 175 350 6
1inch = 401 feet

MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
- and should not be construed as survey measurements performed by
Rl = o a licensed Michigan Surveyor as defined in Michigan Public Act 132

g sEElo WY =B of 1970 as amended. Please contact the City GIS Manager to
€opyLight --ﬂg’A

confirm source and accuracy information related to this map.
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DEVELOPMENT TEAM

ENGINEER
BRACIOLE BROTHERS, LLC ATWELL, LLC
47955 ANNA COURT 311 NORTH MAIN STREET
WIXOM, MI 4 ANN_ARBOR, MICHIGAN 48104
CONTACT: ANIONELLD STANTE CONTACT: GHRIS ROTHHAAR, F.E.
PHONE: (248) 380-9922 PHONE: (947) 886-9874
SITE_DATA
EXISTING SITE ZONING: RA, RESIDENTIAL ACREAGE
PROPOSED ZONING: PRD, PLANNED REZONING OVERLAY (R—1)
PARCELS NO.: 22-31-400-008
EXISTING SITE AREA: 9.36 ACRES
NO. OF SINGLE FAMILY LOTS
ANTICIPATED POPULATION 35 (3.5 PER LOT)
MIN. LOT SIZE 21,780 SO. FT. (0 5 ACRE)
TYP. LOT WDTH 120" MINIMUM
PROPOSED DENSITY 1.07 DU/ACRE
RA REQUIRED 0.80 DU/ACRE
R-1 REQUIRED 1.65 DU/ACRE
EU\LD\NG SIZE:

35 FEET

FIOOK Area peR uNIT 3,200 TO 4,300 SF
OPEN SPACE: +2.65 AC (28%)

FIRE_DEPARTMENT NOTES

1. ALL_FIRE HYDRANTS AND WATER MAINS SHALL BE INSTALLED AND IN SERVICE PRIOR TO
ABOVE FOUNDATION BUILDING CONSTRUCTION AS EACH PHASE IS BUILT.

2. ALL ROADS SHALL BE PAVED AND CAPABLE OF SUPPORTING 35 TONS PRIOR TO
CONSTRUCTION ABOVE FOUNDATION.

3. BUILDING ADDRESSES SHALL BE POSTED FACING THE STREET DURING ALL PHASES OF

CONSTRUCTION. ADDRESSES SHALL BE A MINIMUM OF THREE INCHES IN HEIGHT ON A
CONTRASTING BACKGROUND.

4. FIRE LANES SHALL BE POSTED WITH "FIRE LANE — NO PARKING” SIGNS IN ACCORDANCE
WTH DRDINANCE #85.99.02.

GENERAL NOTES

1. ALL WORK SHALL CONFORM TO THE CITY OF NOVI'S CURRENT STANDARDS AND
SPECIFICATIONS, UNLESS OTHERWSE APPROVED IN THE PRO AGREEMENT.

2. THE CONTRACTOR MUST OBTAIN A PERMIT FROM THE ROAD COMMISSION FOR OAKLAND
COUNTY FOR ANY WORK WITHIN THE RIGHT—OF—WAY OF EIGHT MILE ROAD.

3. ALL PAVEMENT MARKINGS, TRAFFIC CONTROL SIGNS, AND PARKING SIGNS SHALL COMPLY
i ESIGN AND PLACEMENT REQUIREMENTS OF THE 2011 MICHIGAN MANUAL ON
UNIFORM TRAFFIC CONTROL DEVICES.

4.THE CITY OF NOVI HAS NO RESPONSIBILITY TO IMPROVE OR MAINTAIN THE PRIVATE
STREETS CONTAINED WITHIN OR PRIVATE STREETS PROVIDING ACCESS TO THE PROPERTY
DESCRIBED IN THIS PLAN.

SUMMARY OF PUBLIC BENEFITS

« ITC PARK DONATION: AS PART OF THE DEVELOPMENT THE THE DEVELOPER PROPOSES A
DONATION OF $40,000 TO BE USED ON IMPROVEMENTS TO THE NEARBY ITC PARK.
DETALS REGARDING SPECIFIC IMPROVEMENTS CAN BE FOUND IN THE LETTER INCLUDED
WITH THE SUBMITTAL.

PERIMETER LANDSCAPE BUFFERS:  THE DEVELOPMENT PROPOSES A MINMUM 25’
PERIMETER LANDSCAPE BUFFER FROM THE LOTS TO THE PROPERTY BOUNDARY.

INCREASED OPEN SPACE:  THE DEVELOPMENT PROPDSES AN EXTENSIVE AMOUNT OF
OPEN SPACE FOR A SINGLE—FAMILY DEVELOPMENT (28%) AND A MAJORITY OF THE
PROPOSED OPEN SPACE IS USABLE ACTIVE OPEN SPACE

REDUCED DENSITY: A REDUCED DENSITY OF 1.07 UNITS PER ACRE IS BEING PROPOSED.
R—1 ZONING ALLOWS UP TO 1.65 UNITS PER ACRE.

DEVIATIONS

+ LOTS WIDTHS FOR LOTS 4 AND 5 ARE 98'WIDE.  THIS IS 22'BELOW THE 120’ MINMUM
LOT WIDTH REQUIRED UNDER R—1 ZONING AS MEASURED AT THE FRONT SETBACK LINE.
THEEE LOTS STILL PROVIDE_ADEQUATE SPACE FOR THE INTENDED HOUSING PRODUCT,

ARE THE TWO LARGEST LOTS PROPOSED, AND EXCEED THE R—1 MINIMUM LOT AREA

REQUIREMENTS FOR OVER 10,000 SQUARE FEET AND 5,000 SQUARE FEET RESPECTIVELY.

NO CUL-DE-SAC IS BEING PROVIDED. GIVEN THE LOW VOLUME OF TRAFFIC THAT THIS
SUBDIVISION WILL ENCOUNTER A T—TURNAROUND IS BEING PROPOSED DUE TO GEOMETRIC
CONSTRAINTS AND A WAY TO REDUCE TOTAL PAVEMENT ON SITE. THE DIMENSIONS OF
THE PROPOSED TURNAROUND MEETS CURRENT INTERNATIONAL FIRE CODE (IFC)
REQUIREMENTS.

A REDUCED CENTERLINE RADIUS OF 90 DEGREES IS PROPOSED DUE TO GEOMETRIC SITE
CONSTRAINS. THIS DOES NOT PROVIDE A SAFETY CONCERN GIVEN THE SHORT DISTANCE
OF THE ROAD, THE LOW TRAVEL SPEED AND THE MINIMAL TRAFFIC VOLUMES EXPECTED.

CONCEPTUAL PLANNED REZONING OVERLAY (PRO)

MARIELLAESTATES

A SINGLE-FAMILY RESIDENTIAL DEVELOPMENT
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN
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PROJECT NARRATIVE

THE MARIELLA ESTATES PROECT IS A PROPOSED SINGLE FAMILY RESIDENTIAL
COMMUNITY LOCATED ON AN_APPROXIMATELY 9-ACRE SITE IN THE CITY OF NOW,
OAKLAND COUNTY, M\cH\GAN THE PROPOSED DEVELOPMENT IS ON 8—MILE ROAD, WEST
OF GARFIELD ROAD. AND BETWEEN THE BALLANTYNE AND PARC VISTA RUD
COMMUNITIES. THE SUBJECT PARCEL IS CURRENTLY ZONED RA AND IS USED AS A
RESIDENTIAL PROPERTY. ~ THE DEVELOPMENT WLL UTILZE THE CITY'S PLANNED
REZONING OVERLAY (PRO) OPTION TD ALLOW FOR SINGLE FAMILY HOUSING AT A LOT
SIZE AND DENSITY THAT WILL MATCH THE DIRECTLY ADJACENT BALLANTYNE AND PARC
VISTA DEVELOPMENTS TO THE EAST AND WEST. LANDSCAPE BERMS WILL BE PROVIDED
AT THE ENTRANCE TO SCREEN THE DEVELOPMENT FROM 8 MILE ROAD.

THE DEVELOPMENT WILL CONTAIN PRIVATE ROADS AND IS ALSO PROPOSED TO BE
SERVED BY PUBLIC SEWER AND WATER LOCATED WTHIN THE B-MLE ROAD
RIGHT-OF—WAY.  THESE PUBLIC UTIUTIES WILL HAVE THE CAPAC\TY TO SERVE THE

Know what's below.
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DEVELOPVENT PER THE cITY's ENG\NEER\NG STANDARDS.

IS PROPOSED TO BE ADDRESSED GH THE CONSTRUCT\ON o A UNDERGROGND
\NF\LTRAT\ON/DETENT\ON BASIN ON THE WEST SIDE OF THE PROPERTY. THE POND WILL
BE DESIGNED IN ACCORDANCE WITH THE CITY'S REQUIREMENTS.

THE DEVELOPMENT IS PLANNED TO BE CONSTRUCTED IN ONE PHASE.
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SITE_INFORMATION
SITE LOCATION: SEGTION 31, T:2N., R.5E., CITY OF NOVI, OAKLAND GOUNTY. MCHIGAN

ULTINATE REGEIVING WATER: N/A (ONSITE]

)
1. SITE SOILS INFORMATION: PER THE NATIONAL RESOURCES CONSERVATION SERVCE (NRCS)
SOIL SURVEY, OAKLAND COUNTY, MIGHIGAN.

2. APPROMMATE AREA OF DISTURBANCE: +B.39 ACRES

EXISIING CONDITIONS NOTES

SOLS IFORATION REFERENGED FROM USDA NRCS WEB SOLS SURVEY, ACCESSED

SOL TYPES REFERENCED IN THESE PLANS PER SOL SURVEY STAFF, NATURAL
RESOURCES CONSERVATION SERVICE, UNTED STATES DEPARTVENT 67 AGRICULTURE.
OAKLAND COUNTY WEB SOIL SURVEY. AVAILABLE ONLINE 4

HTTP: //WEBSOILSURVEY.NRCS USDA.GOV,.

REFER TO INFILTRATION STUDY PROVIDED BY PEA GROUP, JOB #24-0212, DATED
3/6/2024 TEST PIT LOCATIONS SHOWN IN THESE PLANS PER THE ABDVE
REFERENCED REPORT.

NO REGULATED FLODDPLAN EXISTS ON SITE PER FEMA FIRM PANEL FNZ5125C0S08F
AND FM26125C0608F DATED 8/29,/2006.

NO REGULATED WOODLAND ZONES ARE WITHN THE PROJEGT BOUNDARY. BASED ON
INFORMATION GATHERED ONLINE AT
NOVLMAPS, ARGGIS, COM /APPS /WEBAPP VIEWER /INDEX HTML

SURVEY NOTES

BEARINGS ARE BASED ON MICHIGAN STATE PLANE COORDINATES (NADB3), SOUTH
ZONE, GROUND DISTANCES, INTERNATIONAL FEET. VERTICAL DATUM IS BASED ON
NAVDES.

HE SITE SHOMN HEREON IS LOGATED WIHI ZONE X (AREAS DETERMINED  To B2

0.2% ANNUAL CHANCE FLOODPLAIN) ACCORDNG TO MAP NUMBERS
2812500605 & 26135008201 F THE FLGOS INELRANCE RATE WA, EFFECTIE DATE
SEPTEMBER 29, 2006,

WATER AN, STORM SENER, SANTARY SEVER AN FRANCHISE UTLITY STRUCTURES
ERE VISIELE. UTILITY AND AS—BUILT MAPS HAVE BEEN
\E BEEN RECEVED AT DATE OF TS SURVEY,
FROM T APPROPRIATE FRANCHISE
COMPANIES, BUT NOT AL MAPS HAVE BEEN RECEIVED AT DATE OF SUR

NOTE: THE SURVEYOR MAKES NO GUARANTEES THAT THE UNDERGROUND UTILITIES
SHOWN COMPRISE ALL SUCH UTIUTIES IN THE AREA, EITHER IN-SERVICE OR
ABANDONED.

NOTE TO THE CLIENT, INSURER, AND LENDER — SOURCE INFORMATION FROM PLANS AND
MARKINGS WIL"BE COMBINED T OBSERVED EVDENCE of UTIITES PURSUANT TO
5. F_THE UNDERGROUND UTILITIES,
TION OF UNDERGROUND FEATURES GANNOT BE
Ly, A5 RECABLY DEPIGTED. N ADDITON, - SOWE
QTHER SIMILAR UTUITY LOCATE REQUESTS FROM SURVEYORS
NORED O RESULT I AN INGOMPLETE RESPONSE, N WCH CASE THE
SURVEYOR SHALL NOTE ON IHE PLAT OR AP HOW THS AFFECTED THE SURVEVOR'S
SSSESIUENT GF THE LOGATION, OF THE UTLITES. WHERE ADDLTONAL OF WO
OETALED INFORVATON 15 REQUIRED, THE GLENT 18 ADWSED THAT EXGAVATION AND)/OR
A PRIVATE UTILITY LOCATE REQUEST MAY BE NECESSARY.

THS SURVEY WAS PERFORMED WITHOUT THE BENEFIT OF A CURRENT TITLE
COMMITMENT. EASEMENTS NAY EXIST THAT ARE NOT SHOWN HEREON.

SNOW AND ICE CONDITIONS EXISTED IN THE FIELD THAT MAY RESULT IN SOME
EHYSICAL FEATURES NOT BENG ISiBLE AND. THEREFORE MAY NOT BE LOCATED AS
ART OF THIS SUR'

SOILS LEGEND
[MapUnit |

BENCHMARK NOTES
SOURCE BENCHMARK: SITE BENCHMARKS:

ITY OF NOW BENCHMARK ID: 3233 B #1: ARROW ON FIRE HYORANT N
SENOH T W NEST PACE OF FONER N 0% VAT 07 8 MLE R0
POLE 180 FEET NORTH OF CENTERLINE ST comER of S
040 AND GARFELD. ROAD ELEvATON 67704 (uavore)
ELEVAW)N 874.31 (NAVDB8)
BM #2: SET RAILROAD SPIKE IN SOUTH
FAGE OF UTILITY POLE IN NORTH
RIGHT OF WAY OF & MILE ROAD
ELEVATION: 678,38 (NAVDSS)

LEGAL DESCRIPTION

DESCRIPTION OF TAX PARCEL NUMBER 22-31-400-008 PER WARRANTY DEED RECORDED N
LIBER 57580, PAGE 432, OAKLAND COUNTY RECORDS:

SITUATED IN THE CITY OF NOVI, COUNTY OF OAKLAND, STATE OF MICHIGAN, TO WIT:

7,07 T SOUTHEAST 1/4 OF SEGTION 21, TOWN, 1 NORTH, RANGE & EAST, Gy, o

£ NORTH B s

CenTeRine OF Eloh
£1 70, THE NORTUERLY RIGHT OF WAY LNE
INT OF BEGINNING; THENI
LINE
T 290,41 FEET; THENCE NORTH 88°45'33'

: THENCE SOUTH 83°48'33" EAST 860.00 FEET:
THENCE SOUTH 00°07'09" EAST 750.00 FEET TO THE POINT OF BEGINNING.
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Know what's below.

Tree Tag# Data Code Bats. Comments. Landmark Tree | To Be Removed Call before you dig.
1785 ACPL Acer platanoides Norway Maple 2 No Yes Yes e Locumons o exsTHG.
1786 PIGL Picea glauca White Spruce 18 Fair No Dead Branches No Yes N, A APFRDIMATE Wa
1787 ACSAN ‘Acer saccharinum Siver Maple 52 Fair No Fused Trunk Yes Yes UBEPEICENTLY VERIIED 81 T
1788 ACSA ‘Acer saccharum Sugar Maple 2 Fair No Topped For Utilty Line No Yes HE SONTRACToR SHALL DETERANC|
1789 ACSA ‘Acer saccharum Sugar Maple 25 Fair No Topped For Utilty Line Yes No nE R T Bt |
1790 MASPP Malus species e/ Crabappl 16 Fair No Two Trunk (21): 12; Dead Main Branches No Yes B ALY mesecivaBLe Tor A
1791 ACSAN “cersaccharinum Siver Maple 615 Good No 21: 29, Fused Trunk Yes Yes Sy oy ks
1792 fI] Juniperus virginiana_| Eastem Red Cedar 145 Fair No Dead Branches, Missing Bark Yes Yes R WS
1793 MAGR Magnolia grandifiora Magnolia 16 Good No (Three Trunk (37): 12,8 No Yes
1794 ACSAN “Acer soccharinum Siver Maple 335 Good No Yes Yes [
1795 ACSA “Acer saccharum Sugar Maple 1 Good No No Yes I
179% ACSAN “Acer soccharinum Siver Maple 20 Good No No Yes NS S
1797 ACSAN cersoccharinum Siver Maple 2 Good No Yes Yes Ry AT
1798 ACSAN cersaccharinum Siver Maple 2 Good No Yes Yes I, S RSy
1799 ACSAN cersaccharinum Siver Maple 12 Good No Seven Trnk (71): 11,11, 85,65, 6,35 No Yes e,

237 AEGL Ohio Buckeye 325 Fair No Yes Yes PG @028 ATIEL L0 N
2238 MAGR Magnolia 175 Fair No o 14.5; No Yes RIS Sl o Wror
2246 GLTR Gleditsia triacanthos Honey Locust 36 Good No Yes Yes CONSENT OF ATWELL LLE
2247 ACSAN “Acer soccharinum Siver Maple 3 Fair No Dead Limbs, Trimmed Yes No

2402 san “Acer soccharinum Siver Maple 05 Good No Fused Trunk Yes Yes g

2403 MOAL ‘Morus alba White Mulberry 16 Good No 31:13,11 No Yes 4 2

2104 MOAL Morus alba White Mulberry [ Good No No Yes ¥
2405 MOAL Morus alba White Mulberry s Good No |ori7 No Yes m e
2406 MOAL Morus alba White Mulberry 17 Good No 21: 6 Fused Trunk No Yes 228
2107 MOAL ‘Morus alba White Mulberry ) Good No Fused Trunk No Yes =3
2408 ACNE Acer negundo Boxelder 8 Good No No Yes. =82
2209 MOAL Morus alba 2 Good No No Yes =R
2410 AcE Beer nequndo Borcider 2 Good No [0 No Yes § "z
211 ACNE Acer negundo Boxelder 13 Good No Fused Trunk No Yes h =
2a12 PRAV Prunus avium Sweet Cherry 165 Good No No Yes < ﬁ

213 ACSAN “Acer soccharinum Siver Maple 18 Good No No Yes 2

2a14 MOAL Morus aiba White Mulberry s Good No No Yes g

215 FRPE GreenAsh 105 Fair No Four Truk (4T): 8.5, 9.5,6; Dead Main Trunks No Yes

2416 ACNE “Acer negundo Bovelder © Good No No Yes

2017 ACsA Acer saccharum Sugar Maple 13 Good No No Yes

2018 PPy Picea pungens Blve Spruce 105 Good No No Yes

2019 POTR e 8 Good No No No

2420 ACNE Acer negundo Boxelder 30 Goo No o6 No No -

21 MOAL Morus o 155 oo No 21 4; Fused Trunk No Yes

2a22 ROPS Black Locust s oo No No Yes

203 RoPS Black Locust s oo No ] No Yes

2524 RoPS Black Locust 2 Goor No | Yes Yes

2425 ROPS Black Locust ) Goo No | No Yes

L \Bna A P ST P ST\ -2 /472 255 P CY NS
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NOVEMBER 6, 2024

02/28/2025 PeR ey
06/27/2025 PER oITY
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LAYOUT NOTES

1. THE DEVELOPMENT WILL CONTAIN PRIVATE ROADS. THE PROPOSED GONNECTION WILL
BE GOORDINATED WITH THE ROAD GOMMISSION OF OAKLAND GOUNTY.

2 THE ROAD WIL NOT BE GATED.
3

LANDSGAPE BUFFERS WILL BE PROVIDED ON THE SIDES OF THE DEVELOPMENT AS
SHOWN BUFFERING THE PROPERTY FROM THE ADJAENT USES.

4. LANDSCAPING SHOWN IS PRELMINARY AND SUBJECT TO CHANGE.

ALL SIDEWALKS AND SIDEWALK RAMPS SHALL BE ADA COMPLIANT AND SHALL CONPLY WITH
BARRER FREE DESIGN STANDARDS.

5. NO_ON-STREET PARKING IS PROPOSED. UNIT GARAGE AND DRIVEWAY PARKING EXCEEDS
B PARING REQUREMENTS, Ko FARKIG SCUAGE 10 BE PLAGED N AREAS GF RoAD
CURVE RADII LESS THAT 23

7. AL ON-SITE SIGNAGE AND PAVEMENT MARKINGS SHALL BE IN COMPLIANGE WITH THE
TS,

B, PROPOSED BULDING FACADES WLL HAVE A MINMUM OF 30% BRICK OR STONE.

THE JOTAL PROPOSED FLOCR SQUARE FOOTAGE OF EACH DHELLIG UNIT VARES FRON
3200 10 4,300 SQUA

10. SGHT DSTANCE TRIAGLES SHOW FOR 3.5 EVE HEIGHT N AGCORDANCE WIH T
AFETY STANDARDS APRIL 22, 2015 (2011 AASHTO,
T DSTANCE o STEED. LT FOR 55 e, AND 2 LANES, OF TRsEC 18 D18

F NOVI HAS NO RESPONSIEILTY TO IMPROVE OR MAINTAIN THE PRIVATE STREE

ooy o s
CONTANED WTHK OR PRIVATE STREETS PROVDING ACCESS 10 THE PROPERTY DESCRBED

below.
CaII before. you dig.
s rEROATE Wax
A AR N e
soEFEEILY Ve

CPROT Qa5 ATELL LG 1o

WETLAND SUMMARY l H
TOTAL WETLAND AREA: PIVEE] .
IMPACT AREA 000 ACRES m 2
zs%
E
VARIES E]
g
258 < g
B5% LT AREA TABLE 8
LOT N0 | AREA (5P) | LaT wiomHs | D/W RATIO
e
soe T [ wesara | wsom 2
05 AcRE
L YARD G 2 2187557 | 134.05° 2
4 3 | owsear | rzran 3
E 25 IEEE 7 —
; SE -
2 T 5 | zs98305 | sser 52 —
i i « Tmmne | D 2 -
7 |z | ver T u 3
- @ ]
a | 290957 | 1267 ) 3 H
B
R T wlo| g
—lel=s|=
- 10| 2310 | reaer &) slzlc| -
= <|z|Z
88% z|& z
&5 AVERAGE LOT AREA: 23,622 SF =] Bl I =
TOTAL LOT AREA: 236218 SF 5z 2
= >
I + LOT WDTH IS MEASURED FROM SDE wle|E]°
Erm LOT UNE 70 SIDE LOT UNE AT FRONT als|5|e
3| @) SETBACK = =
3§ o e
s <
/ z e
H S
TYPICAL LOT_DETALL =
50 Feer
DSTANGE

BETHEE
BRIV o Lor e VARES. WL BE
FINALIZED IN FUTURE PLAI

NOTE: ALL TRAFFIC SIGNACE WL
COMPLY WITH CLRRENT MNUTCD
STANDARDS.

PAVING QUANTITIES

PAVING

Quantity _Unit
Bituminous Surface Course (L5") ,004 SY.
Bituminous Base Course (2") 3,004 S,
8" 21AA Aggregate Base 3602 SY.
Concrete Curb & Gutter 1922 LF.
Concrete Sidewalk (4" conc.) 9933 SF.

MARIELLA ESTATES
REZONING OVERLAY
LAYOUT PLAN

CONCEPTUAL PLANNED

BRACIOLE BROTHERS, LLC

CLENT.

DATE
NOVEMBER 6, 2024

02/28/2025 PeR ey
06/27/2025 PER oITY

LEGEND

BOUNDARY LINE
EXIST. EASEMENT
SEGTION LNE

—— — — —— —— BOLNDARY/PROPERTY LINE

EXIST. WETLAND
PROP. DETEI

REVISIONS

NTION
— ————  PROP. ROAD CENTERLINE
PROP. ASPHALT

[scAE 0 25 s0

1 S0 FEET

PROP. BULDING or__ s« Jlon cr
PROP. WALK PM._CR
l \ I —— oo
- FROP. NO. PARKNG SN (R7 1) o8 25002817
l IR

PRELIMINARY - NOT FOR CONSTRUCTION
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SANITARY RIM 87401
SATARY R 97150

Si350
RN
<
saTagy 713
SANTARY R 97440 iR

VARIABLE WDTH
B sszw
he
¢ GREENEEU
54 o GREENBELT
B35, ho1e:

]

N .
5

~

SANITARY [RiM |988.5
st
W

@~
@

LEGEND

7.08 2079

T—2 Fire Truck feet
Width s

K
4o Lock Time : 6.0
Steering Angle :50.0

T-2 FIRETRUCK DETAIL

NOT TO SCALE

SounoRRY Une

[E— e Y

R — i

T T SoweroreRy e
[ s weriAND

— — — ——  EXIST. WETLAND BUFFER
————————  EXIST. WATER MAN

— 3 EXIST. SANTTARY
—————G——  EXST. 645
— <—  EXST. STORM
~ EXIST. CULVERT
oo EXIST. CATCH BASIN/INLET
p— EXIST. HYDRANT
@ EXIST. VALVE
o EXIST. SANARY SEWER

PROP. DETENTION
———— — —————  PROP. ROAD CENTERUNE
PROP. ASPHALT

PROP. BUILDING

PROP. WALK

PROP. STORM SEWER
PROP. SANITARY

PROP. WATER MAIN
PROP. END SECTION
PROP. CATCH BASIN/INLET
PROP. STORM MANHOLE
PROP.

PROP. HYDRANT

F]
H
H
]
£
H
R

UTILITY NOTES

[

THE DEVELOPUENT WL BE SERVED BY PUBLIC WATER AND SANTARY SEWER. THE LOGATIONS OF THE EXISTING

WATER AND SEWER AS SHOWN ARE_APPROMIMATE. FIRE PROTECTION IN ACCORDANCE WITH CITY OF Ni

STANDARDS WILL BE DEPICTED ON SUBSEQUENT SUBMITTALS

ALL FIRE HYDRANTS AN WATER MAINS SHALL BE INSTALLED
BUILDING CONSTRUCTION.

AND IN SERVIGE PRIOR TO ABOVE FOUNDATION

Know what's below.
Call before. you dig.
AN APEROMNATE WAy

A AR N e
soEFEEILY Ve

CPROT Qa5 ATELL LG 1o

311 N. MAIN ST.
734.994.4000

ANN_ARBOR, MI 48104

.QLVXEJ;!:

S0 WoE 3. WATERMAIN AND SANITARY SEWER SHALL BE LOCATED APPROXMATELY B.5' OFF THE BACK OF CURE
VATER WA
W st 4 IT1S ASSUMED THAT THE BALLANTINE PROJECT DRECTLY T0 THE NORTH & EAST WILL BE CONPLETED PRIOR T0
L THE START OF CONSTRUCTION OF THIS PROJECT.
3 gAN\W" 5 WATERMAN SHALL B 8 DLF.
A eAsauENT 6 SANITARY SEWER SHALL BE 87 SDR-26 | —
Q5 | 7. SANITARY SEWER LEADS SHALL BE SDR-23.5 —
o | & B 6_INGH HYDRANT LEADS ARE ALLOWED FOR LEADS LESS THAN OR EQUAL TO 25 FEET IN LENGTH. B-INGH LEADS 2
= 2| URE REQUIRED FOR LEADS CREATER THAN 25 FEET IN LENGTH b z
= _. . H
= 1 X' | | 9. ALL GATE VALVES 8'OR LARGER SHALL BE PLACED IN A WELL WITH THE EXCEPTION OF A HYDRANT SHUT OFF ® ]
\ [ == —SEER i "“S]A'ﬁ%;v N z | VALVE. A VALVE SHALL BE PLACED IN A BOX FOR WATER MAN SWALLER THAN B’ o B
L AND GAS _ | come o = 10. SANITARY LEADS SHALL BE BURED AT LEAST 5 FEET DEEP WHERE UNDER THE INFLUENCE OF PAVENENT. _lels|=
|~ Serrror 'wm_ clppive NELE mn AN Ly MEEHE
o A H ==z
| P o B z | x e
| Lk 3 wlz
' mswc e = 2lc]95|3
| WATERVAN e 8 SANITARY BASIS OF DESIGN e
o ¢ _ 4 Il » Az E
| | Senvice Areas M E
S R ~ =
[ " d On site 9.36 Acres 3 2
‘—" Off site: 0 Acres. z =
T T | ' | Total 9.36 Acres H o
& | | -
e Noror s S iy U
w 57509 { |
SANTARY R 87298 | | Onsite 10 REUs
5N 438 | Off site (assuming 4 REU's acre) 0 REU
| Total 10 REUs
iy
L No. of Users per Unit 3.2 persons Q o
& Total Expected Population Served 32 persons E R
Average Daily Flow (per capita) 100 G.P.D. e Zg
Design Population Densities: 3.4 personslacre g ;( S z
Peaking Factor 400 POP less than Elaa e
= L 3
_ 500) o 2 >
- | El< Se &
~ - — Average Flow. POP * 100 = 0.0032 M.G.D. JFZ 2
| 222 GPM g o &8 5
0.0050 C.F.S. x ON
Sl< zW
= <|s g
/ Peak Flow: 00032 0.0128 M.G.D. 13 =
33 250" HYDRANT COVERAGE . :‘g: g:g
gg2 GROLE (TYP =
[t 4 ]
g8, Pipe Capacity: 8 in. diameter A= 0349 sf S
H a5 = 0.40% slope 0.167 ft DATE
b R 0013 Manning's n' NOVEMBER 6, 2024
z 85
F By | a2/28 /202
3 58 . _ 5 PER OITY
z §gi Manning's Capaci 0.766 CF.S. 06727 /2025 PER o
g EEH | Velocity Flowing Ful 220 FPS
g2
/ WATER BASIS OF DESIGN
20 WIDE_SANITARY Number of Single Family Units: 10 Units
SEVER EASEVENT PER =
Residential Equivalent Units: 10 REUs
Rl \ No. of Users per Unit 32 persons
L58792, PG.10T Total Expected Population Served: 32 persons.
QUANTITIES Average Daily Flow (per capita): 100 G.P.D.
VARIABLE WDTH OPEN o ity unt Peaking Factor 2.50 (Per Novi Code for
SPAGE PRESERATION e Y Population less
Faaoue, peAot Hydrant Assembly 2
8" x8"x8" Cut-in-Tee 1 EA Average Flow: POP * 100 = 0.0032 M.G.D.
5 Valve inwel 1en REVISIONS
‘ Peak Flow: 0.0032 *250= 0.0080 M.G.D.
| scAE 0 25 5o
sanmary Quantity_unit
1 ~ e w57 L 1" — 30 FEET
4+ Manhole 5 A or. sk Jlen. R
PM. CR
sroRm Quantity_unit [Book =
12" C76 RGP Storm Sewer 2150 L
2 iniet 4 b8 23002817
 Manhole 2 e [SHEET No.
# CatehBasin B
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|
|
|
m} LAYOUT NOTES below.
2 1. THE DEVELOPMENT WILL CONTAIN PRIVATE ROADS. THE PROPOSED CONNECTION WILL .
L} BE GOORDINATED WITH THE ROAD GOMMISSION OF OAKLAND GOUNTY. CaII before you dig.
g | 2 THE ROAD WLL NOT 8€ GATED JEsmen o s
o) L i QICE’%’#‘SEJ"
= 3. LANDSCAPE BUFFERS WILL BE PROVIDED ON THE SIDES OF THE DEVELOPMENT AS
3 SHOWN BUFFERING THE PROPERTY FROM THE ADJACENT USES. Dl 58 11 RESRESENTATIE.
‘ 4. LANDSCAPING SHOWN IS PRELMINARY AND SUBUECT TO GHANGE. sy
| 5 ALL SIDEWALKS AND SIDEWALK RANFS SHALL BE ADA COMPLIANT AND SHALL COMPLY WTH B AR AR
! BARRER FREE DESIGN STANDARDS. 5 AL ousces wich wet < f
| 5. N_ON-STREET PARKING IS PROPOSED, UNIT GARAGE AND DRIVEWAY FARKING EXCEEDS PREECRR GRS il M
B PARING REQUREMENTS, Ko FARKIG SCUAGE 10 BE PLAGED N AREAS GF RoAD f Y
I CURVE RADI LESS. THAT 2301
o
\ l } 7. A OU-SITE SIGUAGE D PAVENT NARKINGS SHALL BE I COMFUANCE WTH T casTucIon STE Sy s 7
“ B. PROPOSED BULDING FACADES WLL HAVE A MINIMUM OF 30% BRICK OR STONE. MOXPECIED T0 AGSUME Y
BT AT A
o i
(TYNE CONDOMNIUN, ORKLAYE 1
RecORDED \ USEE oy P"C‘ VARIASLE WOTH AFETY STANDARDS APRIL 22, 2015 (2011 AASHTO, CPROT Qa5 ATELL LG 1o
N cony SAUTAE SR I T D ST ST O 2o 2 00 TR e 0,0 e R
. N Vcﬂgu | 11 CITY OF NOW AS NO RESPONSIBLITY To IPROVE OR MANTAN THE PRVATE STREETS e e
£ s B \ SRR B2 SRIREATIAE ST RS YR
EE758s, panst } = 4 §
" Ng;ﬁg}.gg.m | g WETLAND SUMMARY H
= NN PARK . +— H
H \ sy WOTH SASEUENT S8 ROSLIN oL 60,00 (Raa £ TOTAL WETLAND AREA o1 AaEs [
> e PRESERVATON AN | | H INPAGT AREA Q.00 ACRES 3
P pen La758s, PO - = El 5o
DRA‘NAG WETMND Eu}EAGE WETLAND | \ ! E =3
[ a5\ iR I | g| 258
Q } ] VARIES 288
I g B 5°
- & z H
- / ’ o FE h =
B \ i g3 §
‘ 1 ®| @ye 232 <
Sk [ EE B3% Lo AReA TABLE -4
‘ ] o7 w0 [ARER (51 | Lot wome [ o/ ATS
gl 1o
e 5 soe T | zEme | tesor &
: | gl YARD 0.5 ACRE
A 7 3| pamo QR 2 | zmeeds | w200 iz
PP, & h g 5 | 2@ | 2oz B
Sodhix - E s AR A
PROP. - — WATER MAN : e 5 [z | oser 7
- — 5 EASEMENT SDE j-varo_| - 5
: e ENTRY 5 |2zmra | v s ] _
3 ] SRy IS e ul ES
il RS 2 EAL 5 | 290957 | 12647 i) 3 I
—= ; S
& mpEA 5 | zweo | e T wl<|2
pZ s — | © = =
> = - 0| zieesi0 | izeer ) o =N =0
" ! o = 28| <z
% 2 g 88g| z |z =
& — =y 2 2 5 AVERAGE LOT AREA: 23,622 SF e
® NREOR /L 768 T0 TTe = TOTAL LOT AREA: 236216 5 =
TROSTER AND. el JERT | ) B o 7 AN
SEATING AREA UNE ON LOT 8 | H + LOT WIDTH IS MEASURED FROM SIDE wle | &
© PROP. ACTVE OPEN = s SoEwALK LOT LIRE T SIDE LOT LINE AT FRONT 2N R=N RS S
B SPACE PARK W \RoP. WALL g = 5 23 %) SETBACK = =]
H DA et ALK (el 3 b 3¢ B - Z
| oot AN 5 | L
o 2 2 Ed
op |0 B\ | [ H E S
B 5
e TYPICAL LOT DETAIL =
— 0 = 50 reer
o H osTANGE pETIE
| H e VARES. WL b
\ FNALIZED N FUTURE. FLA
L
EASEUENT
|, KW PERIL o 9 a
3 ; \ BUFFER STRIP Sl 85
e \ i \ - I o ] s
' s | STEVEN & KEL CON 5 gl %z %
| 010 \ ]
i PN 223 400~
' | \ gloat a
' | £ L3
2 I} \ | Pl % glz2a 5
2,5 . | &3 |5 5% ©
252 | | 9 | 32z ¢
SBsar Jeres A (I e
08 | g | W iis 3
S5igs | T &N
Iiu Sl zw
E | |3 Sx
Z38y & s}
it J—
823" - ——
EEEER - — NOTE. ALL TRAFFIC SIGNAGE WL -
©322% M - ADAM & STEPHANIE BEATTIE COMPLY WITH CURRENT MNUTCD =
23228 =l A 22 51-400-009 STANDARDS. A
£2.3 . ZonED: RA 3
22885 ] 25
£ 328° | | e "NOVEMBER 6. 2024
S | i .
25 et ! i PAVING QUANTITIES
g go5 | i i PAVING Quantity _unit 02/28/2025 per oty
it 3 ! 5 Bituminous Surface Course (15') 7 06/27/2025 PER CITY
L gE; g . | Bituminous Base Course (2') S004 s
= 3< 8 \ 4 8" 21AA Aggregate Base 3602 S..
z SE9 ls7.89 Concrete Curb & Gutter 1922 LF.
g B | : Concrete Sidewalk (4 conc.) 9933 SF.
T gR
2 w2y 17280 | N
2 EH -
,/g 25
LEGEND
207 WDE SANITARY
seieR EASEIENT BOUNDARY LINE
92, EXIST. EASEMENT
ATER SECToN LN
PR (AN EASEMENT PER —— —— — —— ——  BOUNDARY/PROPERTY LINE
AN Eren, paton — /
i, opAN — £XST. WETLAND REVSIONS
ED \N LBER 58792, IDTH OPE! PROP. DETENTION [ScALE 0 25 50
92:56"13\5 e ARD. GOUNTY RECORDS \g»;w'x\égtgkgsmmm FROP. ROAD CENTERLINE
7 PER
AN PROP. ASPHALT 1" = 50 FEET
PROP. BULDING or__ s« Jlon cr
PFROP. WALK PM._CR
PROP. STOP SIGN (R1 800K -
- PROP. NO PARKING S\GN (R7 1) JoB 23002817
SHEET o.
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MATCHLINE - A

ans) 3034
Citnd =

/4

FULL DEPTH

575360

SAWCUT AND/OR
B ILL BUTT
7 o v e e o WA JOINT.
-
e = !

\ 71,08

|

—_— —_—

5 70 FRONT E0GE 0F GUTTER PAX

en USE “X JOINT IF THE ORIVEWAY
AND CURS ARE P
MOWLITHICALLY OR SYIeo.
JOINT IF THEY ARE POLRED
N STAGES.

ALIGH ORIVENAY RETURN TO FIT OPENING IN CURS & GUTTER

RIDIUSAS SPECIFIED ON PLAKS
_— ean EPOXY CONTED #5 BARS OR S DIFECTED BY THE ENGINEER
- (18" LONG) AT 24° CENTERS —

—ror L

L armen
A
PLANE 0F VEACNESS JOINT

aumreR

1 ExpuisIon JoIvT
(FoR CIRS & GUTTER
WOT TIED To

CONCRETE PAVEIENT)

17 EXPAISION JOINT
(FOR CURB & GUITER
AT TIED TO
COVCRETE PAVEIENT)

126 + R & UTTER

THicRwESs

Paven

S EINFORCEIENT AS 1N ADIACENT CLRB & GUTTER

SECTION A
CONCRETE DRIVEWAY OPENING, DETAIL M

urice o

senn

CcaETe
10/ U

CEE |
CET (|

MICHIGAN DEPARTMENT OF TRANSPORTATION
BUREA OF HIGHWAY DEVELOPMENT STANDARO PLAY FOR

DRIVEWAY OPENINGS
& APPROACHES,
AND CONCRETE SIDEWALK
o | Reol |1

WO

wore
FOR ROADWAYS WITH CONGRETE PAVELENTS, LONGITUOINAL LANE TIES WILL
BE CONTINUDUS THROUGH THE RIVENAY OPENING MWD THE SPACING OF THE

BARS N COICRETE DRIVEWAYS SHALL 56 ADJUSTED T0 AVOID CONFLICT
VITH THE LOVGITUDINAL LRI TIES.

9302014
TRV

MDOT M TYPE CURB OPENING

NOT 10 SCALE

MDOT ’B2’ CURB

NOT T0 SCALE

\V
A '
GRAVEL % p
SHOULDER ¢ oo 3
= ore ———o \Z\M H
H
TsEE
a75.80 —— S —— 7
57502 o :
—— e b
g —— ) . | 2
I - - - | 5
—_— 1
15,
®
FULL DEPTH o
SAWCUT AND/OR -
— = MILL BUTT
70576 o
JOINT.
100 TAPER I
- —
BITUMINOUS . _—
[

MATCHLINE - A

NOTES:

ALL WORK IS T0 BE PERFORMED IN ACCORDANCE WITH THE REQUIRENENTS OF THE ROAD
RCOG). RCOG MUST PROVIDED APPROVALS FOR ALL

AN IGNS IN THE RCOC RIGHT-DF-WAY WILL BE INSTALLED BY RCOC BEFORE
col N
CALL INSPECTGR OR PERMIT SUPERVISOR BEFORE RICHT-OF—WAY CONSTRUCTION.
AN TWO—! AT ALL TINES.
LANE CLOSURES RESTRICTED 10 SAM—3PM, MONDAY—FRIDAY.
EPARATE PERMIT IS REQUIRED FOR ALL UNDERGROUND UTIITES WITHIN IN THE RCOC

RANPS & SIDEWALKS MUST MEET ADA SPECIFICATIONS,

FIXED OBJECTS TO BE MINMUM § FEET OFF BACK OF CURE DR 12 OFF EDGE OF
PAVEMENT.

OVERHEAD LINES TO BE A MIMUM OF 14 FEET 6 INCHES ABOVE TOP OF PAVEMENT.
PROPER SIGNING IS REQUIRED BEFORE ANY WORK N RCOC RIGHT—OF—WAY IS STARTED.
MAINTAIN A NINMUM 3 FOOT FLAT AREA BACK OF CURH AND A MAXIMUM 1 ON 3 SLOPE
TO EXISTING.

SPOT GRADES SHOWN ARE TOP OF CURE, EDGE OF METAL AND DITCH FLOW LINE.
THE_PROPOSED PATHWAY WITHN THE SHALL MATCH EXISTING GRADES AT BOTH

THE WORK WILL NOT BE WTHIN S00' OF A WATERBODY OR WATERCOURSE. A SESC
PERMT VILL BE OBTANED AS PART OF THE ONSITE WORK.

CONTRACTOR SHALL FIELD VERFY ALL EXISTING UTLITY LOGATIONS. INVERTS. AND
RADES PRIOR TO THE START DF ANY WORK.

STAGING AND STOCKPILING OF NATERIALS WiLL OCCUR ONSITE AND WLL NOT BE WITHIN

THE ROW.
. PARKING DURING CONSTRUCTION WILL BE PROVDED ONSITE. THERE SHALL BE NO
PARKING

ON THE EXISTING NON-MOTORIZED P A
TWO COPIES OF AS—BUILT PLANS SHALL BE SUBMITTED TO THE CITY ENGINEER WITHIN 30
DAYS OF THE COMPLETION OF THE UTILITY INSTILLATION.

. GRAVEL SHOLLDER SHALL GONSIST OF 8" OF MDOT 23A COMPAGTED AGGREGATE

I 760 ot
TN TS T ok | -

MDOT 'F4’° CURB

NOT 70 SCALE

LEGEND

BOUNDARY LINE
EXIST. EASEMENT

SECTION LINE
BOUNDARY/PROPERTY LINE

— EXIST. WETLAND

PROP. DETENTION
PROP. ROAD CENTERLINE

PROP. ASPHALT (100,182 SF)
PROP. BUILDING

PROP. WALK (37,610 SF)
PROP. ACCESS PATH

Know what's below.

Call before you dig.

JOM N APEROMATE War
A AR N e

NOEPEIGENTY VERIIED &Y THE

ooPYRIGHT 2005 ATHELL Lo

o

311 N. MAIN ST.
734.994.4000

ANN_ARBOR, MI 48104

ATWELL

o

SECTION 31
TOWN 01 NORTH, RANGE 08 EAST
CITY OF NOVI
OAKLAND COUNTY, MICHIGAN

MARIELLA ESTATES
REZONING OVERLAY
8 MILE FRONTAGE PLAN

CONCEPTUAL PLANNED

BRACIOLE BROTHERS, LLC

CLENT.

DATE
NOVEMBER 6, 2024

02/28/2025 PeR ey
06/27/2025 PER oITY

REVISIONS

[scAE 0 15 30

1 30 FEET

oS o oR

PM._CR

ook ——

;0823002817

[SHEET No.
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g
Park i
r additional

Seating Area and
Trash Receptacle

Basketball
Court

Know what's below.
Call before you dig.

UNGERGROUND. OTLITES.

norice:
CONSTRUCTON STE SAFETY IS THE

oPYRIGHT 2025 ATHELL Lio to|

311 N. MAIN ST.

ANN_ARBOR, MI 48104
734.994.4000

ATWELL

o

SECTION 31

TOWN 01 NORTH, RANGE 08 EAST
CITY OF NOVI
OAKLAND COUNTY, MICHIGAN

MARIELLA ESTATES

CONCEPTUAL PLANNED

BRACIOLE BROTHERS, LLC

REZONING OVERLAY
CONCEPTUAL AMENITIES PLAN

CLENT.

DATE
NOVEMBER 6, 2024

02/28/2025 PeR ey
06/27/2025 PER oITY

REVISIONS

[scAE 0 30 6o

60 FEET
SK_[[cn. CR

PM._CR
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2 - 3 clean STONE PLAN VIEW

'CONSTRUCTION. SPECIFICATIONS
STONE — USE COARSE AGGREGATE (2 — 3 INCH STONE)
LENGTH — 50' MIN.
THICKNESS ~ NOT LESS THAN EIGHT (8) INCHES.

WIOTH ~ 12 M

STABILI CONSTRUCTION ENTRANCE AND STONE LAYDOWN
NOT TO SCALE

PLAN

4° CONCRETE
2% UAX
ROy ; ¥ T

4° MDOT GL Il SAND LEVELING
LAYER COMPACTED TO §5% MIN

CONCRETE SIDEWALK SECTION
scal

NOT O

LE

BOULDERS COMPACTED BACKFILL

UNDISTURBED SOIL

1. PREPARE SOL BEFORE INSTALUNG BLANKETS, INCLUDNG ANY NECESSARY APPLICATION OF LI,
FERTIIZER, AND SEED.

2.BEGIN AT THE TO OF THE SLOPE BY ANGHORNG THE BLANKET IN A 87 DEEP X 5% WOE TRENGH

H. ANCHOR THE BLANKET WTH A ROW OF STAPLES/STAKES APPROXMATELY 12° APART N
£ BOTIOM OF THE TRENGH, BACKRILL IPACT THt. TRENGH AFTER STAPLNG.  APPLY SEED
SOL AND FOLD REMAINING 12° FORTION OF BLANKE' o

TO CONPACTED RTION & Ak
COMPAGTED SOIL. SEGURE BLANKET OVER CONPAGTED SOL WTH A ROW OF STAPLES/STAKES
SPAGED APPROXMATELY 12 APART AGROSS THE WOTH OF THE BLANKET.

3/ROLL THE BLANKETS (4) DOWN OR (8 HORIZONTALLY ACROSS THE SLOPE. BLANKETS Wi
UNROLL WTH APPROPRATE SDE AGAINST THE SOL SURFACE. ALL BLANKETS NUST BE SEGURELY
FASTENED TO SOL SURFAGE BY PLAGNG STAPLES/STAKES IN APPROPRIATE LOGATIONS AS PER
VANUFACTURES RECOUNENDATION.

4. THE EDGES OF PARALLEL BLANKETS MUST BE STAPLED WITH MNKUM 6° OVERLAP TO
PROPER SEAM ALIGNMENT, PLACE THE EDGE OF THE OVERLAPPING BLANKET (BLANKET BENG
INSTALLED ON TOF) EVEN WTH THE SEAM STITCH ON THE PREVIOUSLY INSTALLED BLANKET.

5 CONSEGUTIVE BLANKETS SPLIGED DOWN THE SLOPE_ MUST BE PLAGED END OVER END (SHINGLE

) 'WITH AN APPRONATE 3 OVERLAP. STAPLE. THROUGH OVERLAPPED AREA, APPROXMATELY
12 APART AGROSS ENTIRE BLANKET WDTH.

6. PLACE STAPLES/STAKES PER MANUFACTURE RECOMMENDATION FOR THE APPROPRIATE SLOPE BENG
ey
NoTES:

1. N LOOSE SOL CONDITIONS, THE USE OF STAPLE OR STAKE LENGTHS GREATER THAN 8° NAY BE
NECESSARY T0 PROPERLY SECURE THE BLANKETS.

2 FOLLOW EROSION CONTROL TECHNOLOGY COUNGIL SPECIICATION FOR PRODUCT SELECTION

EROSION CONTROL BLANKET (SLOPE INSTALLATION
NO SCALE

TOTAL OPEN SPACE = 2.65 ACRES

OPEN SPACE EXHIBIT
SCALE: 1° = 150 FEET

EEEEEEE TOTAL USABLE OPEN SPACE = 155 ACRES
RS

Know what's below.
Call before you dig.

H
I3
H
&
L
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STORM ARC INSTALLATION SPECIFICATIONS

GENERAL NOTES

1. STORM ARC SHALL BE INSTALLED IN ACCORDANCE WITH ASTM C891 STANDARD PRACTICE
FOR INSTALLATION OF UNDERGROUND PRE-CAST CONCRETE UTILITY STRUCTURES. THE
FOLLOWING ADDITIONS AND/OR EXCEPTIONS SHALL APPLY:

. IT IS THE RESPONSIBILITY OF THE INSTALLING CONTRACTOR TO ENSURE THAT
PROPER /ADEQUATE EQUIPMENT IS USED TO SET/INSTALL THE MODULES.

3. THE AGGREGATE FOUNDATION HAS BEEN DESIGNED BASED ON THE FOLLOWNG ASSUMPTIONS.
THESE ASSUMPTIONS WILL NEED TO BE VERIFIED BY A GEOTECHNICAL ENGINEER WHICH WILL
NEED TO BE EMPLOYED BY THE OWNER.

3. A QUALIFIED GEOTECHNICAL ENGINEER WILL BE EMPLOYED, BY THE OWNER, TO PROVIDE
ASSISTANCE IN EVALUATING THE EXISTING SOIL_CONDITIONS BELDW THE PROFOSED ENGINEERED
STONE_FOUNDATION. IF A STONE FOUNDATION DESIGN IS TO

OF THE SOILS BELOW THE STONE WILL NEED TO BE EVALUATED FOR ACCEPYAEIL\W IF THE
SOIL ARE DETERMI \NED TO BE UNACCEPTABLE, THE STONE FOUNDATION MAY NOT BE AN OPTION
FOR THIS LOCATI

3.2 A QUALIFIED GEOTECHNICAL ENGINEER WILL BE EMPLOYED, BY THE OWNER, TO EVALUATE
THE SOURCE OF STONE AGGREGATES THAT WILL BE PLACED ON PROPERLY COMPACTED SOLS.
THE AGGREGATE BASE COURSE FOR WHICH THE STORM ARC SYSTEM WILL BEAR DIRECTLY ON
SHALL CONSIST OF A 9° THICK BED OF 3/4” T0 1-1/2" DIAMETER ANGULAR STONE, WELL
COMPACTED AND SEATED. WITH NO FINES. AND A " THICK BED OF 3" ANGULAR AGGREGATE
(SEE DETAL 2003/20 ON SHEET z) PLEASE NOTE THAT THESE ARE ONLY MINIMUM

NS AND NGINEER SHALL BE USED TO DETERMINE
THE EXACV REQU\REMEN'VS FOR 7HE LOCATIONS THAT THE STORM ARC SYSTEM IS TO BE

3. THE CONTRACTOR SHALL REMOVE ANY AND All EXPANDABLE OR COLLAPSIBLE SOILS AT
THE DIRECTION OF A QUALIFIED GEOTECHNICAL ENGINEER,

3.4, THE AGGREGATE FOUNDATION SHALL BE INSTALLED SUCH THAT THE AGGREGATE EXTENDS
A MINIMUM OF 1'-0 PAST THE OUTSIDE OF THE SYSTEM (SEE DETAIL 2005/2.0).

35. THE 3/4° T0 1-1/2" AGGREGATE SHALL BE COMPACTED USING A VIBRATING ROLLER OR
PLATE COMPACTOR CAPABLE OF APPLYING A MINIMUM OF 4,000 LBS OF FULL DYNAMIC FORCE
TO ACHIEVE A FLAT SURFACE.

36. DISK, DRY, AND COMPACT THE TOP 8" OF THE SUBGRADE SOILS TO 95% OF THE
STANDARD DRY DENSITY AND 110% OPTIMUM MOISTURE CONTENT.

3.7. AGGREGATE SHALL BE GRADED WITHIN +/~1/4" OF THE GRADE SHOWN ON THE PLANS.

4. THE STORM ARC MODULES SHALL BE PLACED SUCH THAT THE MAXIMUM SPACE BETWEEN
ADJACENT MODULES DOES HOT EXCEED 3/4” (SEE DETAIL 2004/2.0). IF THE SPACE EXCEEDS
3/4" THE MODULES SHALL BE RESET WITHIN APPROPRIATE ADJUSTMENT MADE TO LINE AND
GRADE TO BRING THE SPACE INTO SPECIFICATION.

5. STORM ARC MODULES ARE NOT WATERTIGHT. IF A WATERTIGHT SOLUTION IS REQUIRED,
CONTACT STORM ARC FOR R[CGMMENDAT\ONS THE WATERTIGHT APPLICATION IS TO BE
PROVIDED AND IMPLEMENTED BY ONTRACTOR. THE CONTRACTOR IS RESPONSIBLE TO
ENSURE THAT THE SELECTED WATER'HGHT SOLUTION PERFORMS AS SPECIFIED BY THE
MANUFACTURER.

6 ALL EXI‘ERIOR ROOF AND EXTERIOR VERTICAL WALL JOINTS BETWEEN ADJACENT STORM ARC
EALED WITH 8" WIDE PRE-FORMED, COLD-APPLIED, SELF-ADHERING
ELASTOMER\C RES\N BONDED TO A WOVEN , HIGHLY PUNCTURE RESISTANT POLYMER WRAP,
CONFORMING TO ASTM C891 AND SHALL BE INTEGRATED WITH PRIMER SEALANT AS APPROVED
BY STORM ARC. THE JOINT WRAP DOES NOT PROVIDE A WATERTIGHT SEAL. THE SOLE PURPOSE
OF THE JOINT WRAP IS TO PROVIDE A SILT AND SOIL TIGHT SYSTEM. THE ADHESIVE EXTERIOR
JOINT WRAP SHALL BE INSTALLED ACCORDING TO THE FOLLOWING INSTALLATION

STORM_ARC IS DESIGNED TO BE USED IN CONJUNCTION WITH CONCRETE STRUCTURES TO
CREATE ONE OF THE MOST EFFECTIVE AND STRUCTURALLY SUPERIOR STORM WATER DETENTION
SYSTEMS N THE INDUSTRY.

ARC PARAMETERS:

1. © ARC DIVENSIONS ARE:

MID SECTION TOTAL:

TOTAL OVERALL WIDTH- 11—

WIDTH FROM OUTSIDE EDGES OF VERTICAL LEGS- 9'-4"
TOTAL OVERALL LENGTH INCLUDING KEYWAYS— 4'~4"
ASSEMBLED LENGTH- 4

RIGHT END SECTION:

TOTAL OVERALL WIDTH- 11°-3 11/16”

WIDTH FROM OUTSIDE EDGES OF VERTICAL LEGS- 9'~4"
TOTAL OVERALL LENGTH INCLUDING KEYWAY— 4'—
ASSEMBLED LENGTH- 4’

LEFT END SECTION:

TOTAL OVERALL WIDTH— 11°=3 1

WDTH FROM THE OUTSIDE EDGES OF VERTICAL LEGS- 9'~4"
TOTAL OVERALL LENGTH INCLUDING KEYWAY- #'~4"
ASSEMBLED LENGTH- 4

INSTALLATION DETALLS:

STORM ARC SECTIONS ARE DESIGNED TO UTILIZE ANY CONCRETE STRUCTURES THAT HAVE
SIDES WHERE THE TOPS FORM RIGHT ANGLES AND WIDTH OF 2' OR WIDER SUCH AS CHAMBERS,
VAULTS, CONCRETE BLOCKS ETC.

2. STEEL REINFORCED CONCRETE SLABS ARE USED TO SEAL THE END OF THE ARC ROWS.
THE SLABS ARE 10' LONG THE HEIGHT OF THE SLAB WHEN INSTALLED WITH ONE OF THE LONG
SIDES DOWN IS 12° LOWER THAN THE HEIGHT OF THE FOUNDATIONAL CONCRETE STRUCTURE
AND THE THICKNESS OF THE SLAB IS 4

ANY STRUCTURES UTILZING STORM ARC HAVE TO BE APPROVED AND CERTIFIED BY
GooDFLow SOLUTIONS.

4. ONCE THE FOUNDATIONAL CONCRETE STRUCTURES ARE INSTALLED LEVEL AND WITH THE
PROP[R SPACING SET THE END SLABS AT THE BEGINNING OF EACH ARC ROW. THE SLABS

OVERLAP THE FOUNDATIONAL STRUCTURES BY 3° ON EACH SIDE. THE SLABS ARE SECURED IN
PUACE B HAROVARE. PROVIDED WITH EACH SYere

. AFTER SLABS ARE PLACED AND SECURED START SETTING THE STORM ARCS. EACH ROW
BEGINS BY SETTING A LEFT END SECTION. THE BOTTOM OF THE SOLID END WALL SITS ON THE
TOP OF THE SLAB.

6. AFTER END SECTIONS ARE SET, PLACE THE MID-SECTION PIECES WITH THE OVER LAPPING
TOP & BOTTOM KEYWAYS TIGHTLY TOGETHER. TO CLOSE OFF THE END OF EACH ARC ROW USE
THE SAME PROCESS DESCRIBED IN DETAIL #2. THEN LOWER A RIGHT END SECTION TO SEAL
THE END OF EACH ROW.

7. ch MID-SECTIONS CAN BE PRODUCED IN LENGTHS LESS THAN 4'=4" TO ACCOMMODATE
ITH LENGTHS WHERE STANDARD ARC DIMENSIONS DON'T MATCH FOUNDATIONAL
STRUCIURE LENGTHS

/ GOODFLOW CHAMBER
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—EDGE OF STONE
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STORM ARC - XXXXXX NTS

STORM ARC - GENERAL LAYOUT PLAN VIEW NTS

FILTER FABRIC SPECIFICATIONS / PROCEDURES

6.1. USE A BRUSH OR WET CLOTH TO THOROUGHLY CLEAN THE OUTSIDE SURFACE AT THE
POINT WHERE THE JOINT WRAP IS TO BE APPLIED.

6.2. A RELEASE PAPER PROTECTS THE ADHESIVE SIDE OF THE JOINT WRAP PLACE THE
ADHESIVE TAPE (ADHESIVE SIDE DOWN) AROUND THE STRUCTURE, REMOVING THE RELEASE
PAPER AS YOU GO. PRESS THE JOINT WRAP FIRMLY AGAINST THE STORM ARC MODULE
SURFACE WHEN APPLYING.

7. IF THE CONTRACTOR NEEDS TO CANCEL ANY SHIPMENTS, THEY MUST DO SO 48 HOURS
PRIOR TO THEIR SCHEDULED ARRIVAL AT THE JOB SITE. IF CANCELED AFTER THAT TIME,
PLEASE CONTACT THE PROJECT MANAGER.

. IF THE STORM ARC MODULE(S) IS DAMAGED IN ANY WAY PRIOR, DURING, OR AFTER
INSTALL, GOODFLOW SOLUTIONS, MUST BE CONTACTED IMMEDIATELY TO ASSESS THE DAMAGE
AND TO DETERMINE WHETHER OR NOT THE MODULE(S) WILL NEED TO BE REPLACED . IF ANY
MODULE ARRIVES AT THE JOBSITE DAMAGED DO NOT UNLOAD IT; CONTACT STORM ARC
IMMEDIATELY. ANY DAMAGE NOT REPORTED BEFORE THE TRUCK IS UNLOADED WILL BE THE
CONTRACTOR'S RESPONSIBILITY.

9. STORM ARC MODULES CANNOT BE ALTERED IN ANY WAY AFTER MANUFACTURING WITHOUT
WRITTEN CONSENT FROM GOODFLOW SOLUTIONS.

PRODUCT IDENTIFICATION CHART

GOODFLOW STORM ARC — GFA
‘GOODFLOW CHAMBERS :

325 TALL X 8 L - GFC - 3
425 TALL X 8 L - GFC - 4
525 TALL X 8 L - GFiC - 5
625 TALL X 8 L - GFC - 6

GOODFLOW END SLABS :
GOODFLOW 3' TALL END SLAB SOLID “NO KNOCKOUT' - GFS - 3
GOODFLOW 3' TALL END SLAB "WITH PIPE KNOCKOUT* — GFS - K/0 -3
GOODFLOW 4' TALL END SLAB SOLID "NO KNOCKOUT' - GFS - 4
GOODFLOW 4’ TALL END SLAB “WITH PIPE KNOCKOUT' — GFS - K/0 - 4
GOODFLOW 5' TALL END SLAB SOLID “NO KNOCKOUT - GFS — 5
GOODFLOW 5' TALL END SLAB “WITH PIPE KNOCKOUT" — GFS — K/0-5
GOODFLOW &' TALL END SLAB SOLID “NO KNOCKOUT" - GFS - 6
GOODFLOW &' TALL END SLAB "WITH PIPE KNOCKOUT" - GFS - K/O - 6

GOODFLOW HARDWARE
GOODFLOW HARDWARE PACKAGE INCLUDING THREADED ROD AND STEEL SLAB ARM — GFH — 1

GOODFLOW MANHOLE — GFMH — 1 — SEE SPECIFICATIONS FOR MANHOLE COVER, RING AND
VER.

SUPER GEOTEXTILE SGT-160 (6 OZ)
DESCRIPTION wEton | MARvh | (vanvh

s TENSILE STRENGTH sompaz | twms | o7k
s ELONGATION sompassz | son son
TRAPEZOD TeAR STRENGTH noMDasss | soms ozerin
CBRPUNCTURE RESISTANCE astDesn | woms | zeme
PERMITTIVITY 4 ASTM D 4491 15sec 15sec”
WATER FLOW 4 ASTM D 4491 110 gpr‘t\/’l2 4480 liminfm®
APPARENT OPENING SZE (03) 354 soparst | 089S [ oz
v resTANCE AsTuDass | Towsooms | rowsoons
NOTE:

IF NOT UTILIZING A STORM ARC CONCRETE SCOURING PAD AT THE SYSTEM INLET(S). USE 12'
WIDE SGT-160 (6 0z) WOVEN FABRIC OR APPROVED EQUAL. CUT A MINIMUM 16" LONG PIECE
OF FABRIC PRIOR TO SETTING THE FIRST 2 ROWS OF CHAMBERS ON EITHER SIDE OF THE INLET
AND THE END SLAB WITH THE INLET. LAY OUT THE FABRIC SECTION SO THAT A MINIMUM OF
12° OF FABRIC WILL BE UNDER THE CHAMBER WALLS AND END SLAB WHEN THEY ARE SET IN
PLACE .

NOTES:

1. BEDDDING DEPTH SHALL MEET MANUFACTURERS SPECIFICATIONS.

2. THE CITY’S INSPECTING ENGINEERS SHALL VERIFY THE BEARING CAPACITY OF THE NATIVE
SOILS TO VERIFY ADEQUATE BEDDING DEPTH IS PROVIDED.

3. AGGREGATE POROSITY WILL BE TESTED AND RESULTS WILL BE PROVIDED TO THE CITY'S

INSPECTING ENGINEERS

AREA RESERVED FOR FULL
PLAN VIEW OF PROPOSED SYSTEM

STORM ARC - LAYOUT PLAN VIEW

NTS

™
GOODFLOW
SOLUTIONS
Manufacturer of Innovative Septic & Drainage Systems
. 23 Ryan Street H: (203) 869-2969
Stamford, CT 06907 F: (203) 869-2977

GOODFLOW  www.GoodFlow.com info@goodflow.com

THIS DRAWING WAS PREPARED TO SUPPORT THE PROJECT ENGINEER OF RECORD
FOR THE PROPOSED SYSTEM. IT IS THE ULTIMATE RESPONSIBILITY OF THE PROJECT
ENGINEER OF RECORD TO ENSURE THAT THE GOODFLOW SYSTEM'S DESIGN IS
INFULL COMPLIANCE WITH ALL APPLICABLE LAWS AND REGULATIONS. IT IS THE
PROJECT ENGINEER OF RECORD'S RESPONSIBILITY TO ENSURE THAT THE
GOODFLOW PRODUCTS ARE DESIGNED IN ACCORDANCE WITH GOODFLOW'S
MINIMUM REQUIREMENTS. GOODFLOW DOES NOT APPROVE PLANS, SIZING, OR
SYSTEM DESIGNS.

PROJECT_NAME:

CITY,_STATE:
ADDRESS_1:
ADDRESS_2:

PRECAST SOLID STORM ARC-001

PROJECT NO: XXXXXXXXX DATE: XX-XX-XXXX

DESIGNED BY: XXXXXXXXX CHECKED BY: XXXXXXXXX

SCALE: AS NOTED SHEET NO: 1 OF 4




STORM ARc INSTALLATION SPECIFICATIONS MAX. ARCH SERVICE REACTIONS FOR PRECAST CHAMBER DESIGN:
FINISH
HORIZONTAL : D.L. = 3.8 K/FT. LL = 8.1 K/FT GRADE —\ . .
1. THE FILL PLACED AROUND THE STORM ARC MODULES MUST BE DEPOSITED ON BOTH SIDES AT VERTICAL : DL = 1.5 K/FT. LL. = 2.4 K/FT \ 30° DIA. g
THE SAME TIME AND TO APPROXMATELY THE SAME ELEVATION. AT NO TIME SHALL THE FILL ACCESS
BEHIND ONE SIDE WALL BE MORE THAN 2-0° HIGHER THAN THE FILL ON THE OPPOSITE
SIDE. BACKFILL SHALL EITHER BE COMPACTED AND/OR VIBRATED TO ENSURE THAT BACKFILL HOWOE
AGGREGATE /STONE MATERIAL IS WELL SEATED AND PROPERLY INTERLOCKED. CARE SHALL 2
BE TAKEN,To PREVENT ANY WEDOING ACTION AGANST THE STRUCTURE, AND AL SLOPES /
WITHIN THE AREA TO BE BACKFILLED MUST BE STEPPED OR SERRATED TO PREVENT
WEDGING ACTION. BACKFILL MUST BE FREE-DRAINING MATEN\AL = ——
SEE ZONE 2 BACKFILL CHART ON_THIS PAGE FOR APPROVED BACKFILL OPTIONS. IF NATIVE t
EARTH IS SUSCEPTIBLE TO MIGRATION, CONFIRM WITH THE GEOTECHNICAL ENGNEER AND PROVIDE #50100C Jo
PROTECTION AS REQUIRED (PROVIDED BY OTHERS). | Qs sans
EQ. SPA.
2. DURING PLACEMENT OF MATERIAL OVERTOP THE SYSTEM, AT NO TIME SHALL MACHINERY BE vM“«Lr J 30" MAX. 10"
USED OVERTOP THAT EXCEEDS THE DESIGN LIMITATIONS OF THE SYSTEM. WHEN PLACEMENT
OF MATERIAL OVERTOP, MATERIAL SHALL BE PLACED SUCH THAT THE DIRECTION OR K SoTyToryeorseoTseoy o 5 Dc T
PLACEMENT IS PARALLEL WITH THE OVERALL LONGITUDINAL DIRECTION OF THE SYSTEM [o250e55s c”ﬁoﬂiw%uv:co::n o5 S osoeeseeas] L R R A R R
WHENEVER POSSIBLE.
DESIGN NOTES:
3. THE FILL PLACED OVERTOP THE SYSTEM SHALL BE PLACED IN A MINIMUM OF &' LIFTS. AT BACKFILL DETAIL
NO TINE SHALL MACHINERY OR VEHICLES GREATER THAN THE DESION HS~20 LOADING I DESIOU FER, 401 31814 W/AASHTO H5-20 LL ;
CRITERIA TRAVEL OVERTOP THE SYSTEM WITHOUT THE MINIMUM DESIGN COVERAGE. IF 2. F(
TRAVEL IS NECESSARY OVERTOP THE SYSTEM PRIOR TO ACHIEVING THE MINIMUM DESIGN 3. E/\R CD E 0
COVER, IT MAY BE NECESSARY TO REDUCE THE ULTIMATE LOAD/BURDEN OF THE OPERATING APPROVED ZONE 2 BACKFILL OPTIONS ZONE CHART & ONT SGHT oF SO < 120 =
MACHINERY SO AS TO NOT EXCEED THE DESIGN CAPACITY OR THE SYSTEM. IN SOME CASES, 5. FILL DEPTH = 0.5' MIN. T0 15.0 I SERED WL FEAVE MO \
IN ORDER TO ACHIEVE REQUIRED COMPACTION, HAND COMPACTION MAY BE NECESSARY IN OPTION REMARKS Z0NES ZONE DESCRIPTION REMARKS 6. REINFORCEMENT SHALL BE BAR PER ASTM AB15, GRADE 60 AND COVER SHALL BE SET IN FUL 30" INSPECTION PORT COVER
ORDER NOT TO EXCEED THE ALLOTTED DESIGN LOADING. SEE CHART FOR TRACKED VEHICLE WWR PER ASTM A185/A497, GRADE 65. MWTAW BED. ADWST TO GRADE
WIDTH AND ALLOWABLE MAXIMUM PRESSURE PER TRACK, THE STONE AGGREGATE SHALL CONSIST OF CLEAN AND FREE DRAINING ANGULAR #4 (11/2) STONE 7. REINFORCEMENT SHOWN (BAR) MAY BE REPLACED WITH WWR. ITH CLAY BRICK AND MORTAR (2
11/ sTon | MATERIAL THE SIZE OF THIS MATERIAL SHALL HAVE 100% PASSNG THE 2° SEVE ZONE 1 A FOUNDATION AGGREGATE RGORECATE (SEE NOTE 4) WANTAIN M, AREA OF STEFL  0.57 IN2/FT AND MAXMUM g:@ s ey \_ToP OF CONCRETE STORM ARC
4. FREE DRAINING AGGREGATE — MINIMUM B5% AGGREGATE RETAINED ON 3/4° SIEVE MAJORITY OF AGCREGATE WITH 0% TO 15% PASSING THE 3/4” SIEVE (ASTM SIZE #4). THIS AGGRECATE MATERIAL SPACING OF 10" : 4
AGGREGATE SIZE BETWEEN 3/4° AND 1 1/2°, MAXIMUM OF 5% OF MATERIAL PASSING #3/8 SIEVE. SHALL BE SEPARATED FROM NATIVE MATERIAL BY USING GEOFABRIC AROUND THE PERIMETER| - N
/ / B OR THE BACKFILL AS DETERMINED BY THE GEOTECHNICAL ENGINEER. FOUNDATION AGGREGATE 3 STONE AGGREGATE
5. FREE DRAINING, NO FINES, 3' AGGREGATE ~ MAJORITY OF STONE SIZE IN BETWEEN 1 1/2°AND é?‘é{éu\aﬂm) (NFILTRATION ALLOWED) | (SEE NOTE 5)
3" — VERY SIMILAR TO AASHTO (# #2 #3 & #24) STONE AGGREGATE GRADATION. FOUNDATION AGGREGATE 3" RECYCLED CRUSHED
IMPORTED PURE SAND IS PERMITTED T0 BE USED AS BACKFILL IF IT IS CLEAN AND
FREE DRAINING. THE SAND USED FOR BACKFILING SHALL HAVE LESS THAN 40% (NFILTRATION NOT ALLOWED) | CONCRETE (SEE NOTES 5 & 6) REINFORCING SECTION NTS RISER SECTION NTS
5, CRUSHED CONCRETE AGGREGATE IS KNOWN 10 REACT WIH WATER AND CAN NCREASE THE SaND BN 0 T A o SN $200 SIEVe TS VAR L
D TR RO T2 Uohe (huskeD & CATE IN BE SEPARATED FROM NATVE MATERIAL Y USNG LEOPABRIC AROUND T PERWETER OF ONFIED SOL CLASSFICATION
ZDNE 1B, IT IS IMPERATIVE THAT THE OF SUCH MATERIAL 9‘0\\-[ E[ VER\HED BY THE THE SAND BACKFILL. ZONE 2 BACKFILL (GW, GP, SW, SP) OR SEEE 307 DIA, ACCESS COVER GOODFLOW CHAMBER
ENGINEER OF RECORD AND/OR THE EROKCT GROTECHNCAL ENGNEER - BELOW 'FOR APPROVED N PROPOSED (GFA) GOODFLOW IDENTIFICATION CHART
BACKFILL OPTIONS SEFSEPRECTT(WJOP;E;‘O[;\T)[NG‘N[ER e /——— ARC CONCRETE MID SECTION GFC-3: BL X 3.25T
7. WHERE DIRECT INLETS ARE TO BE INSTALLED IN THE STORMARC SECTIONS OR A GFC CHAMBER, -~ BL X 425T
W CLEAN, FREE DRAINING CRUSHED CONCRETE AGGREGATE MATERIAL CAN BE USED AS MATERIALS NOT TO EXCEED FOR ALL LOCATICNS ; .
iy CONCRETE ANTI SCOUR PAD OR SMILAR DEVICE SHALL BE EWPLOYED BELOW THE DIRECT CRUSHED CRUSED BAGLL FOR THE STORM ARC NODULES. THE SZE OF THS WATERAL SHALL 0NE 3 FINAL COVER OVERTOP brarvie BL X 525T
. CONCRETE HAVE 100% CONCRETE PASSING THE 1" SIEVE 0 E 48 8L X 6.257
AGGREGATE VATERIAL AL B SEPARATED FROM NATIVE MATERAL USNE GEOFAERIC AROUND, HE
PERIMETER OF THE BACKFILL. PROPOSED STORM ARC
Ja PTH | TRACK WIDTH | MAX. I M 3
R na ||l / /——— CONCRETE MID SECTION
e e BT 1690 P TRACK LENGTH PROPOSED DRAIN MANHOLE OR CATCH
STONE AGGREGATE 100% PASSING THE: 1-1/2" SIEVE WITH LESS THAN 12% PASSING 9 9 - NOT TO EXCEED EQTS‘V:‘EE%CC?‘?SC%EERLQCWON
ROAD PACK THE #200 SIEVE (ASTM SIZE: f467). GEOFABRIC AS PER GEOTECHNICAL ENGINEER 12 18 %61 1219 PSF 154, / ENG\NEERSU 'DESIN PLAN. FOR LOCATIONS.
RECOMMENDATION. Y w 681 1111 PSF
! ™WO SEE INSTALLATION SPECIFICATION #7 FOR
12 30" 76.7 1000 PSF TRACKS PER DIRECT INLETS. /
- - VEHICLE
12 36° 85.0 924 PSF. /
SYSTEM SIZING CALCULATIONS STORM ARC BACKEFILL SPECIFICATIONS CHARTS NTS
GFC CHAMBERS MAXIMUM BURIAL DEPTH — PROPOSED STORM ARC J
TOTAL STORAGE VOLUME REQUIRED = XXXXXXXX C.F. ﬁ CLOSED END
(GOODFLOW CHAMBER “TOP SECTION Bl Bl
PROPOSED SYSTEM DESIGN: IDENTIFICATION CHART CHAMBER MODEL 8" SLAB TOP RISER SECTION D, D.
GFC-3: 8L X 3257 - :
XX ROWS OF X.25' TALL GFC CHAMBERS ‘MTH X STORM ARC ROWS (SEE CROSS SECTION DETALL) GFC-4: BL X 4257 ores a4t 1408 N STAGKED UNIT OPTO X B GFC CHAMBERS OR APPROVED
OVERALL DIMENSIONS: XXXXK FT x XXX F GFC-5: BL X 5257 ) 34t 1308 o ACKED UNI N FQUAL (REFER TO PLAN VIEW
STORAGE AVAILABLE PER XX FT sgcneN = X000 CF. GFC-6: BL X 6.25T - " L GFC CHAMBER L DETAIL FOR NUMBER OF
6°-9" BASE OF 1.5" DOUBLE WASHED CRUSHED STONE NOT INCLUDED IN STORAGE VOLUME GFes 1247 1208 0 7| SPECKICATIONS FOR [+ T CHAMBERS AND - o
XXXXX CF / XXXXXX CF = XKXX X FT SECTIONS — USE XX SECTIONS GFC-6 11.41° 11.08' ) UNIT HEIGHTS ) CONFIGURATION)
XX SECTIONS X XK FT = XXX FT NOTE: STACKED CHAMBER OPTION PROVIDES 2 N 2| |g-025
TOTAL STORAGE PROVIDED: XXXKKX CF x XXX = XXXXXKK CF. FOR TOTAL CHAMBER HEIGHTS FROM 7.25' TO A TOP UNITS WILL HAVE A T oylD M0 PLATE AT ~
12.25. ALL STACKED CHAMBER DESIGNS MUST (@) 8 THOK TOP SLAB | _ (SEE DETHI004/1.0) ~
STONE BASE TO EXTEND 1 FT BEYOND CHAMBERS BE REVIEWED AND APPROVED BY PMP Lo« CRENP I & | - ~
TOTAL PERIMETER OF SYSTEM INCLUDING STONE BASE = XXKXXX FT. CONSULTING, INC., AND GOODFLOW SOLUTIONS.
TOTAL AREA OF SYSTEM INCLUDING STONE BASE = XXXXXX S.F. DRAINAGE PIPE INLET.
. INSPECTION PORT COVER TO 30° DIA. INSPECTION (MULTIPLE CHAMBER CONFIGURATION) e ML ENGNEERS
(GOODFLOW MATERIALS REQUIRED: FINISHED PAVEMENT GRADE (USE -\ PORT COVER (INSTALL RISER TO DESIGN PLAN FOR
X' GFC CHAMBERS: XX TOTAL RISER SECTION IF REQUIRED) \ / WITHIN 6" OF SURFACE ELEVATION) MIN. 95% COMPACTED LOCATIONS & ELEVATIONS.
X GORNER UNITS / hEMKF\LL WITH GRAVEL OR
M SToRM ARG \ / 3/4° PROCESS s
XK SDE UNITS SECTON (PP PAVEMENT / STORM ARC - MULTI CHAMBER LAYOUT NTS
XXXX MIDDLE UNITS \ // / /
FIN. GRADE=XXXX
STORM ARC SECTIONS: XXXX TOTAL x D 2
/ // 6 M. NON=-H20 A STORM ARC MODEL #XXX NOTE: SEE ELEVATION STORAGE CHART FOR STAGE-STORAGE VOLUMES
f
STORMARC
ELEVATION STORAGE CHART DESCRIPTION #XXX & 325 P
RN 13 (MAX,
NOTE: STORAGE_SHOWN 1S FOR THE INITIAL CROSS—SECTION OF 1 STORM ARC SECTION, 2 CHAMBER g@aggc(}ip 2 A | win. DEPTH OF STONE BASE o 12.25 FT.MAX,), |
ROWS, AND FOR A SINGLE 8 L.F. SECTION. JOB SPECIFIC STAGE-STORAGE CHARTS CAN BE PROVIDED < R . -
UPON REQUEST. P 2 .
B=REFER TO GOODFLOW
ELEVATION TA( A IMULATI RAC CHAMBER IDENTIFICATION ° CHAMBER HEIGHT PER DESIGN L-g"
0.00 FT. 0.00 CF. 0.00 CF. c MIN. DEPTH REQUIRED OF 95% COMPACTED &
1.00 FT. 120.06 C.F. 120.06 CF. FILL FOR PAVED TRATFIC H DRAINAGE H1+0.5" DRE\i&GE HI+H'
200 FT. 120.06 CF. 24012 CF. MAX. DEPTH OF COVER ALLOWED ABOVE 9 i 1 [
3.00 FT. 120.06 CF. 360.18 CF. X D CROWN OF STORM ARC 18' CHAMBER CHAMBER
4,00 FT. 12006 CF. 480.24 CF. REFER TO L2
5.00 FT. 120.06 CF. 600.30 CF. COMPACTION w HOVDE LNER UNDER STONE E | lAX PIPE SZE TO CHAVBER 5
6.00 FT. 12006 CF. 720.36 CF. NOTES AND g —
7.00 FT. 12006 CF. 840.42 CF. SECT. 2003/2.0 « BASE AND AROUND SYSTEM A - !ﬁﬁ??ﬁ,ﬂ? AT NOTES: 0.00 T,
800 FT. 120,06 CF. 960.48 CF. FOR DETALS & T o e 4 STONE BELOW UNITS MAY VARY PER SYSTEM. SEE SYSTEM LAYOUT FOR STONE
9.00 FT. 120.06 CF. 1,080.54 CF. GEO-TEXTILE FABRIC ABOVE REQUIREMENTS
10.00 FT. 12006 CF. 1.200.60 CF. ELEV.=XXXK 2 CONSULT GOODFLOW SOLUTIONS FOR BURIAL DEPTHS OVER 8 FT.
100 FT. 12008 OF s oF AND BELOW (I REQUIRED). REFER T0 CROSS SECTION TABLE DETAIL %%
12.00 FT. 9314 CF. 1.413.80 CF.
12.75 FT. 37.33 CF. 145113 CF. STORM ARC - END VIEW CROSS SECTION NTS CROSS SECTION TABLE REFERENCE STORAGE CHART CROSS-SECTION
™
GOODFLOW THIS DRAWING WAS PREPARED TO SUPPORT THE PROJECT ENGINEER OF RECORD X PRECAST SOLID STORM ARC-001
SOLUTIONS FOR THE PROPOSED SYSTEM. IT IS THE ULTIMATE RESPONSIBILITY OF THE PROJECT PROJECT_NAME:
ENGINEER OF RECORD TO ENSURE THAT THE GOODFLOW SYSTEM'S DESIGN IS . X
Manufacturer of Innovative Septic & Drainage Systems INFULL COMPLIANCE WITH ALL APPLICABLE LAWS AND REGULATIONS. IT IS THE CITY,_STATE: PROJECT NO: XXXXXXXXX DATE: XX-XX-XXXX
PROJECT ENGINEER OF RECORD'S RESPONSIBILITY TO ENSURE THAT THE .
= 23 Ryan Street PH: (203) 869-2969 GOODFLOW PRODUCTS ARE DESIGNED IN ACCORDANCE WITH GOODFLOW'S ADDRESS_1: DESIGNED BY: XXXXXXXXX CHECKED BY: XXXXXXXXX
Stamford, CT 06907 F: (203) 869-2977 MINIMUM REQUIREMENTS. GOODFLOW DOES NOT APPROVE PLANS, SIZING, OR ADDRESS 2:
i SYSTEM DESIGNS. .
GOODFLOW  www.GoodFlow.com info@goodflow.com SCALE: AS NOTED SHEET NO: 2 OF 4
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1. CONCRETE MUST BE 5000 PSI AT 28 DAYS.

2. MAXIMUM SIZE AGGREGATE LESS THAN 5/8"
W/C RATIO LESS THAN .45 PRIOR TO ADDITION OF
ANY HRWR OR MRWR.

SIDE VIEW SLAB CONNECTION 3. REBAR IS TO BE TIED @ 10" O.CE.W. UNLESS
SECURED WITH HEXHEAD NUT NOTED OTHERWISE.
4. MINIMUM CONCRETE COVERAGE 1S 1.50
STORM ARC - END PLATE DETAILS NTS CONCRETE SPECIFICATIONS
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Manufacturer of nnovative Septic & Drainage Systems
23 Ryan Street PH: (203) 869-2969
Stamford, CT 06907 F: (203) 869-2977
www.GoodFlow.com info@goodflow.com

THIS DRAWING WAS PREPARED TO SUPPORT THE PROJECT ENGINEER OF RECORD
FOR THE PROPOSED SYSTEM. IT IS THE ULTIMATE RESPONSIBILITY OF THE PROJECT
ENGINEER OF RECORD TO ENSURE THAT THE GOODFLOW SYSTEM'S DESIGN IS
INFULL COMPLIANCE WITH ALL APPLICABLE LAWS AND REGULATIONS. IT IS THE
PROJECT ENGINEER OF RECORD'S RESPONSIBILITY TO ENSURE THAT THE
GOODFLOW PRODUCTS ARE DESIGNED IN ACCORDANCE WITH GOODFLOW'S
MINIMUM REQUIREMENTS. GOODFLOW DOES NOT APPROVE PLANS, SIZING, OR
SYSTEM DESIGNS.

PROJECT_NAME:
CITY,_STATE:
ADDRESS_1:
ADDRESS_2:

PRECAST SOLID STORM ARC-001

PROJECT NO: XXXXXXXXX

DATE: XX-XX-XXXX

DESIGNED BY: XXXXXXXXX

CHECKED BY: XXXXXXXXX

SCALE: AS NOTED

SHEET NO: 3 OF 4




307 LD. OPENNG
T T T
\ | |
__— OPTIONAL SURFACE TREATMENT | ,” |
- | [ ‘
I S S S Sl Sl Sl Sl Sl S S Sl Sl Sl S S & OF COMRSE CRALIE. 2
- - 5 L < S LB MPACTABLE. SUB~GRADE.
e X NN SESES Y S o727 X 2 X CONPACTED To 95 OF UAKMIM ‘ 1 { \
. ” |
N \ 4
Ja < . \ T R " REFER T0 BACKFILL DETAIL
iAo \ COODFLOW STORMARC B B ON 2 ON PAGE 2 | | 4
PR ARCH »
L] L1~ | |
VARES WTH . e | |
CHAVBER MODEL - .o i P
e L. e i i f
I:l y N l:r " GOODFLOW GFC CHABER
B b | ==
2 - . 4 A 30" 1.D. OPENING
e TR LAY . il
5o o
T 67-9" OF STONE BASE
4 TRM BAR (TYP.) >
S
&
TYPICAL OPENING DETAIL
STORM ARC - TYPICAL HS20 MINIMAL BACKFILL NTS STORM ARC - 30" I.D. OPENING NTS
- & 10 & 10 6
' . il I A |
GOODFLOW GFC CHAMBER T T REES .
/ ! & o
| | | | \ i 5
| = -
! =
. ~ .
- o o
| . | AR I '
|
: | - D N D .
7 7
© [N L
| N iad
S 4w B .
27T 7 = Nl
| <
| . \ ‘ N - 4
\ / } .
N ¢ ! o i
| A > -
! = S o
| | 10-0 ‘
PLAN VIEW ,///7h\\\\
- N
Z \
/ & 1 N
| | N
! \
| |
1 o 1
\ !
\ /
\ /
. N
" GOODFLOW GFC CHAMBER N e
ELEVATION VIEW SECTION AN -
f L 100 I
SECTION VIEW
STORM ARC - STACKABLE KEYWAY SECTION NTS STORM ARC - SCOUR CONCRETE PAD NTS

PRECAST SOLID STORM ARC-001

™
| :

GOODFLOW

23 Ryan Street
Stamford, CT 06907
www.GoodFlow.com

GOODFLOW
SOLUTIONS

Manufacturer of Innovative Septic & Drainage Systems
PH: (203) 869-2969
F: (203) 869-2977
info@goodflow.com

THIS DRAWING WAS PREPARED TO SUPPORT THE PROJECT ENGINEER OF RECORD
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ENGINEER OF RECORD TO ENSURE THAT THE GOODFLOW SYSTEM'S DESIGN IS
INFULL COMPLIANCE WITH ALL APPLICABLE LAWS AND REGULATIONS. IT IS THE
PROJECT ENGINEER OF RECORD'S RESPONSIBILITY TO ENSURE THAT THE
GOODFLOW PRODUCTS ARE DESIGNED IN ACCORDANCE WITH GOODFLOW'S
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Existing Deciduous Trees
Existing Evergreen Trees

Tree Locations Determined

From Aerial

8' Green Giant
Hedge

| ©2025 Allen Design L.L.C.

Trees to be Planted
no Closer than 4' to
Property Lines

eSS a

Y

e

for Berm Cross

Detention
See Sheet L-3

Section

See Sheet L-2 —
for Greenbelt

Underground J

Pt

[ SRS ==

S N I 3

S Y

Eight Mile

All Disturbed Areas Outside
of Lots to be Hydro-seeded
Unless Noted.

Street Trees
Street Frontage
Trees Required
Trees Provided

Location Map

NOT TO SCALE
Zoned RA -

Zoned RA Zoned RA |

=

Northville Township.

Jameson 6' Recycled Plastic Bench
Color - Brown

Landscape Summary

1,788111.
51Trees (1,788 / 35)
51Trees

Woodland Replacement
Trees Required 10 Trees
Trees Provided 10 Trees
SheetL-1 10 Trees

Notes:

1. Soils Information is Found on Sheet 2.

2. Trees Shall be Planted no Closer than 10' Driveways, Sanitary Sewer,
Uilty Structures Including Hydrants and 5 from Utiity Lines.

Trees Shall not be Planted within 4'of Property Lines.

Uility Boxes Shall be Screen per Detail on Sheet L-3.

Phragmites and Japanese Knotweed are Not Present on this Site.

Overhead Power Lines are Indicated on the Plan Along 8 Mile.

ALULENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

wideopenwest.com

248467 2668

Seal:

Title:
Landscape Plan

Project:

Mariella Estates
Novi, Michigan

Prepared for:

Braciole Brothers, LLC

148955 Anna Court

Wixom, Michigan 48393
Antonello Stante, 248.380.9922

PNOo s

An Irrigation Plan will be Provided for Stamping Sets.
Snow Deposit will be Along the Streets Between the Curb and
Sidewalk.
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Revised June 27, 2025
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Eight Mile Greenbelt

Trees to be Planted
no Closer than 4'to
Property Lines

Eight Mile

Overhead Lines

Landscape Summary

Greenbelt Plantings
Eight Mile
Total Street Frontage
Less RO
Net Frontage
Canopy Trees Required
Canopy Trees Provided
Sub-Canopy Trees Required
Sub-Canopy Trees Provided
Street Trees
Eight Mile
Total Street Frontage
Less RCOC Site Vision
Net Frontage
Trees Required
Omamental Trees Provided
Note:

1. Trees Shall be Planted no Closer than 10’ Driveways, Sanitary Sewer,

3321,
8.3 Trees (332/40)

8 Trees
13.3 Trees (332 25)
Trees

1.9 Trees (66 /35)
5 Trees (1.5 Omamental per Tree)

Utiity Structures Including Hydrants and 5 from Utilty Lines.
2. Trees Shall not be Planted within 4' of Property Lines.

== = NI

Know what's below,
Call before you dig.

ALULENDESIGN
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Title:

Greenbelt and
Detention

Project:

Mariella Estates
Novi, Michigan

Prepared for:

Braciole Brothers, LLC

148955 Anna Court

Wixom, Michigan 48393
Antonello Stante, 248.380.9922

Revision: Issued:
‘Submission May 1,2024
Revised November 6, 2024
Revised February 28, 2025
Revised June 27, 2027
Job Number:

24-023

Drawn By: Checked By:
fea jea

Sheet No.




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 REMOVE ALL TAGS, STRING,

STAKES A MIN. 18" INTO PLASTICS AND OTHER

UNDISTURBED GROUND MATERIALS THAT ARE

OUTSIDE ROOTBALL. REMOVE UNSIGHTLY OR COULD CAUSE
GIRDLING.

AFTER ONE YEAR,

MULCH 4° DEPTH WITH
'SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3" PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT

ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY

FROM THE TRUNK SO THE ROOT MATERIAL.
FLARE IS EXPOSED TO AR.
MOUND EARTH TO FORM SAUCER
REMOVE ALL
SCARIFY SUBGRADE

NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE AND PLANTING PIT
ROOTBALL. CUT DOWN WIRE SIDES. RECOMPACT
BASKET AND FOLD DOWN BURLAP 'ROOTBALL WIDTH BASE OF TO

FROM TOP 1/2 OF THE ROOTBALL. DEPTH.

DECIDUOUS TREE PLANTING DETAIL

Not o scale
3 STAKES PER TREE MAX—

LACE STRAPS TOGETHER W

SINGLE STAY
NOTES: o
PRUNE AS SPECIFIED .
STAKELARGEST STEVS. .
TREE HAS MORE o
LEADERS PLAN

SET TREE STAKES VERTICAL o4
(D AT SAME HEIGHT. 2

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

MULCH 3" DEPTH WiTH
SHREDDED HARDWOOD BARK
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
REE TRUNK TO EXPOSE

MOUND TO FORM SAUCER

RENOVE ALL
NON-BIODEGRADABLE MATERIALS

et
COOTEALE 607 Bown e RooTFLARe, Relove Excess
B e e o

PLANT MIXTURE AS SPECIFIED.

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 STAKINGIGUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

i

4 N
11207k120°|
\ )

1207

DOWNHILL SLOPE
ORr
PREVAILING WIND

STAKING/GUYING LOCATION

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

2°-3" WIDE BELT-LIKE NYLON OR

PLASTIC sTRAPs.ﬁ

STAKES AS SPECIFIED 3 PER
TREE

GUYING DETAIL STAKING DETAIL
TREE STAKING DETAIL

NOTE:
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

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

STAKE TREES AT FIRST BRAN

USING 2'-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.

ALLOW FOR SOME MINIMAL SOIL AREAS.
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

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE \
OF TREE TRUNK. PULL ANY

AMEND SOILS PER
ROOT BALL DIRT EXTENDING T3

FLARE IS EXPOSED TO AIR. MATERIAL.

MOUND EARTH TO FORM SAUCER
REMOVE ALL v ~———— SCARIFY SUBGRADE
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP DEPTH,
FROM TOP 1/2 OF THE ROOTBALL.

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

POTS. POTS SHALL BE CUT TO

REMOVE ALL = I SCARIFY SUBGRADE

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

SHRUB PLANTING DETAIL

EVERGREEN TREE PLANTING DETAIL

Not to 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

2" SHREDDED BARK ——_

METAL EDGING ———

FINISHED GRADE ——

PLANTING MIXTURE, AS SPECIFIED ——

PERENNIAL PLANTING DETAIL

Not o scale

PROPOSED '
HIGH EARTH BERM
W/ 1 ON 5 SIDE
SLOPES

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

Berm Detail - 8 Mile

HORIZONTAL
SCALE:

ps

NOT TO SCALE

LANDSCAPE NOTES

Al plants shall be norih Midwest American region grown, No. 1 grade plant materials,

and shall be true to name, free from physical damage and wind burn

Plants shall be full, well-branched, and in healthy vigorous growing

condition.

Plants shall be watered before and after planting is complete.

Al trees must be staked, fertiized and mulched and shall be guaranteed

to exhibit a normal growth cycle for at east two (2) ull years following

City approval,

Al meiaiel sho oo  the gukielines esiablhed n tho ostrscent

edition of the American Standard for Nurse

Provide clean backil soi, using material stockpiled on site. Soil shall be

Screened and free of any debris, foreign materiel, and stone.

"Agriform" tabs or similar siow-release fertizer shall be added to the

planting pits before being backfiled.

Amended planting mix shall consist of 1/3 screened topsoil, 113 sand and

113 compost, mixed well and spread to the depth as indicated in planting details.

Al plantings shall be mulched per planting defails located on this sheet,

‘The Landscape Contractor shall be resporsible for all work shown on the

Iandscape drawings and specifications.

No subsiutons or changes of acato,or plant ypes shall be made

without the approval of the Landscape Archite

The Landscape Architect shall be notfied in wmmg of any discrepancies between

the plans and field conditions prior to installt

The Landscape Cortractor shalbe responsile fo mantaining all plant

materialin a vertical condition throughout the guaranteed peri

‘The Landscape Architect shall have the right, at any stage of the instalation,

oot any work o mateial thl oss ok et the requirenent of e

plans and specifications, i requested by

Cantacior nall e respongig for checking pant quanties o ensure

quantities on drawings and plant lst ars the same. In the event of a

discrepancy, the quantities on the plans shall prevail.

The Landscape Contractor shall seed and mulch or sod (as indicated on plans)

allareas disturbed during construction, throughout the contract limit

17. A pre-emergent weed control agent, “Preen* or equal, shall be applied

uniformy on top of all mulching in all planting bed.

Sod shallbe two year old "Baron/Cheriadelphi” Kentucky Blue Grass grown in 2 sod

nursery on loam Soi.

ITY OF NOVI NOTES

o o re o

Alllandscape islands shall be backfiled wilh a sand mixiure o faciltale drainage.
Al proposed landscape islands shall be curbed.
Alllandscape areas shall be imigated.
Overhead utity lines and poles to be relocated as directed by utiity company of record
Evergreen and canopy trees shall be planted a minimum of 10' from a fire hydrant, and
manhole, 15' from overhead wires
Al plant material shall be guaranteed for two (2) years after City Approval and shallbe installed
e maitained accodig o Ctyof Novisandads. Raplace aling Matal wilin 3 Morhs

of Discoverng e Need for . One culivation per
June-August
Al propisod siee rees shall e planted a inimum of 4'rom boththe back ofcurb and
proposed walks,
Al tree and shrub planting beds shal be mulched vith shredded hardwood bark, spread to

f 4%, Alllawn area trees shall have a 4' diameter circle of shredded hardwood

o oo O

dark colored bark mulch s indicated on the plant lst. Mulch is to be free from debris and
foreign material, and shall contain no pieces of inconsistent size.

Al Substitutions o Deviations andscape Plan Must be Approved in Writing by the
City of Novi Prior to their Installation

NOTES:

R BE MARCH 15 AND.

NOVEMBER 15,

E SITE WiLL THE DEVELOPE
INTHE GITy OF oL
NORMAL MARTENANGE PRACTICES

WITH THE ST FORTH

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

PLANT Lee
WITH CITY ORDINANGES. WARRANTY PERIOD BEGINS AT THE TIME OF GITY APPROVAL, WATERING AS

w BE SUBMITT THE ITY.
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Tree Protection Fencing

Tree List

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE

557 Carpenter
Northville, Michigan 48167
o jca@wideopenwest.com

< 208.467.4668

Woodland Summary

Total Trees
Regulated Trees Removed

Replacement Required
Trees8"-11"  Otreesx 1=
Trees 11"-20"  Otrees x 2=
Trees 20"-30"  Otreesx 3=
Trees 30"+ 4trees x 4=
Multi-Stemmed Trees (0 Trees)
Net Replacement Required
Less Credits

Replacement Required

44 Trees
12 Trees

0 Trees
0 Trees
0 Trees
16 Trees

6 Trees
10 Trees

Tree Fence Installation and Removal $9,102 (1,517 If. x $6 I.f.)

Tree Protection Fencing

"T"POLES @5 0.C.

PROTECTIVE FENCING
PLACED 1' BEYOND DRIP LINE LIMITS

ORGANIC LAYER

TOP SOIL
UNDERSTORY PLANTS
MINERAL LAYER
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PARALLEL PLAN
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August 14, 2025

Ms. Lindsay Bell

City of Novi — Planning Department
45175 West Ten Mile Road

Novi, Michigan 48375

Re: Mariella Estates
Planned Rezoning Overlay (PRO) Submittal Package
JZ24-43

Dear Ms. Bell,

We are pleased to present to you a proposed single family residential development by Braciole
Brothers LLC. Please accept this letter document, accompanying plans, and supplemental information
as the Conceptual PRO submittal for our client’'s Preserves of Maybury development. We are
providing these plans for your distribution and comments.

PROJECT OVERVIEW

The Preserves at Maybury project is a single-family residential community proposed on approximately
9-acres in the City of Novi, Oakland County, Michigan. The proposed development is located on the
north side of 8-Mile Road, just west of Garfield Road. The subject property is directly adjacent and
surrounded by two RUD developments on either site, the Ballantyne and Parc Vista. The subject
parcel and surrounding parcels in the area are currently zoned RA and prominently support
development of 1/2-acre lots. The development will utilize the City's Planned Rezoning Overlay (PRO)
option to allow for single family housing at a lot size and density more in line with that of the directly
adjacent RUD developments. Multiple public benefits are being proposed as a part of the PRO that
are at the scale appropriate for a residential development with 10 houses being proposed.

The development will contain private roads and is proposed to be served by public sewer and water
located within the 8-mile road right-of-way. These public utilities will have the capacity to serve the
development per the city's engineering standards. Storm water management is proposed to be
addressed through the construction of an underground detention vault on the west side of the property.
The vault will be designed in accordance with the city's requirements.

The development is planned to be constructed in one phase.

PARALLEL PLAN

Under the current RA zoning a maximum of 9 lots would be allowed based on site acreage. However,
given geometric challenges of the property as well as providing an access road and stormwater
detention, 6 lots are represented on the enclosed parallel plan.

311 N. Main Street, Ann Arbor, M| 48104 Tel: 734.994.4000 Fax: 734.294.1520
www.atwell-group.com



PUBLIC BENEFITS FOR REZONING

The requested R-1 underlay zoning, with a PRO Development Agreement would be the most cohesive
option for development of this site to maintain a consistent lot size and product type between the two
adjacent developments. Additionally, R-1 zoning is in compliance with the “Single-Family” designation
listed for this site in the City of Novi Master Plan. As required with all PRO requests, we offer the
following specific public benefits with the PRO project:

ITC Park Donation: As part of the development the developer proposes a donation of $40,000
to be used on improvements to the nearby ITC park. Details regarding specific improvements
can be found in the letter included with the submittal.

Perimeter Landscape Buffers: The development proposes a minimum 25' perimeter
landscape buffer from the lots to the property boundary.

Increased Open Space: The development proposes an extensive amount of open space for
a single-family development (28%) and a majority of the proposed open space is usable active
open space.

Reduced Density: A reduced density of 1.07 units per acre is being proposed. R-1 zoning
allows up to 1.65 units per acre.

Conservation Easement over the Existing Wetland: The applicant will provide a conservation
easement over the existing wetland and wetland buffer.

REQUESTED ORDINANCE DEVIATIONS

Three deviations are being requested, as follows:

Lots widths for lots 4 and 5 are 98’ wide. This is 22’ below the 120’ minimum lot width required
under R-1 zoning as measured at the front setback line. These lots still provide adequate
space for the intended housing product, are the two largest lots proposed, and exceed the R-
1 minimum lot area requirements for over 10,000 square feet and 5,000 square feet
respectively.

No cul-de-sac is being provided. Given the low volume of traffic that this subdivision will
encounter a T-turnaround is being proposed due to geometric constraints and a way to reduce
total pavement on site. The dimensions of the proposed turnaround meets current International
Fire Code (IFC) requirements.

A reduced centerline radius of 90 degrees is proposed due to geometric site constrains. This

does not provide a safety concern given the short distance of the road, the low travel speed
and the minimal traffic volumes expected.

Page 2 of 3



ZONING AND FUTURE LAND USE MAPS (FOR REFERENCE)

Garfiold Rd__

CONCLUSION

We look forward to hearing the Planning Commissions feedback and hopeful recommendation for
approval. We appreciate your continued assistance and cooperation with respect to this project. If
you should have any questions or need any additional information, please contact us.

Sincerely,
ATWELL, LLC

Chris Rothhaar, P.E.
Project Manager

Page 3 of 3
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July 11, 2025

Novi City Council
45175 Ten Mile Road
Novi, Ml 48375

RE: JZ24-43 MARIELLA ESTATES PRO
Dear Members of Council, Planning Commission, and City Staff,

In response to feedback from the Planning Commission, City Council, and City Staff, we’ve worked
with the applicant to identify public benefits that we can offer as part of the PRO that are both
meaningful to the community and appropriate for the scale of the project. We propose the following:

e ITC Park Improvements: A $40,000 contribution toward improvements at the nearby ITC
Park. The specific improvements to be provided will be based on the current needs of the park,
as determined by the City Parks Department. Based on preliminary discussions with the Parks
Department, known needs at ITC Park include the following-

o New picnic tables, benches, and trash cans
o New basketball hoops

o Resurfacing of the existing basketball court
o Paving of additional walkways

e Concept planning for the ITC park expansion: As an alternative to the physical
improvements outlined above, the applicant will cover the cost of concept planning for the
planned park expansion on the newly acquired 88-acre site directly east of the existing park.
It is anticipated that the concept planning would cost approximately $20,000. If the City would
like to pursue the concept planning option, the cost of the concept planning would be
subtracted from the total $40,000 pledge. Any remaining balance would be spent on physical
park improvements outlined above.

We appreciate the City’s continued review and assistance with this project. We will remain committed
to working closely with the City to ensure a smooth and timely review process. Should you have any
remaining questions regarding the public benefits or other aspects of the project, please do not
hesitate to contact me directly at (947) 886-9874.

Sincerely,
ATWELL, LLC

CL_Tigatl—

Chris Rothhaar, P.E.
Land Development- Project Manager

311 N. Main Street, Ann Arbor, M| 48104 Tel: 734.994.4000 Fax: 734.294.1520
www.atwell-group.com
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PLAN REVIEW CENTER REPORT

Planning Review
July 18, 2025
J124-43 Mariella Estates PRO
(fka Preserves of Maybury)
Zoning Map Amendment No. 18.750

APPLICANT
Braciole Brothers, Inc

REVIEW TYPE

Formal PRO Plan
Rezoning Request from RA Residential Acreage to R-1 One Family Residential with a Planned
Rezoning Overlay

PROPERTY CHARACTERISTICS

Section 31
Site Location West of Garfield Road and North of Eight Mile Road (Parcel 22-31-400-008)

Site School District | Northville Community School District

Site Zoning RA Residential Acreage
Adjoining Zoning North RA Residential Acreage
East RA Residential Acreage
West RA Residential Acreage
South (Northville Township) Maybury State Park
Current Site Use Farmland
North Single Family Residential (under construction)
Adjoining Uses East Single Family Residential
West Single Family Residential (under construction)
South Maybury State Park/Single Family Residenfial
Site Size 9.36 acres
Plan Date June 27, 2025
PROJECT SUMMARY

The subject property is located on the north side of Eight Mile Road, west of Garfield Road in
Section 31 of the City of Novi. The property to be rezoned totals about 9.36 acres and is currently
vacant. The applicant is proposing to develop a 10-unif single family residential development. The
development proposes a private street with one enfrance off Eight Mile Road with a gated
enfrance. The applicant is requesting to rezone the site from RA Residential Acreage to R-1 One
Family Residential with a Planned Rezoning Overlay.

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 RA
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to R-1), and the applicant submits a conceptual plan for development of the site. After Staff and
consultant review, the proposed request goes through initial review by the Planning Commission
and City Council. Each of those bodies will provide feedback and comments on whether the
project meets the eligibility criteria for the PRO process.

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 concept
plan and PRO agreement, the applicant will submit for Preliminary and Final Site Plan approval
under standard site plan review procedures. The PRO runs with the land, so future owners,
successors, or assignees are bound by the terms of the agreement, absent modification by the City
of Novi, or unless otherwise stated in the agreement or ferminated.

RECOMMENDATION

Staff recommends approval of the Formal PRO Plan. There will not be a significant change in the
number of units as a result of the rezoning, with lots that are similar in size to the RUD developments
adjacent. The three deviations requested are minor and will not detract from the development. The
benefits of rezoning appear to outweigh the detriments.

PROJECT HISTORY

The project was submitted and reviewed by staff and consultants in a pre-application submittal in
January 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 December 2024, with a revised initial PRO plan
submitted and reviewed in March 2025. The Planning Commission held a public hearing on April 23,
2025 and provided feedback on the proposal. On May 19, 2025, City Council considered the
request and provided feedback to the applicant. Minutes from both meetings are included as
aftachments to this letter.

REVIEW CONCERNS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3
(Zoning Districts), Arficle 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. ltems in bold below must be
addressed and incorporated as part of the next submittal:

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

a. Narrative: The narrative provided states that Rezoning allows for development consistent
with the adjacent communities that have developed under a Residential Unit Development
(RUD) Agreement — Ballyntine and Parc Vista. This property is not eligible for an RUD as it is
less than 20 acres in size, therefore the applicant is seeking a rezoning to R-1 in order to
create similar-sized lots. The applicant indicates é lots could be feasibly developed under
the existing RA standards when providing an access road and stormwater detention. A
“Parallel Plan” has been provided to demonstrate the potential lot layout under RA
standards. The change in Residential Equivalent Units (REUs) would be from é under the
current zoning to 10 with the proposed zoning.

b. The statement also notes the conditions and deviations proposed, as well as public benefits.
Proposed benefit statement and deviation request received.




JZ24-43 Mariella Estates PRO with ZMA 18.750 July 18, 2025
Formal PRO Plan Review Page 3

c. Traffic Impact Study: Not required as does not meet the threshold (rezoning to residential
category two or more higher).

d. Sign Location Plan: A sign placement plan and rezoning sign mock-up have been provided
for review. Approved signage was placed as required.

2. Wetland Delineation: The applicant has provided a statement from Atwell indicating the likely
presence of a wetland on the site prior to grading that was conducted earlier, however that
evaluation was based on a February site visit when no vegetation was growing, and no soil
borings were taken. The wetland area has been delineated, and is now shown on the plans,
and extends onto Lot 1. The applicant has provided a wetland delineation and endangered
species assessment prepared by Atwell, dated June 26, 2025. See the Wetland Review for
detailed comments on these documents. Further, the applicant has proposed a boulder wall
within the wetland buffer on Lot 1, as well as wetland buffer signage in two locations to
discourage disturbance of the buffer. Both the boulder wall and the signage should be
relocated to be at the edge of the 25-foot buffer to more effectively delineate the buffer area.
Additional signs should also be placed, and the buffer shall be planted with a native seed mix
as mentioned in the Wetland Review. Staff suggests a conservation easement over the wetland
area as an additional benefit in the interest of the general pubilic.

3. Wetland Boundary on Lot 1: As mentioned above, the wetland boundary extends onfo Lot 1 of
the proposed plan. The Wetland and Watercourse Protection ordinance states that lot
boundaries not extend info wetland areas (Section 12-174.(4) of City Code): “Where the
proposed activity is the development of a site condominium, the boundaries of building sites, as
defined in section [6.3] of the City of Novi Zoning Ordinance, shall not extend into a wetland or
watercourse. This shall not prohibit the inclusion of wetland or watercourse areas within a site
condominium development.” The City also prefers to keep 25-foot wetland buffers out of private
lot boundaries to better protect them from disturbance. The applicant will need to adjust the Lot
1 boundaries to exclude the delineated wetland, which would not cause new deviations for lot
width, but may affect the lot area. The applicant shall calculate the lot area of the redrawn Lot 1
to determine if any additional deviations need to be requested, or other lot adjustments need to
be made.

4. Active Mobility Plan: The City's Active Mobility Plan, adopted in 2024, recommends
improvements to the Eight Mile Road crosswalk (flashing beacons or HAWK signal), and
coordinating with Maybury State Park to provide a non-motorized connection between the
crosswalk and the park entrance. Currently cyclists and pedestrians must use the narrow
shoulder on the south side of 8 Mile to access the enfrance to the park. While the south side of 8
Mile is in Northville Township, improved safety enhancements to access this important regional
recreational desfination would benefit Novi residents as well. Based on feedback from City
Council, the applicant is no longer proposing any modifications to the existing crosswalk on
Eight Mile Road. See ITC Park improvements now proposed on page 9.

5. Plan Review Chart: The attached chart provides additional comments on many of the
Ordinance review standards. Please refer to it in detail and note deviations that may be
required if not corrected in the Formal PRO submittal.

6. Other Reviews:

a. Engineering: Engineering recommends approval of the Formal PRO Plan. Negative impacts
to public utilities are not expected with the requested change in zoning. Additional
comments shall be addressed in the Site Plan submittal.

b. Landscape: Landscape review recommends approval with minor comments to be address
during site plan review.
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c. Traffic: Traffic review notes that the applicant would need a deviations for centerline radius
of the proposed private road, which are below the City standards. Approval is
recommended.

d. Woodlands: The site does not contain regulated woodlands. However, there are 4-5 trees on
the site that are regulated as they are 36 inches diameter or greater. A woodland permit
would be required for their removal.

e. Wetlands: Wetlands review recommends approval. No impact to the wetland are

indicated, however additional enhancements to the wetland buffer are suggested.

Facade: No elevations of future homes have been provided for review.

g. Fire: Fire has some additional concerns to be addressed in future submittals. Conditional
approval is recommended.

—h

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES

: CurrenTZoni

ST R

Figure 2: Future Land Use

"\ SUBJECT

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

Existing Zoning Existing Land Use | Master Plan Land Use Designation
Subject Property | Residential Acreage | Vacant
Northern Parcels | Residential Acreage | Single family homes

Single Family

Eastern Parcels | Residential Acreage | Single family homes Single Family

Western Parcels | Residential Acreage single family homes single Family

Southern Parcels State Parkland Public Park
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Compadtibility with Surrounding Land Use

The subject property is located along the north side of Eight Mile Road, west of Garfield Road. It is
surrounded by single family lots and subdivisions. The area to the south of Eight Mile is Maybury
State Park in Northville Township. The proposed use consistent with the surrounding existing uses.

The applicant’s narrative notes that they have attempted to create a layout that is similar to the
adjacent new-construction communities that developed under the Residential Unit Development
(RUD) provisions of the Ordinance. Because the subject property is less than 20 acres in size, it is not
eligible for RUD consideration.

[MAYBURY,S TATE|PARKS
INorthville§Township!

Figure 3: Names of surrounding developments

Comparison of Zoning Districts

The following table provides a comparison of the current (RA) and proposed (R-1) zoning
classifications. The two districts are noft significantly different from one another in terms of the types
of uses allowed and building style permitted for homes. Differences are noted in bold fext.

RA (EXISTING) R-1 (PROPOSED)

One-family dwellings One-family dwellings

Farms and Greenhouses Farms and Greenhouses

Publicly owned and operated parks, Publicly owned and operated parks,

o . parkways and outdoor recreation parkways and outdoor recreation

Principal Permitted L e

facilities facilities
Uses . .

Home occupations Home occupations

Family day care homes Family day care homes

Accessory buildings and uses Accessory buildings and uses

customarily incidental to any of the customarily incidental to any of the
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RA (EXISTING) R-1 (PROPOSED)
above uses above uses

- Raising of nursery plant materials - Places of worship

- Dairies - Public, parochial and private

- Keeping and raising of livestock elementary, intermediate or

- Places of worship secondary schools

- Public, parochial and private - Utility and public service buildings
elementary, intermediate or and uses (without storage yards)
secondary schools - Group day care homes, day care

- Utility and public service buildings centers, and adult day care
and uses (without storage yards) - Private noncommercial recreational

- Group day care homes, day care areas, institutional or community
centers, and adult day care recreation centers, nonprofit

- Private noncommercial recreational swimming pool clubs
areas, institutional or community - Golf courses
recreation centers, nonprofit - Colleges, universities, and other such

Special Land Uses swimming pool clubs institutions of higher learning

- Golf courses - Private pools

- Colleges, universities, and other such - Cemeteries
institutions of higher learning - Railroad right-of-way, but not

- Private pools including ferminal freight facilities,

- Cemeteries fransfer and storage tracks

- Railroad right-of-way, but not - Mortuary establishments
including terminal freight facilities, - Bed and Breakfasts
transfer and storage fracks - Accessory buildings and uses

- Mortuary establishments incidental fo the above

- Bed and Breakfasts

- Limited non-residential use of historic
buildings

- Accessory buildings and uses
incidental to the above

Lot Size 1 acre 21,780 sf (1/2 acre)

Lot Width 150 feet 120 feet

Lot Coverage 25% 25%

Building Height 35 ft or 2.5 stories, whichever is less 35 ft or 2.5 stories, whichever is less
Front: 45 feet Front: 30 feet

Building Setbacks Rear: 50 feet Rear: 35 feet
Side: 20 feet min, total 50 ft two sides Side: 15 feet min, total 40 ft two sides

Minimum Floor Area 1000 sf 1000 sf

Dwe.llmg unit density 0.8 dwellings/acre 1.65 dwellings/acre

maximum

DEVELOPMENT POTENTIAL

The land is currently vacant. Development under the current Residential Acreage zoning could
result in 7 single family lots, based strictly on density permitted. However, the parallel plan provided
shows only 6 lots could be fit onto the site given road, lot and stormwater configuration.

The current concept plan proposes the development of 10 single family lots (density of 1.07
dwellings per acre) for a single-family development, which is below the 1.65 dwellings/acre
maximum density allowed in the R-1 zoning district. The lots all meet the 2-acre minimum loft size,
and all comply with the minimum lot width except units 4 and 5 which are somewhat narrower than
the 120-foot minimum due to being on the corner of the road. While the provision of “open space”
is not required for standard R-1 developments, the proposed plan includes 2.65 acres of open
space within the development to mimic what was provided with the adjacent RUD developments.
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This includes a 25-foot buffer between the lot areas and the adjacent developments, which
matches similar buffers on in those developments.

The RUD option allows the City Council to approve deviations from lot size requirements if the
development dedicates a portion of the overall land for open space/preservation of natural
features. However, the overall density cannot exceed the underlying zoning district. The adjacent
Ballantyne and Parc Vista developments both have RUD Agreements that allowed a majority of the
lots to meet R-1 District standards (rather than the R-A standards) in exchange for the preservation
of a significant area of open space and/or existing wetland and woodland areas. The Parc Vista
development preserved 44% of the site and Ballantyne preserved 35.7% of the site as open space
while maintaining an overall density of 0.8 dwellings per acre.

The Master Plan for Land Use states the anficipated density for this area is 0.8 dwellings per acre,
which is consistent with the existing Residential Acreage zoning.

The applicant provides a reasonable justification for the change of use, but greater density is
proposed and less open space is maintained compared to the adjacent developments. This is
generally due to the smaller area of land available for development. The small wetland area is now
proposed to be retained. There are relatively few deviations required for this proposed

development.!

2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

The proposed use is currently not recommended by the 2016 Master Plan for Land Use. The
following objectives as listed in the Master Plan are applicable for the proposed development.
However, at this time the plan follows only a few. The applicant should consider revisions to the plan
to comply with as many goals as possible. Please refer to staff comments in bold and revisions
recommended in bold and underline.

1. General Goal: Quality and Variety of Housing

a. Provide residential developments that support healthy lifestyles. Ensure the provision of
neighborhood open space within residential developments. The development proposes
the required sidewalks along the private street. A portion of the site is to remain
undeveloped in open space.

b. Safe housing and neighborhoods. Enhance the City of Novi's identity as an attractive
community in which to live by maintaining structurally safe and attractive housing
choices and safe neighborhoods.

c. Maintain existing housing stock and related infrastructure. No homes would be removed
o create the development.

d. Provide a wide range of housing options. Attract new residents to the City by providing
a full range of quality housing opportunities that meet the housing needs of all
demographic groups including but not limited to singles, couples, first fime home buyers,
families and the elderly. The development would provide additional housing options in
Novi.

2. General Goal: Community Identity

' The developer has committed to a contribution of $40,000 to be used on improvements to the
nearby ITC Park should the development proceed. The applicant proposes to work with the Parks
Department fo either make some specific improvements to be determined by the Parks
Department or in connection with the ITC Park expansion. The letter from Parks, Recreation and
Cultural Services Director, Jeff Muck, indicates support for either of these options to benefit ITC Park.
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a. Maintain quality architecture and design throughout the City. No architectural drawings
have been provided.

3. General Goal: Environmental Stewardship

a. Protect and maintain the City's woodlands, wetlands, water features, and open space.
The concept plan proposes additional removal of regulated woodlands. Please refer to
the wetland review letter for opportunities to further protect this natural feature.

b. Increase recreational opportunities in the City. The applicant proposes to contribute to
ITC Park with the aim of furthering this goal.

c. Encourage energy-efficient and environmentally sustainable development through
raising awareness and standards that support best practices. The applicant should
consider sustainable, energy-efficient and best-practice design for site elements and
building materials, such as LEED recommended strategies.

4. General Goal: Infrastructure
a. Provide and maintain adequate water and sewer service for the City's needs. Please
refer to the Engineering memo.
b. Provide and maintain adequate fransportation facilities for the City’'s needs. Address
vehicular and non-motorized transportation facilities. A _private street with sidewalks is

proposed.
5. General Goal: Economic Development / Community Identity

a. Ensure compatibility between residential and non-residential developments. Please refer
to comments about compatibility with surrounding development earlier in this review.

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 Concept Plan submitted with an application for a rezoning with a PRO is not required fo
contain the same level of detail as a preliminary site plan. Staff has reviewed the applicant’s
Concept Plan in as much detail as possible to determine what deviations from the Zoning
Ordinance are currently shown. The applicant may choose to revise the concept plan to better
comply with the standards of the Zoning Ordinance, or may proceed with the plan as submitted
with the understanding that those deviations would have to be approved by City Council in a
proposed PRO agreement. The previous concept plan required 8 deviations. The revised submittal
has reduced that number to 6.

The following are Ordinance deviations that have been requested by the applicant:

1. Lot Width (Sec 3.1.2.D): A Zoning Ordinance deviation is requested fo reduce the required lot
width for lots 4 and 5 to 98 feet (120 feet required). The deviation is requested for the two pie-
shaped lots near the corner of the road.

Applicant Justification: These lots still provide adequate space for the intended housing
product, are the two largest lots proposed, and exceed the R-1 minimum lot area requirements
for over 10,000 square feet and 5,000 square feet respectively.
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2. Lack of Cul-de-Sac (Code of Ord, Figure VII-F): A deviation is required to provide a T-

turnaround in lieu of a cul-de-sac at the end of the roadway. (Note: this deviation is no longer
required as the road design meets the appropriate standards.)
Applicant Justification: Given the low volume of traffic that this subdivision will encounter a T-
tfurnaround is being proposed due to geometric constraints and a way to reduce total
pavement on site. The dimensions of the proposed turnaround meets current International Fire
Code requirements.

3. Road Centerline Radius (Code of Ordinances, Sec. 11-194.b.2): Design and Consfruction
Standards deviation for proposed street with 90-foot centerline radius (230-foot radius
standard).

Applicant Justification: This does not provide a safety concern given the short distance of the
road, the low fravel speed, and the minimal traffic volumes expected.

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.

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 Iland
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.

2. (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 aiso taking into consideration the
special knowledge and understanding of the City by the City Council and Planning
Commission.

The applicant has listed the following conditions in the public interest for consideration:
1. Perimeter Landscape Buffers: The development proposes a minimum 25-foot perimeter
landscape buffer from the lots to the property boundary. There are approximately 70 trees

proposed to be planted to enhance this buffer.

2. Increased Open Space: The development proposes an extensive amount of open space
for a single-family development (28%) and a majority of the proposed open space is usable
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active open space. Compared to the adjacent RUD developments, this proposal has a
lower percentage of open space preserved, but providing open space in the R-1 District is
not required, so this is an enhancement beyond what would typically be required. The
wetland area near 8 Mile is now proposed for preservation.

3. Reduced Density: Overall density shall not exceed 1.07 dwelling units per acre. This would
be more limiting than the 1.6 dwelling units per acre allowed in the R-1 District, and closer to
what has been developed in the surrounding neighborhoods.

4. Wetland Preservation: Impacts to the small wetland on site are not proposed. The applicant
should consider placing the wetland in a conservation easement, which would be
considered an additional enhancement to the project.

5. Wetland Buffer Protection: The applicant has included two signs to indicate the presence of
the wetland buffer and discourage disturbance. There is also a boulder wall indicated on
Lot 1 within the wetland buffer. Both the signage and the wall should be relocated to the
outer edge of the 25-foot buffer to more effectively limit disturbance, including mowing,
cutting, planting and removal of vegetation. The number of signs should also be increased
to allow placement at 50-foot intervals.

This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations. The
Planning Commission and City Council should offer their thoughts on whether the proposed benefits
are sufficient.

NEXT STEP: PLANNING COMMISSION PUBLIC HEARING

With all reviewers recommending approval or conditional approval, Planning Commission will hold
a public hearing on the rezoning request from RA (Residential Acreage) to R-1 (One Family
Residential) with a Planned Rezoning Overlay. Following the public hearing, they will make a
recommendation to City Council whether to approve or deny the request, or may postpone
making a recommendation if they determine additional information or changes are needed.

The next available date for the Planning Commission for the public hearing on the Formal PRO Plan
is Wednesday, August 20, 2025. Please provide a response lefter that addresses all comments as
needed, including a full list of deviations and conditions to be included in the PRO Agreement, no
later than Wednesday, August 13th,

CITY COUNCIL CONSIDERATION

After the Planning Commission makes its recommendation, the PRO Concept Plan will 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
aftorney, 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 lbell@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 ltems to be noted
. Meets

ltem Required Code Proposed Code Comments
Zoning and Use Requirements
Master Plan Single Family, with 10 Unit single family No
(adopted July master planned 0.8 residential
26, 2017) maximum dwelling units | development (1.07

per acre. du/ac)
Zoning RA: Residential R-1 with PRO No PRO Rezoning Requested
(Effective Acreage district

January 8, 2015)

Uses Permitted
(Sec.3.1.1)

Single Family Dwellings | Single Family dwellings

Yes

Planned Rezoning

Overlay Document Requirements (SDM link: Site Plan

& Development Manual)

Written Potential development | Provided, including Yes
Statement under the proposed parallel plan
(Site Plan & zoning and current
Development zoning
manual) Identified benefit(s) of Stated Yes
The statement the development
should describe | Conditions proposed for | Stated Yes
the following inclusion in the PRO

Agreement (i.e., Zoning

Ordinance deviations,

limitation on total units,

etc.)
Sign Location Installed within 15 days | Provided and installed Yes
Plan prior to public hearing
(Page 23, SDM) Located along all road

frontages
Traffic Impact A Traffic Impact Study NA
Study as required by the City
(Site Plan & of Novi Site Plan and
Development Development Manual.
manual)
Community - Over 30 acres for NA
Impact permitted non-
Statement residential projects
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ltem

Required Code

Proposed

Meets
Code

Comments

(Sec. 2.2)

- 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 fo provide a
market demand
analysis for the
proposed project.

NA

R-1 One-Family Re

sidential, Height, bulk, density and area limitations (Sec. 3.1.2

Lot Size R-1 zoning requires: Minimum area : 21,780 Yes
(Sec 3.1.2.D) o 21,780 sf lot area | sf
e 120 ft. lot widths | Lot width: 98-feet shown | No Lots 4 and 5 require a
in lot table sheet 04 for deviation for lot width
lots 4 and 5

Building Front: 30 ft. 30 ft Yes Proposed to comply
Setbacks (Sec Side: 15 ft. one side, 40 40 total, 15-ft minimum Yes based on building
3.1.2.D) ff. two sides footprints

Rear: 35 ft. 35 ft Yes
Maximum % of 25% Not shown TBD Details reviewed at plot
Lot Area plan phase
Covered
(By All Buildings)
(Sec 3.1.2)
Minimum Floor 1,000 Sq.ft. 3,200-4,300 sq ft. per Yes Details reviewed at plot
Area (Sec 3.1.2) unit indicated plan phase
Building Height 35 ft. or 2.5 stories 35 feet, 2 stories Yes Details reviewed at plot
(Sec 3.1.2) whichever is less indicated plan phase
Frontage on a No lot or parcel of land | All units front on a Yes Frontage on Private road
Public Street. shall be used for any proposed private road for individual lofs is
(Sec. 5.12) purpose permitted by within the proposed permitted for a

this Ordinance unless condominium, with Condominium

said lot or parcel shall access to Eight Mile development

front directly upon a Road

public street, unless

otherwise provided for

in this Ordinance.
Note to District Standards (Sec 3.6)
Area - Lot width shall be Lot widths clarified Yes?

Requirements
(Sec 3.6A & Sec.
2.2)

measured between
two lines where a
front setback line
intersects with side
setback lines.
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Meets

ltem Required Code Proposed Code Comments
- Distance between

side lot lines cannot

be less than 90%

between the front

setback line and the

main building.
Additional NA No off-street parking lots | NA
Setbacks
(Sec 3.6.B)
Exterior Side yard | NA Side yards abutting NA
abutting residential districts
Streets(Sec 3.6.C)
Wetland/Water- 25ft. from boundary of Small wetland in SE Yes? | Lot 1 shall include buffer
course Setback a wetland and 25ft. corner of property — delineation to prevent
(Sec 3.6.M) from the ordinary wetland buffer extends encroachment/mowing/

highwater mark of a
watercourse is required

onfo Lot 1

removal of vegetation

Subdivision Ordina

nce

Blocks - Maximum length for Small site, so blocks not | Yes
(Subdivision all blocks shall not longer than 1400 ft.
Ordinance: Sec. exceed 1,400 ft.
4.01) - Widths of blocks shall
be determined by the
conditions of the
layout.
Lots: Sizes and Shapes (Subdivision Ordinance: Sec. 4.02A)
Lot Depth Lots abutting a major or | No lots abutting 8 Mile Yes
Abutting a secondary
Secondary thoroughfare must
Thoroughfare have a depth of at
(Subdivision least 140’
Ordinance: Sec.
4.02.A5)
Depth to Width Single Family lots shall Maximum of 1.7:1 ratio Yes
Ratio (Subdivision | not exceed a 3:1 depth | is maintained
Ordinance: Sec. | to width ratio
4.02.A6)
Arrangement - Every lot shall front or | - All lots front on Yes
(Subdivision abut on a street. proposed street
Ordinance: Sec. | - Side lot lines shall be - Allotfs conform to
4.02.B) at right angles or shape requirement
radial to the street
lines, or as nearly as
possible thereto.
Streets Extend streets to No stub streets Yes Extension to the north and
(Subdivision boundary to provide proposed —recent west is impractical as the

Ordinance: Sec.
4.04)

access intervals not to
exceed 1,300 ft. unless
one of the following

exists:

abutting developments
do not have any
connecting points fo
take advantage of

approved subdivisions
have no streets available
for connection
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. Meets
ltem Required Code Proposed Code Comments

- practical difficulties
because of
topographic
conditions or natural
features

- Would create
undesirable traffic
patterns

Topographic Conditions (Subdivision Ordinance Sec 4.03)

A. Flood plain Compliance with Not Applicable NA
applicable state laws
and City Code

Areas in a floodplain
cannot be platted

B. Trees and Compliance with Tree survey and Yes
Landscaping Chapter 37 and Article | Landscape Plans are
5 of City Zoning Code provided

C. Natural To be preserved Wetland appears to No?
Features Lots cannot extend info | exist on southeast
a wetland or corner of the site — not
watercourse delineated
D. Man-made To be built according to | Underground detention | Yes See Engineering Review
Features City standards proposed letter for detail on SWM
Plan comments
E. Open Space Any Open Space Over 2.5 acres of open Yes
Areas Area shall meeft the space are proposed
following:
- Require performance
guarantee

- Shall be brought to a
suitable grade

- Compliance with
zoning ordinance

- Except for wooded
areas, all ground area
should be top dressed
with a minimum of
25% of red fescue and
a maximum of 20%
perennial rye.

F. Non-Access Along rear or side 75 ft greenbelt between | Yes
Greenbelt property lines for 8 Mile and side yards of
Easements reverse frontage lofs nearest lot

G. Zoning A non-residential NA
Boundary development abutting
Screening a residential

development would
need screening

Sidewalks Requirements
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Meets

ltem Required Code Proposed Code Comments
Active Mobility AMP recommends Not proposed
Plan upgrading nearby
crosswalk and providing
a trail connection to
enfrance of Maybury
State Park;
New subdivision
entrances
Public Sidewalks | An 8’ wide public 8' sidewalk existing Yes
(Chapter 11, sidewalk shall be along Eight Mile Road
Sec.11-276(b), constructed along all within ROW
Subdivision arterial and collector
Ordinance: Sec. | roads exceptin
4.05) industrial districts
Other Requirements
Development Development and Mariella Estates Yes The committee has
and Street street names must be proposed considered and approved
Names approved by the Street | Mariella Lane proposed the requested names
Naming Committee
Development/ Signage if proposed TBD Sign permits are reviewed

Business Sign

requires a permit.

separately.

NOTES:

1. This table is a working summary chart and not infended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those
sections in Article 3, 4 and 5 of the zoning ordinance for further details.
3. Please include a written response to any points requiring clarification or for any corresponding site plan

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

July 15, 2025

Lindsay Bell
Senior Planner
City of Novi Community Development

CITY COUNCIL Lindsoyl
May'or .
St ScEn I've reviewed the public benefits proposed for the Marielle
Mayor Pro Tem Estates PRO by Atwell, LLC. Novi Parks, Recreation and Cultural
Laura Marie Casey ) ) ) 5
Services is amenable to either option.
David Staudt
Brian Smith The acquisition of 88 acres to the east of ITC Community Sports

Park does necessitate the need for a new conceptual plan for
the entire park. We would provide Atwell with the conceptual

Ericka Thomas

Matt Heintz K-

plan that was completed for the original park property and work
Py GHmmuthy with them on identifying new features and amenities for future
City Manager development.
Victor Cardenas
Director of Parks, Recreation & If the Planning Commission and/or City Council would prefer the
Cultural Services . I
Jeffrey A. Muck proposed improvements to the existing park, PRCS would work
Deputy Director with our Parks and Municipal Property team to identify the areas
Tracie Ringle of highest need and implement the improvements as soon as

possible to benefit park users.

Thankyou and please let me know if | can be of further
assistance.

CAPRA Sincerely,

ACCREDITED

4 &
%
D Rt ngariol

Jeffrey A. Muck, CPRP
Director

City of Novi Novi Parks, Recreation & Cultural Services

45175 Ten Mile Road
Novi, Michigan 48375
248.347.0400
248.347.3286 fax

cityofnovi.org
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APPLICANT
Braciole Brothers LLC
REVIEW TYPE
Revised Initial PRO Plan
PROPERTY CHARACTERISTICS
= Site Location: Located on the north side of 8 Mile Road west of Garfield
Road located in section 31 of the City of Novi
= Sjte Size: 9.36 acres
= Plan Date: 02/28/2025
= Design Engineer: Atwell Group
PROJECT SUMMARY

= Planned Rezoning Overlay Site Plan (PRO): Currently zoned R-A (Residential
Acreage), applicant wishes to rezone to R-1.

= Construction of a 10-unit single family residential home development. Site access
would be provided via 8 Mile Road.

=  Water service would be provided by an extension from the existing 12-inch water
main along the north side of 8 Mile Road, along with 2 additional hydrants.

= Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer along the north side of 8 Mile Road.

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

RECOMMENDATION

Approval of the revised Initial PRO Plan 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:
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J724-0043
COMMENTS

1. Based on the existing zoning RA zoning six homes could be proposed on this

site, the new zoning will allow for 10 homes. Engineering does not have any
concerns with the 4 additional REUs that would be allowed with this rezoning.

Applicant must obtain RCOC approval for the approach tapers prior to final
PRO plan approval. Permit will not be required at that time, but applicant
must have RCOC review the approach location. Engineering does not have
concerns with the proposed approach tappers.

Sheet 04 Layout Notes state that the road will not be gated and that roads will
be private, the plan shows a gate at the entrance and the road is labeled
with 60" ROW. Clarify if roads will be private, revise note to state 60’ private
road ROW.

Provide a utility crossing table at the time of the site plan submittal.

Generally, all proposed trees shall remain outside utility easements. Where
proposed trees are required within a utility easement, the trees shall maintain
a minimum 5-foot horizontal separation from water main and storm sewer and
10-foot horizontal separation from sanitary sewer.

Indicate if an entrance streetlight shall be proposed. The City of Novi has a
streetlighting program where the city pays for one standard streetlight at the
entrance of subdivisions. This would be an agreement with DTE, if a decorative
streetlight is proposed the applicant/HOA will need to pay the difference in
cost.

WATER MAIN

7.
8.

All public water main shall be within a dedicated water main easement.

Additional details shall be provided at time of site plan submittal. Profiles shall
be needed at time of final site plan submittal.

EGLE water main permit will be required for the main extension, the
application can be submitted at time of final site plan submittal.

SANITARY SEWER

10.
11.

12.

All public sanitary sewer shall be within a dedicated sanitary sewer easement.

Sanitary sewer should be relocated outside of the pavement to the east and
north side of Mariella Lane.

EGLE sanitary sewer extension permit shall be required prior to the pre-con
meeting, EGLE application can be submitted at time of final site plan
submittal.

STORM SEWER

13.

14.

A minimum cover depth of 3 feet shall be maintained over all proposed storm
sewer. Provide profiles for all storm sewer 12-inch and larger at time of site plan
submittal.

Provide Storm sewer basis of design table at time of site plan submittal.
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STORM WATER MANAGEMENT PLAN

15.

16.

17.

18.

19.

20.

21.

22.

23.

The proposed outlet location is acceptable, the applicant should ensure that
the existing driveway culverts have adequate capacity and are cleaned out
as part of this project.

The Ballantyne storm water detention basin does not outlet to the wetlands
near the entrance of Mariella Estates.

Provide supporting calculations for the runoff coefficient determination. C
factor greenspace shall be based on hydrologic soil type.

Provide the overland routing that would occur in the event the underground
system cannot accept flow. This route shall be directed to a recognized
drainage course or drainage system.

Provide a soil boring in the vicinity of the proposed underground detention
system to determine bearing capacity and the high-water elevation of the
groundwater table.

Provide inspection ports throughout the underground detention system at the
midpoint of all storage rows. Additional inspection ports may be required for
systems larger than 200 feet. Inspection ports shall be a minimum of 8-inches.

For piped/chamber systems the underground storage system shall include 4-
foot diameter manholes at one end of each row for maintenance access
purposes. Manholes are shown on plans.

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

The underground detention system shall be kept outside of the influence of
any planting areas. Show manhole locations on landscaping sheets.

PAVING & GRADING

24,

25.

26.

27.

28.

29.

30.

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

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

Provide existing and proposed contours on the Grading Plan at the time of the
Final Site Plan submittal.

Site grading shall be limited to 1V:4H (25-percent), regrade or relocate the
proposed home and driveway on lot 8 so that the slopes steeper than 1V:4H
are not on the proposed on the residential lot.

Retaining walls that are 48-inches or larger shall need a permit from Building
Department.

A retaining wall that has a grade change of 30” or more within a 3’ horizontal
distance will require a guardrail.

Soil borings along the proposed road will be required at 500-foot intervals per
Section 11-195(d) of the Design and Construction Standards.
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OFE-SITE EASEMENTS
31. No off-site easements anticipated at this time.

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

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

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, é

Project Engineer

cc: Lindsay Bell, Community Development
Milad Alesmail, Engineering
Ben Croy, City Engineer
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Review Type Job #

Formal PRO Concept Plan Landscape Review J724-43

Property Characteristics

e Site Location: 8 Mile Road west of Ballantyne

e Site Acreage: 9.36 ac.

e Site Zoning: RA

e Adjacent Zoning: North, East, West: RA, South: Maybury State Park
e Plan Date: 6/27/2025

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. ltems 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 of the Formal PRO Plan. Some minor additions and
revisions are needed on the Final Site Plans.

No landscape deviations are required for the proposed layout.
Ordinance Considerations

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

1. Tree survey is provided.

2. There are no regulated woodlands on the site but some regulated trees that are 36" dbh
or greater are on the site and are shown as being removed.

3. Woodland replacement calculations are provided, and all 10 of the required
replacements are shown as being planted on the site.

4. There is a pond at the southeast corner of the site that extends into Lot 1. See the
Merjent and Planning letter regarding this pond.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
1. The project is only adjacent to other single-family residential property so no screening
between the developments is required.
2. A dense evergreen hedge is proposed on the west end of the drive and screening trees
are proposed between the project and Ballantyne, and the residents south of lots 8 and
9.




Formal PRO Concept Plan - Landscape Review July 3, 2025
J724-43: Mariella Estates Page 2 of 2

1. Both required berms are proposed, except in the pond frontage. Please extend the
western berm o the west as much as possible to enhance the screening.

2. All greenbelt landscaping requirements are met or exceeded by the proposed plantings.

3. Therequired street trees are provided.

Interior Street Trees (Zoning Sec 5.5.3.F.iii)
The required street trees are shown.

Plant List (LDM 4, 10)
Please provide a plant list on the Final Site Plans at the very latest.

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
Underground detention is proposed. If that is approved by engineering, no detention basin
landscaping is required.

Irrigation (LDM 10)
1. If anirrigation system will be used, a plan for it must be provided with Final Site Plans.
2. If 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.

W Meni,

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - Formal PRO Concept Plan

Project name:
Property location:
Plan Date:
Review Date:
Reviewed by:

J724-43: Mariella Estates

8 Mile Road, west of Ballantyne subdivision

June 27, 2025
July 3, 2025

Rick Meader, Landscape Architect, LLA rmeader@cityofnovi.org, (248) 735-5621

Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.
Underlined items need to be addressed on the Final Site Plan.

There are no landscape deviations required for the proposed plan.

Meets

ltem Required Proposed Code Comments
Landscape Plan Requirements (LDM (2)
e New commercial or
residential
developments
e Addition to existing
building greater than
25% increase in overall
Landscape Plan footage or 400 SF e Overall: 1" = 50’
(Zoning Sec 5.5.2, whichever is less. e Greenbelt plan: Yes
LDM 2.e.) e 1"=20" minimum with 1" =30
proper North.
Variations from this
scale can be
approved by LA
e Consistent with plans
throughout set
F’Lrgj/\jc;f'lczjormahon Name and Address ;?g&gzg map Yes
Name, address and
Owner/Developer telephone number of
Contact Information the owner and On title block Yes
(LDM 2.a.) developer or
association
: Name, Address and
::%T\?;:::?i‘:\?oﬁ;c;tli?:t telephone number of Jim Allen - Allen Yes
RLA/PLA/LLA who Design
(LDM 2.b.)
created the plan
Sealed by LA. Requires originall Copy of signature Yes
(LDM 2.9.) signature and sedl
Miss Dig Note
(800) 482-7171 Show on all plan sheets | On title block Yes
(LDM.3.0.(8))
Shown on location
map
Include all adjacent Site: RA
Zoning (LDM 2.1.) North, East & West: | Yes

zoning

RA
South: Northville
Twp
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(LDM.2..)

areas on plan

deposited along
the road,
between the curb
and sidewalk

July 3, 2025 J724-43: Mariella Estates
. Meets
ltem Required Proposed Code Comments
Survey information * Legal description or
(LDM 2.c.) boundary line survey e Sheet 2 e Yes
T e Existing fopography
1. Please provide a
current wetland
e Tree survey on L-4 delineation.
Y 2. See the Merjent
e All free removals .
. NS review for a
-~ . ¢ Show location type are indicated on . .
Existing plant material . complete discussion
. g and size. Label to be L-4 e Yes
Existing woodlands or of the trees and
saved or removed. e Woodland e Yes
wetlands e Plan shall state if none replacement e Yes wetlands.
(LDM 2.e.(2)) . P . 3. Will trees #2401 and
exists. calculations and
#2402 be removed?
10 frees are
rovided It appears they are
P within the wetland
that is not being
changed.
e As determined by Soils
. survey of Oakland Co. sheet 2 - Fox Sandy
Soil types (LDM.2.r.) loam and Yes
e Show types,
. Glynwood loam
boundaries
Existing and Existing and proposed
ro o?ed buildings, easements,
iFr)n Fr’ovements parking spaces, Yes Yes
{LDpM 2.e.(4)) vehicular use areas, and
e R.O.W
e Proposed storm
water system,
including
underground
e Overhead and storage, is shown
Existing and underground utilities, e Water and o Yes
proposed utilities including hydrants sanitary linesand | e Yes
.e. e Show all propose structures are also | e Yes
(LDM 2.e.(4)) Sh Il d truct | Y
light posts shown
¢ Sufficent spacing
for the street trees
appears to be
proposed.
Proposed grading. 2’ .
contour minimum Provide prop<?§ed Sheet 6 Yes
(LDM 2.e.(1)) contours at 2’ interval
e No areas are
shown
¢ A note indicates
Snow deposit Show snow deposit that snow will be 8D

LANDSCAPING REQUIREMENTS

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)




Formal PRO Concept Plan — Landscape Review

Page 3 of 8

July 3, 2025 J724-43: Mariella Estates
ltem Required Proposed I(\:Asg: Comments
G . e Clear sight distance No parking areas
eneral requirements o - .
within parking islands are required or
(LDM 1.c] e No evergreen trees proposed
Name, type and
number of ground As proposed on plantfing NA
cover islands
(LDM 1.c.(5))
General (Zoning Sec 5.5.3.C.ii)
¢ A minimum of 300 SF
. to qualify
I{’;rlsni? lot Islands .« 6" curbs N | NA
T e Islands minimum width
10’ BOC to BOC
Parking stall can be
Curbs and Parking reduced to 17" and the NA
stall reduction (c) curb to 4" adjacentto a
sidewalk of minimum 7ft.
No plantings with
matured height greater | It appears that
Plantings around Fire ‘rbon 12" within 10 ft. of frees are correctly
Hydrant (d) fire hydrants or other spaced from Yes
uftility structures, and 5 structures and utility
feet from underground lines
utility lines
Areas not dedicated to
parking use or driveways
Landscaped area (g) exceeding 100 sq. ft. NA
shall be landscaped
e 25 ft corner clearance If the RCOC does not
required at Garfield allow any or all of the
S%nggergfgc’)gifeegggn The RCOC clear street trees shown along
Clear Zones (LDM 5509 zone is shown and Yes 8 Mile Road, they do

2.3.(5))

e RCOC guidelines to
determine required
clear vision zone for 8
Mile Road entry.

no trees are
located within it

not need to be planted,
but a copy of their
decision must be
provided to the City.

Berms, Walls and ROW Planting Requirements

Berms

o 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 ufilities.
e Berms should be constructed with 6" of topsail.

Residential Adjacent to Non-residential (Zoning Sec 5.5.3.A and LDM 1.a)

Berm requirements
(Zoning Sec 5.5.A)

Adjacent Zoning is RA

No berm is required
or provided

Planting requirements
(LDM 1.a.)

LDM Novi Street Tree List

Lines of evergreens
are provided at
west end of the
drive and between
lots 8 and 9 and the

Yes
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Item Required Proposed I(\:Asg: Comments
residences south of
them, and
screening frees are
also provided
between lots 4-7
and the Ballantyne
subdivision.
Adjacent to Public Rights-of-Way (Zoning Sec 5.5.3.A and LDM 1.b)
Cross-Section of Berms (Zoning Sec 5.5.3.B and LDM 2.j)
Slope, height and e Label contfour lines
width (Zoning Sec e Maximum 33% slope Provided Yes
5.5.3.A.v) e Min. 4 feet crest
Type of Ground Lawn Yes
Cover
Overhead utility lines
and 15 ft. setback from Overhead utilities
Setbacks from Utilities | edge of utility or 20 ft. are shown along 8 Yes
setback from closest Mile Road
pole
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or A small retaining
type of construction stone exterior with wall is proposed on
footing masonry or concrete Lot 1.
interior
;Vc:tlls greater than 3 Walls taller than 4 feet
2 ft. should be -
. TBD need to be designed
designed and sealed -
. by an engineer
by an Engineer
ROW Landscape Screening Requirements(Sec 5.5.3.B. i)
Greenbelt width 34 ft./40-foot non-
(2)(3) (5) access easement 751 ves
e Berms are 1. Please widen the
proposed on crest of the eastern
Min. berm crest width | 4 ft. each side of the No berm .
entry. 2. If possible, please
e Crests are 2-5 feet lengthen the western
wide berm 1o the west.
. . Both berms are
Minimum berm height 4 ft. approximately 5 Yes
%) feet tall
No walls are
3" wall (4) (7) NA proposed in the Yes
greenbelts.
Canopy deciduous or | ¢ 1 free per 40 |.f,;
large evergreen trees | e 8 Mile Road (360- 8 trees Yes
(Sec 5.5.3.B) 28)/40= 8 trees
Sub-canopy o | free per 251f.;
deciduous frees (Sec | ¢ 8 Mile Road (360- 18 frees Yes

5.5.3.8)

28)/25= 13 frees
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Item

Required

Proposed

Meets
Code

Comments

Street Trees
(Sec 5.5.3.B and LDM
2)

External Trees

e | free per351f.;

¢ 8 Mile Road (360-
294)/35=2 trees or 3
subcanopy frees

Internal streets
e 1 tree per351f
e 1788/35 =51 frees

8 Mile Road:
8 subcanopy frees

Internal streets:
51 trees

e Yes
e Yes

Island & Boulevard
Planting

(Zoning Sec5.5.3.fii &
LDM 1.d.(1)(e))

e Must be landscaped &
irigated

e Mix of canopy/sub-
canopy trees, shrubs,
groundcovers, etfc.

e No plant materials
between heights of 3-6
feet as measured from
street grade

No islands are
proposed

Transformers/Utility
boxes

(LDM 1.e from 1
through 5)

e A minimum of 2ft.
separatfion between
box and the plants

e Ground cover below
4" is allowed up to
pad.

e No plant materials
within 8 ft. from the
doors

None shown

TBD

When the location of
fransformer/utility boxes
is determined, add
landscaping per city

requirements.

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

Planting requirements
(Sec. 5.5.3.E.iv)

e Clusters of large shall
cover 70-75% of the
basin rim area at 10
feet from the bottom
or permanent water
level.

e Canopy trees at 1/35 If
measured at 10 feet
above the bottom or
permanent water level
around the east, west
and south sides of the
basins -woodland
replacement trees
may be used to meet
this requirement.

e 10" to 14" tall grass
along sides of basin

An underground
detention basin is
proposed

NA

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

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

A note indicates
that there is no
Phragmites or
Japanese
knotweed on the
site

Yes
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ltem Required Proposed I(\:Asg: Comments
survey.
e Treat populations per
MDEQ guidelines and
requirements to
eradicate the weed
from the site.
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
Installation date |n|’rer1fded SOTTS gf
(LDM 2.I. & Zoning planting should be Mar 15-Nov 15 Yes
between Mar 15 - Nov
Sec 5.5.5.B) 15
e Include statement of
intent to install and
Maintenance & guoro'nfee all
. materials for 2 years.
Statement of intent L .
) e Include a minimum Both notfes included | Yes
(LDM 2.m & Zoning T
Sec 5.5.6) one cultivation in
June, July and August
for the 2-year warranty
period.
FLIB?; ?rlergiDM Shall be northern nursery Yes Yes
3.0.(2)) grown, No.1 grade
A fully automatic
irigation system and a 1. Need for final site
method of draining is plan
Irigation plan required with Final Site 2. The system should
Plan or alternative No meet the
(LDM 2.s.) - . .
means of providing requirements listed at
sufficient water for plant the end of this
establishment and long- review.
term survival
Other information Required by Planning NA
(LDM 2.u) Commission
I{E;(i)cixj?rl)ghsr;\ir\l;gzgd 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.
Plant List (LDM 4, 11) - Include all cost estimates
Quantities and sizes See Table 11.b.(2)(a).i Show on plant list
Root type e B&B or Cont Show on plant list
e Species native to
Michigan shall Please provide a plant
. constitute at least 50% _ list no later than the
Botanical and No plant list is - -
(preferably more) of . TBD Final Site Plans,
common names provided

the plants used, not
including woodland
replacements or seed

preferably on
Preliminary Site Plans
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replacement and
others

LDM for more details

provided

July 3, 2025 J724-43: Mariella Estates
ltem Required Proposed I(\:Asg: Comments
mix species.
e Non-woodland
replacement trees
shall conform to the
LDM Section 4
standards for diversity
Please clearly indicate
Type and amount of which areas are to be
lawn Not shown on plans | TBD seeded with which type
of seed on plan view
. For all new plantings,
Cost esfimate mulch and sod as listed | No Need for Final Site Plan
(LDM 2.1)
on the plan
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Yes Yes
Tree
Evergreen Tree Yes Yes
Multi-stem Tree Yes Yes
Shrub Refer“ro LDM for detail Yes Yes
drawings
Perennial/ Yes Yes
Ground Cover
Tree stakes and guys.
(Wood stakes, falbric Yes Yes
guys)
Tree protection Located at erflcol Root
. Zone (1’ outside of Yes Yes
fencing A
dripline)
Other Plant Material Requirements (LDM 3)
General Conditions Plant mo‘reno[s S.hO” not A callout indicates
(LDM 3.0 be plon’rgd within 4 ff. of this Yes
property line
e All but 2 of the
trees on-site will
Plant Materials & Clearly show frees to be be removed. . Yes
Existing Plant Material | removed and frees to o Silf fence and tree . Yos
(LDM 3.b) be saved. protection
fencing are
shown on Sheet 6
Substitutions to
landscape standards for
preserved canopy trees
Landscape tree outside woodlands/ None
credit (LDM3.b.(d)) wetlands should be
approved by LA. Refer
fo Landscape free
Credit Chart in LDM
Plant Sizes for ROW, Please use correct sizes
Woodland Refer to Chapter 37, No plant list is 8D for plant material on the

plant list when it is
provided.
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ltem Required Proposed I(\:Asg: Comments
(LDM 3.c)

Plant size credit NA
(LDM3.c.(2))
Prohibited plants No plants on City No species are 8D
(LDM 11.b(2)b) Invasive Species List specified
Recommended trees
for planting under Label the distance from
overhead utilities the overhead utilities
(LDM 3.e)
Collected or
Transplanted trees None
(LDM 3.1)
Nonliving Durable e Trees shall be mulched
Material: Muich (LDM to 3" depth and
4) shrubs, groundcovers
to 2" depth
e Specify natural color, Yes Yes
finely shredded
hardwood bark mulch.
Include in cost
estimate.

NOTES:

1. This table is a working summary chart and not infended 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.
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.

Irrigation System Requirements

1.

W

Noo ks~

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.

Aftached 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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July 15, 2025

Lindsay Bell

Planner — Community Development
City of Novi

45175 Ten Mile Road

Novi, M| 48375

Submitted electronically to Ibell@cityofnovi.org

Re: Mariella Estates Planned Rezoning Overlay Wetland Review (Formal PRO; JZ24-43)
Dear Lindsay,

Merjent, Inc. (Merjent) has conducted a site plan review of the planned rezoning overlay (PRO) for the
Formal PRO Plan for Mariella Estates (site). Two sets of plans were provided:
e One plan prepared by Atwell dated June 27, 2025. This plan contains the primary
design/engineering information for the Formal PRO Plan.
e One plan prepared by Allen Design dated June 27, 2025. This plan contains the landscape and
woodland replacement information for the Formal PRO Plan.

1 Main Street SE m Suite 300 = Minneapolis, Minnesota = 55414

Merjent reviewed the plans for conformance with the City of Novi’s (City) current Wetlands and Watercourse
Protection Ordinance, Chapter 12 Article V. The site is located approximately at 49680 Eight Mile Road in
Section 31 of the City (Parcel No. 50-22-31-400-008). The site contains a City-regulated wetland (Figure
1).

An Initial Concept Plan review of woodlands was completed for the site on December 3, 2024 and
deficiencies were found that required addressing wetland issues at the site. It should be noted that this
project was previously identified as “JZ24-43 Preserves of Maybury” and all future correspondence will refer
to this project as “Mariella Estates.”

A revised Initial Concept Plan review of wetlands was completed for the site on March 20, 2025 and
approval was recommended with requests for minor edits.

Wetlands

Wetland Recommendation: Merjent recommends approval of the Mariella Estates Formal PRO with
requests for edits for future submittals. Additional comments have been provided to meet the City’s
Wetlands and Watercourse Protection Ordinance.

Upon review of published resources, the Site appears to contain or immediately borders:

X 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 1).
Although not depicted on the City of Novi’s interactive regulated wetland map viewer (Figure 1), this
should be used as an initial planning tool and does not constitute the presence or absence of City-
regulated wetlands.
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1 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.

0 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 may be required for this project:

Item Required/Not Required
Wetland Permit (specify Non-minor or Minor) Not Required
Wetland Mitigation Not Required
Environmental Enhancement Plan Not Required
Wetland Buffer Authorization Required
EGLE Wetland Permit Likely Not Required*
Wetland Conservation Easement Recommended/Requested

*Final determination is at the discretion of EGLE

Wetland Review Comments

1. The applicant provided an updated Wetland Delineation and Threatened and Endangered Species
Assessment dated June 26, 2025. The applicant identified one mixed emergent and forested wetland
in the southeast portion of the site. The area is also characterized by a flooded/open water portion.
Merjent conducted a site visit on July 1, 2025 and found flagging on-site consistent with the site plan.
Photos from the site visit are included as Attachment A.

a. Due to the presence of multiple wildlife species utilizing the water resource on-site, the on-site
water resource should be considered essential to the City of Novi due to meeting the criteria
under Section 12-174(b)(6).

2. Pursuant to Section 12-172 (f), the applicant shall have the boundary lines of any watercourses or
wetlands on the property flagged or staked, and the flagging or staking shall remain in place throughout
the conduct of the permit activity. The applicant will need to ensure the area is marked/staked in the
field prior to and during construction, if approval is granted for the full extent of the project.

3. The applicant has proposed no impacts to the wetland on-site. Therefore, a wetland permit is not
required for this project from the City of Novi. However, due to the proximity of grading and development
to the wetlands, the City may request on-site inspections before, during, and/or after construction to
ensure water resources are protected pursuant to the site plans.

4. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section
3.6(2)(M) 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

Hnerjent[‘,
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require a minimum setback from wetlands and watercourses". The established wetland and
watercourse buffer/setback limit is 25 horizontal feet, regardless of grade change. The Applicant should
consider modification of the proposed limits of disturbance boundaries in order to preserve wetland and
wetland buffer areas. The preservation of the 25-foot wetland buffer areas (also referred to as the “25-
foot wetland setback/buffer) is important to the overall health of the wetlands, especially after site
development. The existing buffer serves to filter pollutants and nutrients from storm water before
entering the wetlands, as well as to provide additional wildlife habitat.

a. Impacts resulting from the proposed boulder wall should be quantified (cubic yards and square
feet) in future submittals.

b. Impacts from proposed grading should be quantified (cubic yards and square feet) in future
submittals. Additionally, if grading is proposed within the wetland setback, it should be identified
with a unique symbol.

c. It is requested that additional wetland and wetland buffer signage be placed around the
remaining wetland to ensure the area will not be mowed or disturbed in the future. If possible,
the signs should be placed as close to the outside edge of the setback buffer to ensure the full
25-foot setback is not mowed. In future submittals, an example sign rendering should be
provided in the site plan. If a conservation easement is placed around the remaining

wetland/wetland setback (Comment 4), the signs should indicate that the area is a protected
conservation easement.
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d. If possible, any remaining wetland buffer should be seeded with an appropriate native seed
mix that follows the criteria set forth in the City of Novi Landscape Design Manual.

5. 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. This language shall be submitted to the City Attorney for review. The executed

Hnerjent[‘,
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easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi

Wetland and Watercourse permit.

a. If final approval is granted for this project, it is recommended that the wetland and subsequent
remaining buffer on-site be retained in a conservation easement. This will include the
prevention of mowing, which could have impacts to the future resident(s) of the proposed Lot

1.

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.

Sincerely,

Merjent, Inc.

Jerv Dimoty

Jason DeMoss, PWS
Environmental Consultant

Enclosures:

Figure 1 — City of Novi Woodlands and Wetlands Map
Attachment A — Site Photographs

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

rmerjent@
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Figure 1. City of Novi Regulated Woodlands Map
Approximate Site boundary is shown in Red.
No mapped regulated woodland areas are shown in the map view. Regulated wetland areas are shown in
turquoise. Area identified as wetland on-site approximately outlined in blue and filled with yellow.
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Attachment A
Site Photographs
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Overview of wetland on-site
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TRAFFIC REVIEW




A=COM
39575 Lewis Dr, Ste. 400

Novi

MI, 48377
USA
aecom.com

Project name:
JZ24-43 — Mariella Estates Revised Intial PRO
Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 March 20, 2025
CC:

Lindsay Bell, Dan Commer, Humna Anjum, Diana
Shanahan, Milad Alesmail, Stacey Choi

Memo

Subject: JZ24-43 — Mariella Estates Revised Initial PRO Traffic Review

The revised initial PRO concept site plan was reviewed to the level of detail provided and AECOM recommends approval as
long as the comments provided below are adequately addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Braciole Brothers, LLC, is proposing a ten home single-family subdivision.
2. The development is located on the north side of Eight Mile Road, west of Garfield Road. Eight Mile Road is under the
jurisdiction of the Road Commission of Oakland County and Garfield Road is under the jurisdiction of the City of Novi.
The site is zoned R-A (Residential Acreage) and the applicant is utilizing the PRO option.
4. There are following traffic related deviations are being requested by the applicant:

a. Below standard centerline radius.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11" Edition, as follows.

w

ITE Code: 210 — Single-Family Detached Housing
Development-specific Quantity: 10 Dwelling Units
Zoning Change: N/A

. . . . Estimated Peak-  City of Novi Above
Ul SRS S R Direction Trips Threshold Threshold?
AM Peak-Hour Trips 9 7 100 No
PM Peak-Hour Trips 11 7 100 No
Daily (One-Directional) Trips 121 N/A 750 No

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

Trip Impact Study Recommendation ‘

Type of Study: Justification

1/4



Memo

None N

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 REINEE]
1 Driveway Radii | O Figure 1X.3 35’ Met
2 Driveway Width | O Figure 1X.3 28’ Met
3 Driveway Taper | O Figure 1X.11
3a Taper length = 75’ and 100’ Met
3b Tangent 0’and 50’ Met
4 Emergency Access | O 11- - N/A
194.a.19
5 Driveway sight distance | O 610’ Met
Figure VIII-E
6 Driveway spacing
6a Same-side | O 11.216.d.1.d 400.83" and Met
1084.63’
6b Opposite side | O 11.216.d.1.e 1 200.87' to Met
private drive
7 External coordination (Road Indicated Met
agency) coordination
with RCOC
8 External Sidewalk | Master Plan & = 8’ proposed, Met
EDM tying into
existing
9 Sidewalk Ramps | EDM 7.4 & R-  Indicated Partially Met Update detail to latest
28-K R-28-K version in

future submittal.
10  Any Other Comments:

INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks
11  Loading zone | ZO 5.4 - N/A
AECOM
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf

Memo

INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks

12  Trash receptacle | ZO 5.4.4 Not indicated Inconclusive Indicate if individual
trash collection is to be
present for single
family homes.

13  Emergency Vehicle Access Turning Inconclusive Provide turning
movements not movements in future
provided submittal.

14  Maneuvering Lane | ZO 5.3.2 - N/A

15 Endislands | ZO 5.3.12

15a Adjacent to a travel way | - N/A

15b Internal to parking bays = - N/A

16  Parking spaces | ZO 5.2.12 On-street parking Met
not allowed

17  Adjacent parking spaces | ZO - N/A

18 | Parking space length | ZO 5.3.2 - N/A

19  Parking space Width | ZO 5.3.2 - N/A

20 | Parking space front curb height | - N/A

Z05.3.2

21  Accessible parking — number | ADA - N/A

22 | Accessible parking — size | ADA - N/A

23  Number of Van-accessible space | - N/A

ADA

24 | Bicycle parking

24a Requirement | ZO 5.16.1 | - N/A

24b Location | ZO 5.16.1 | - N/A

24c Clear path from Street | ZO 5.16.1 @ - N/A

24d Height of rack | ZO 5.16.5.B | - N/A

24e Other (Covered / Layout) | ZO - N/A

5.16.1
25 | Sidewalk — min 5’ wide | Master 5’ proposed Met
Plan
26  Sidewalk ramps | EDM 7.4 & R-28- = None proposed N/A
K
27 | Sidewalk — distance back of curb | 10’ proposed Met
EDM 7.4

28  Cul-De-Sac | O Figure VIII-F - N/A

29 | EyeBrow | O Figure VIII-G 54’ radius Met
proposed

30  Turnaround | ZO 5.10 Proposed and Met
dimensioned

31 | Any Other Comments: Proposed 90’ centerline radius is below 230’ standard per

Section 11-194.b.2 of the City’s Code of Ordinances. The
applicant is requesting a deviation.

SIGNING AND STRIPING

No. Item Proposed Compliance Remarks
32  Signing: Sizes | MMUTCD Indicated Met
33 | Signing table: quantities and sizes Indicated Met Remove “typ.” from the

sign labels on site plan.

AECOM
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https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855

Memo

SIGNING AND STRIPING

No.
34

35

36

37

38

39

40

41

42
43

ltem

Signs 12" x 18” or smaller in size shall
be mounted on a galvanized 2 Ib. U-
channel post | MMUTCD

Signs greater than 12” x 18” shall be
mounted on a galvanized 3 Ib. or
greater U-channel post | MMUTCD
Sign bottom height of 7’ from final
grade | MMUTCD

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

FHWA Standard Alphabet series used
for all sign language | MMUTCD
High-Intensity Prismatic (HIP) sheeting
to meet FHWA retro-reflectivity |
MMUTCD

Parking space striping notes

The international symbol for
accessibility pavement markings | ADA
Crosswalk pavement marking detail

Any Other Comments:

Proposed
Not indicated

Not indicated

Not indicated

Not indicated

Not indicated

Not indicated

Compliance
Inconclusive

Inconclusive

Inconclusive

Inconclusive

Inconclusive
Inconclusive
N/A
N/A

N/A

Remarks
Provide in future submittal.

Provide in future submittal.

Provide in future submittal.

Provide in future submittal.

Provide in future submittal.

Provide in future submittal.

The applicant is proposing flashing beacon signs on 8 Mile
Road that will be installed by RCOC.

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
el X W
Paula K. Johnson, PE
Senior Transportation Engineer
AECOM

[y

Saumil Shah
Project Manager

o Gl
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https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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November 14, 2024

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Dan Commer - Plan Review Center
Diana Shanahan - Plan Review Center

RE: Preserves of Maybury - Initial PRO

CITY COUNCIL JZ24-43
Mayor . .. . .o . .
Justin Fischer Project Description: Build new subdivision on 9.36 acres, with 10 Single

family homes.
Mayor Pro Tem

Laura Marie Casey

Dave Staudt —CommentS:
All fire hydrants MUST be installed and operational prior to any

Brian Smith combustible material is brought on site. IFC 2015 3312.1.

Ericka Thomas ONE additional hydrant is needed near lot #1. Sheet #5 only shows

, 2 hydrants being added to new water main.

Matt Heintz

Priya Gurumurthy - Fire lanes will be designated by the Fire Chief or his designee when
it is deemed necessary and shall comply with the Fire Prevention

Gity Manager Ordinances adopted by the City of Novi. The location of all “fire

Victor Cardenas lane — no parking” signs are to be shown on the site plans. (Fire

Prevention Ord.).
Director of Public Safety

Chief of Police
Erick W. Zinser

Fire Chief
John B. Martin

Assistant Chief of Police
Scott R. Baetens

Assistant Fire Chief
Todd Seog

Additional “No Parking signs” needed at end of proposed
Maybury Dr, near cul-de-sac turnaround.

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

Sheet #5 indicates 45’ turning radii. Have this updated and include
50’ turning capabilities.

All other Fire Department notes (from sheet 1) will be followed for
next review.

Recommendation:
Approved w/Conditions to be followed from list above for next review.

Novi Public Safety Administration .

45125 Ten Mile Road Sincerely,
Novi, Michigan 48375

248.348.7100

248.347.0590 fax

cityofnovi.org

Andrew Copeland - Acting Fire Marshal
City of Novi Fire Department
cc: file



APPLICANT RESPONSE LETTERS




@D ATWELL

August 8, 2025

Lindsay Bell, AICP
Senior Planner
45175 Ten Mile Road
Novi, Ml 48103

RE:  JZ24-43 Mariella Estates PRO

Ms. Bell,

Thank you for providing your review and feedback for the above referenced project. We have revised
the plans in accordance with your review letter dated July 18, 2025. For your use, below are our

responses on how we have addressed or plan to address each of the comments in your letter.

General Comments from the Review Letter — reviewed by Lindsay Bell

1. The applicant has provided a wetland delineation and endangered species assessment

prepared by Atwell, dated June 26, 2025. See the Wetland Review for detailed comments on
these documents. Further, the applicant has proposed a boulder wall within the wetland buffer
on Lot 1, as well as wetland buffer signage in two locations to discourage disturbance of the
buffer. Both the boulder wall and the signage should be relocated to be at the edge of the 25-
foot buffer to more effectively delineate the buffer area. Additional signs should also be placed,
and the buffer shall be planted with a native seed mix as mentioned in the Wetland Review.
Staff suggests a conservation easement over the wetland area as an additional benefit in the
interest of the general public.
Response: The lot line for lot 1 has been modified so that the wetland is not within the
proposed lot. With the next submittal the boulder wall and signage (including additional
signhage) will be moved to the edge of the buffer. A conservation easement will be proposed
over the wetland.

2. The City also prefers to keep 25-foot wetland buffers out of private lot boundaries to better
protect them from disturbance. The applicant will need to adjust the Lot 1 boundaries to
exclude the delineated wetland, which would not cause new deviations for lot width, but may
affect the lot area. The applicant shall calculate the lot area of the redrawn Lot 1 to determine
if any additional deviations need to be requested, or other lot adjustments need to be made.
Response: Lot one has been modified to stay out of the wetland boundary. While the wetland
setback still exists on the lot this will be within a proposed conservation easement and the
buildable are of the lot will not include any buffer.

3. No architectural drawings have been provided.
Response: Architectural drawings will be provided during final site plan.

4. The applicant should consider sustainable, energy-efficient and best-practice design for site
elements and building materials, such as LEED recommended strategies.
Response: Noted, the applicant will pursue sustainable design features where practical.

5. The applicant should consider placing the wetland in a conservation easement, which would
be considered an additional enhancement to the project.
Response: A conservation easement will be provided over the existing wetland.

311 N. Main Street, Ann Arbor, M| 48104 Tel: 734.994.4000 Fax: 734.294.1520
www.atwell-group.com



6.

Both the signage and the wall should be relocated to the outer edge of the 25-foot buffer to
more effectively limit disturbance, including mowing, cutting, planting and removal of
vegetation. The number of signs should also be increased to allow placement at 50-foot
intervals.

Response: Noted, these revisions will be made with the next submittal.

This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations.
In Staff's opinion the conditions could be further enhanced to result in a positive impact to the
public, and we have offered some suggestions for the applicant to consider in this and the
other review letters.

Response: The applicant and their consultant feel that given the scale of the development the
proposed public benefit is appropriate.

Planning — reviewed by Lindsay Bell

1.

Lots 4 and 5 require a deviation for lot width.
Response: This and all deviations are noted on the cover.

Lot 1 shall include buffer delineation to prevent encroachment/mowing/removal of vegetation.
Response: The wetland and buffer will be placed in a conservation easement.

See Engineering Review letter for detail on SWM Plan comments.

Response: No additional engineering review letter was provided in this review. All comments
in the previous engineering review letter have either been addressed or will be addressed
during the PSP or FSP.

The committee has considered and approved the requested names.
Response: Noted.

Landscape - reviewed by Rick Meader

1.

3.

Please provide a current wetland delineation.
Response: A current wetland delineation has been provided.

See the Merjent review for a complete discussion of the trees and wetlands.
Response: Noted.

Will trees #2401 and #2402 be removed? It appears they are within the wetland that is not
being changed.
Response: These trees are no longer proposed to be removed.

Wetlands — reviewed by Jason DeMoss

1.

The applicant provided an updated Wetland Delineation and Threatened and Endangered
Species Assessment dated June 26, 2025. The applicant identified one mixed emergent and
forested wetland in the southeast portion of the site. The area is also characterized by a
flooded/open water portion. Merjent conducted a site visit on July 1, 2025 and found flagging
on-site consistent with the site plan. Photos from the site visit are included as Attachment A.
a. Due to the presence of multiple wildlife species utilizing the water resource on-site, the
on-site water resource should be considered essential to the City of Novi due to
meeting the criteria under Section 12-174(b)(6).
Response: Noted.
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2. Pursuantto Section 12-172 (f), the applicant shall have the boundary lines of any watercourses
or wetlands on the property flagged or staked, and the flagging or staking shall remain in place
throughout the conduct of the permit activity. The applicant will need to ensure the area is
marked/staked in the field prior to and during construction, if approval is granted for the full
extent of the project.

Response: Understood, the wetlands will be flagged during construction activity.

3. The applicant has proposed no impacts to the wetland on-site. Therefore, a wetland permit is
not required for this project from the City of Novi. However, due to the proximity of grading and
development to the wetlands, the City may request on-site inspections before, during, and/or
after construction to ensure water resources are protected pursuant to the site plans.
Response: Noted.

4. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks.
Section 3.6(2)(M) 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. The Applicant should consider modification of the proposed limits of
disturbance boundaries in order to preserve wetland and wetland buffer areas. The
preservation of the 25-foot wetland buffer areas (also referred to as the “25- foot wetland
setback/buffer) is important to the overall health of the wetlands, especially after site
development. The existing buffer serves to filter pollutants and nutrients from storm water
before entering the wetlands, as well as to provide additional wildlife habitat.

a. Impacts resulting from the proposed boulder wall should be quantified (cubic yards
and square feet) in future submittals.

b. Impacts from proposed grading should be quantified (cubic yards and square feet) in
future submittals. Additionally, if grading is proposed within the wetland setback, it
should be identified with a unique symbol.

c. Itis requested that additional wetland and wetland buffer signage be placed around
the remaining wetland to ensure the area will not be mowed or disturbed in the future.
If possible, the signs should be placed as close to the outside edge of the setback
buffer to ensure the full 25-foot setback is not mowed. In future submittals, an example
sign rendering should be provided in the site plan. If a conservation easement is placed
around the remaining wetland/wetland setback (Comment 4), the signs should indicate
that the area is a protected conservation easement.

d. If possible, any remaining wetland buffer should be seeded with an appropriate native
seed mix that follows the criteria set forth in the City of Novi Landscape Design Manual.
Response: Noted, the above request will be addressed in a future submittal.

5. 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. 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 and Watercourse permit.
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a. |If final approval is granted for this project, it is recommended that the wetland and
subsequent remaining buffer on-site be retained in a conservation easement. This will
include the prevention of mowing, which could have impacts to the future resident(s)
of the proposed Lot 1.

Response: Understood, a conservation easement will be placed over the wetland and
buffer prior to construction.

We appreciate your continued review and assistance with this project. Should you have any remaining
guestions or need anything else from us to help facilitate your approvals, please do not hesitate to
contact me direct at (947)-886-9874.

Sincerely,
ATWELL, LLC

CL_Tiddr—

Christopher J. Rothhaar, P.E.
Land Development- Project Manager
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PLANNING COMMISSION MINUTES - EXCERPT
April 23, 2025




PLANNING COMMISSION

MINUTES

CITY OF NOVI
Regular Meeting

April 23, 2025 7:00 PM

Council Chambers | Novi Civic Center
45175 Ten Mile Road, Novi, M| 48375 (248) 347-0475

CALLTO ORDER

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

ROLL CALL

Present: Chair Pehrson, Member Lynch, Member Becker, Member Roney, Member Verma
Absent Excused: Member Avdoulos, Member Dismondy

Staff: Barbara McBeth, City Planner; Thomas Schultz, City Attorney; Lindsay Bell, Senior
Planner; Diana Shanahan, Staff Planner; Rick Meader, Landscape Architect;
Humna Anjum, Project Engineer

PLEDGE OF ALLEGIANCE
Member Lynch led the meeting aftendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA

Motion made by Member Lynch and seconded by Member Verma to approve the April 23, 2025 Planning
Commission Agenda.

VOICE VOTE ON MOTION TO APPROVE THE APRIL 23,2025 PLANNING COMMISSION AGENDA MOVED BY
MEMBER LYNCH AND SECONDED BY MEMBER VERMA. Motion carried 5-0.

AUDIENCE PARTICIPATION

Chair Pehrson invited members of the audience who wished to address the Planning Commission during
the first audience participation to come forward. Seeing no one, Chair Pehrson closed the first public
audience participation.

CORRESPONDENCE
There was not any correspondence.

COMMITTEE REPORTS
There were no Committee reports.

CITY PLANNER REPORT
There was no City Planner report.

CONSENT AGENDA - REMOVALS AND APPROVALS
There were no consent agenda removals or approvals.

PUBLIC HEARINGS
1. JZ24-43 MARIELLA ESTATES PRO PLAN WITH REZONING 18.750




Public hearing af the request of Braciole Brothers, LLC for initial submittal and eligibility discussion
for a Zoning Map Amendment from RA Residential Acreage to R-1 One-Family Residential with a
Planned Rezoning Overlay. The subject site is approximately 9.4 acres and is located west of
Garfield Road, on the north side of Eight Mile Road (Section 31). The applicant is proposing to
develop 10 single family lofts.

Senior Planner Lindsay Bell stated that the applicant is proposing to rezone about 9.4 acres north of Eight
Mile Road, west of Garfield Road, utilizihg the Planned Rezoning Overlay option. The surrounding
development to the north, west and east is newer single family developments. There are also single family
lots bordering on the southwest, and south of 8 Mile Road is Maybury State Park.

The current zoning of the property is Residential Acreage. The properties to the north, east and west are
also zoned RA, but have developed under the Residential Unit Development option, or RUD. The Future
Land Use Map identifies this property and those around it as Single Family. The density map shows a
maximum planned density of 0.8 dwellings per acre.

The natural features map does not show any regulated features on the property, however current and
historic aerial photos show a pond feature in the southeast corner of the property. We have asked the
applicant to provide additional information to be able to determine if it is a regulated wetland. The tree
survey also indicates trees that are greater than 3é-inches in diameter, which are regulated by the
woodland ordinance.

Lindsay Bell stated the applicant had wanted to use the RUD option, which is how the adjacent Ballentyne
and Parc Vista developments were approved, however that option requires a minimum site size of 20
acres. Therefore, they have proposed utilizing the Planned Rezoning Overlay to rezone the property to R-
1 One Family Residential to achieve a similar development. The initial concept plan shows 10 single family
lots. The development is accessed by a private gated sfreet with one entrance off Eight Mile Road. While
not required in the R-1 district, they have proposed a 20-foot landscape buffer around the lots to make
the development more consistent with the Ballentyne and Parc Vista developments.

The proposed Mariella Estates would have very similar minimum and average lot sizes to the surrounding
developments, with the smallest lots being one-half acre and the largest being almost three-quarters of
an acre. No facade elevations have been provided, but the applicant indicates these will be custom-
built homes that would need to comply with ordinance standards at the time of plot plan review for
individual lofs.

Rezoning to the R-1 category requested by the applicant would permit the use proposed. Some of the
conditions proposed include:

1. Open space as shown on the plan. Originally the applicant was proposing as a benefit to have a
play structure within the park that would be available to the public. However, staff noted that
because the entrance to the development is proposed to be gated, it would be unlikely that non-
residents would end up using the park. There are also nearby public parks, such as ITC Park and
Maybury State Park, which makes a park aft this location less of a priority.

2. Perimeter landscape buffers that offer additional separation from the existing lots. The applicant
states additional tfrees will be provided in the buffers in future submittals.

3. Limiting the overall density of the development to 1.07, which is more restrictive than the 1.6
dwellings per acre permitted in the R-1 District and more similar to the 0.8 dwellings per acre
average of the surrounding developments.

4. Upgrading the crosswalk at on 8 Mile - The existing crosswalk is approximately 460 feet east of the
enfrance to the proposed development, and there is no paved pathway on the south side of
Eight Mile Road to get users of the crosswalk to the entrance of Maybury State Park. The applicant
states in their response letter that they will pursue providing a 5-foot pathway that avoids the ditch
and natural features on the south side of Eight Mile. Staff has advised consideration be given to
relocate the crosswalk westward, closer to the entrance of Maybury State Park, while also



upgrading the crosswalk with flashing signage if a crosswalk study indicates this treatment is
warranted.
5. The applicant also now shows the pond area in the southeast corner to be preserved.

Staff and consultants have not identified any significant issues with the proposed rezoning and Concept
Plan. There are only three deviations requested, which staff support as they are each relatively minor. No
deviations for building height or setbacks are proposed.

Planning Commission will not make a formal recommendation to City Council at this meeting. Instead,
the first public hearing is an opportunity for the members of the Planning Commission to hear public
comment, and to review and comment on whether the project meets the requirements of eligibility for
Planned Rezoning Overlay proposal. Following the Planning Commission public hearing, the project
would then go to City Council for its review and comment on the eligibility.

After this initial round of comments by the public bodies, the applicant may choose to make any
changes, additions or deletions to the proposal based on the feedback received. The subsequent
submittal would then be reviewed by City staff and consultants, and then the project would be scheduled
for a second public hearing before Planning Commission. Following the second public hearing, the
Planning Commission would make a recommendation for approval or denial to City Council.

Tonight, the Planning Commission is asked to hold the public hearing, and to review and comment on
the proposed rezoning. The applicant Antonello Stante from Braciole Brothers, as well as engineer Matt
Bush from Atwell, are here representing the project. Staff is available to answer any gquestions you may
have.

Chair Pehrson invited the applicant to address the Planning Commission.

Mr. Matthew Bush with Atwell thanked the Planning Commission for the opportunity to present Mariella
Estates. He infroduced Mr. Antonello Stante from Braciole Brothers.

Mr. Antonello Stante stated he is developing this project in partnership with his family. He shared he has
been working within the Novi community since 1979 and currently lives at Eight Mile and Beck Road. He
expressed appreciation to the Planning Commission for their consideration.

Mr. Matthew Bush stated the project is located at Eight Mile and Garfield Road. He noted the properties
flanking the subject property were developed under the RUD development opfion. Due to the ordinance
requirement of 20 acres for the RUD option they are respectfully proposing a PRO with R-1.

The proposed project consists of ten single-family luxury homes for sale with a half-acre minimum loft size.
He noted twenty-eight percent of the site consists of open space. Included in the plan are perimeter
landscape buffers, frontage public road buffers, large active open space park, and a pedestrian node
with bench seating.

Mr. Bush stated several options for the proposed public benefit as part of the PRO were explored. He
expressed they are open to feedback from Commissioners and Staff. The public benefit being proposed
at this fime is a safety enhancement to the existing crosswalk. This enhancement includes two rectangular
rapid beacon signs on either side of the crosswalk to provide safer access to Maybury State Park. Mr. Bush
expressed that relocating the crosswalk closer to Maybury State Park was also discussed.

Mr. Bush shared a slide showing several custom homes built by Braciole Brothers to give an idea of Mr.
Stante’s vision and noted this is a well-balanced proposal that is consistent with the surrounding land
development. He stated they are open to feedback and thanked the Planning Commission for their
consideration.



Chair Pehrson opened the public hearing and invited members of the audience who wished o speak to
approach the podium. Seeing no one, Chair Pehrson requested Member Lynch read info the record the
correspondence received. Member Lynch relayed correspondence was received from Mr. Zhou who
objects due to the addition of traffic, construction noise, safety concerns, and property value. Sana Syed
and Navin Raj object due to concerns of stormwater runoff, small lot sizes, and privacy. Dr. Danielle
Zazaian objects due to increased traffic, environmental impacts, and loss of neighborhood character.
Diana Sanchez objects due to concerns regarding the spacing of houses in the proposed development
and the public park. Giridhar Pothula objects due to rear setbacks and lack of recreation space. Christina
Calo supports and expresses it will be a great addition to the community.

Mr. Zhou at 21077 Ballantyne Boulevard inquired if the developer would develop the maximum number
of seven lofs under the current zoning if the PRO is not approved.

Chair Pehrson closed the public hearing and furned the matter over to the Planning Commission for
consideration.

Member Lynch expressed familiarity with Mr. Stante’s other project and from what he has seen the
proposed development will be in keeping with or a little higher level than the homes in adjacent
communities. He stated the water runoff has been addressed and will be contained on site. He noted
property values will remain unchanged or be improved. Overall, the proposed development will fit with
the character of the surrounding developments with lot sizes being substantially similar to the adjacent lot
sizes.

Member Lynch stated he is not in favor of the proposed public park as it is in the gated community.
Regarding the public benefit as part of the PRO he expressed that this portion is a City Council decision.
He noted he does not think it is a good idea to put the crosswalk directly across from the main enfrance
and stated the crosswalk leading to the trail is a better idea. Additionally, he advised further consideration
should be given to the landscape plan in the future.

Member Lynch shared he had driven through Mr. Stante’s other development, noting the architecture is
beautiful and unique.

Mr. Stante stated the proposed development will only be ten homes and will not be crowded; he is aware
people will be looking for privacy.

Member Lynch stated he believes the proposal will fit info the area. He noted the landscaping plan could
show addifional landscaping in the future and other opftions for the public benefit should be explored.
Overall, he believes the project will fit into the area.

Member Becker inquired if the parallel plan from the packet will be commented on.

Senior Planner Bell stated the parallel plan is an example of what could be developed under an RA
development fitting in the requirement for a proper road and stormwater.

Member Becker stated that the biggest single thing that is being looked at is the PRO. The PRO must
constitute an overall benefit fo the public and outweigh any detriment that otherwise could not be
accomplished without the proposed rezoning. There must be justification for amending an existing zoning
ordinance, and this should be done very carefully. He expressed he does not see an overall public benefit
that outweighs any defriment. He noted that is something the applicant can work on, otherwise he
believes it does not meet the test for a PRO. Addifionally, Member Becker stated he noticed that the
park/open space covers the stormwater vault system and expressed that it was a brilliant idea. Finally, he
stated moving the crosswalk to the west would make the crosswalk less safe.

Member Verma inquired whether more trees are being considered for the landscape buffer.



Mr. Stante confirmed that additional frees will be considered.

Member Roney relayed that the question being considered is if this qualifies for the PRO. He stated he
thinks it does qualify, but there are items that must be addressed. The landscaping should be considered
further, he noted the applicant has said the landscaping will be addressed in a future submittal. Secondly,
the public benefit aspect of the PRO should be looked at. He stated the five-foot pathway that was seen
in the packet is a better way for people to cross to Maybury State Park. Lastly, regarding the objections
to the size of the lots, the lot sizes are approximately half-acre as shown on the slide. He stated the
concept plan needs to be fine-tuned.

Chair Pehrson stated that he would like the applicant to address the construction element regarding how
the construction will be approached as to not disrupt the other neighbors. He stated there is not an issue
with traffic relative to either RA or the PRO and is in agreeance with the other commissioners that the
crosswalk should not be moved further to the west. Moving the crosswalk would create a problem that
doesn't exist. In a future submittal he would be looking for the crosswalk to remain in its current location.
Regarding the public benefit, it was stated that not enough has been heard to provide direction that this
saftisfies the PRO. He stated this satisfies everything relative to the RA and the subject of the PRO needs to
be addressed in a much more aggressive manner.

This agenda item was discussed, but a motion on the item was not required.

2. JSP24-31 DICK'S SPORTING GOODS — HOUSE OF SPORT
Public hearing at the request of Dick's Sporting Goods for Planning Commission's
recommendation of a Special Land Use Permit and Preliminary Site Plan. The subject property at
27600 Novi Road totals approximately 17.79 acres and is located east of Novi Road, south of
Twelve Mile Road (Section 14). The property is zoned R-C (Regional Center District). The applicant
is proposing to occupy a portion of the existing 241,725 square foot building and construct an
outdoor track/field area adjacent to the building.

Planner Diana Shanahan stated the 17.79-acre parcelis part of the Twelve Oaks Mall located on the east
side of Novi Road, south of Twelve Mile Road in section 14 of the city. The site and surrounding area are
zoned RC: Regional Commercial District. The Future Land Use map indicates Regional Commercial for this
property as well as for the surrounding properties. The subject property does not contain regulated natural
features.

Dick's House of Sport plans to occupy the majority of the lower level of the former Sears building, with
some space removed for a shared loading dock, and vestibules carved out for upper-level tenant
access. The partial renovation of the building includes the demolition of the Sears auto center and
modification to the northwest corner of the building to create a 2-story open area for a climbing wall.
Future TBD tenants will occupy the upper level.

An outdoor activity space with a turf field and running track, enclosed by a 40’ fence and accessed from
inside the store, will be constructed in the exterior area of the demolished auto center. The outdoor
activity space will provide versatile use for product testing, open play, rental use, and specialty events. In
the winter months the outdoor space will have ice rink capability. A chiller is proposed on the northeast
side of the track and field to convert the outside space into an ice rink in the winter. Access to the
track/field area for a Zamboni is proposed at the southwest corner of the fenced perimeter. During the
ice rink season, the Zamboni will be stored inside the southwest corner of the frack/field area, under a
covered shelter. When the ice rink is not in operation, the Zamboni will be stored off-site.

Overall facade changes include new exterior entries along the west side of the building, the main 2-story
entry, and the north side, a secondary 1-story entry to access the frack/field from the store.
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Roll call vote on CM 25-05-67 Yeas: Smith, Staudt, Thomas, Fischer, Casey,
Gurumurthy, Heintz
Nays: None

3. Initial review of eligibility of Mariella Estates, JZ125-43, to rezone property north of Eight
Mile Road, west of Garfield Road, from Residential Acreage to R-1 One Family with a
Planned Rezoning Overlay.

City Manager Cardenas said this is just for the Council’s initial reaction and a question-
and-answer period with the developer of the proposal before they go through the formal
PRO process with the planning decision then ultimately coming back for the Council final
decision. He said this is the rezoning of 9.4 acres on 8 Mile Road to allow the development
of 10 single family houses with half acre lots. He said this will be in the R-1 district under
the current zoning, which currently allows for six single family lots. He said the applicant is
proposing the public benefit of a five-foot wide paved pathway from the existing 8 Mile
Road crosswalk to the entry of Maybury State Park, approximately about 280 feet. He
said Maybury will have to approve this as well and they are stillin the negotiation process.
He said additionally the applicant would like to include a confribution to improvements
at the City’s ITC Park in the amount of $15,000. He said specific improvements would be
identified by a formal PRO agreement. However, the applicant has talked about
baseball dugout covers and bench seating, a new playground structure, walking paths,
and additional sporting infrastructure.

Matthew Bush, Atwell, on behalf of Mr. Antonello Stante, said he is there to present the
Mariella Estates residential development. Antonello Stante said they have been doing
site work in Novi since 1978. He said they did another development in Northville, and they
are trying to recreate the same thing here in Novi. He said they would like to build more
custom homes here in Novi and try to recreate the Bella Vista site in Northville. Mr. Bush
said the site is a 9.3 acre site located on the north side of 8 Mile Road just west of Garfield.
He said you will notice Ballentyne and Parc Vista also under construction and are all RUD
projects with a minimum lot sizes of half an acre. He said their site does not meet
ordinance requirements due to the size to be a RUD or else they would do an RUD to be
consistent with the area. He said in order to be consistent with the nearby developments,
that is the reason they are offering a PRO to allow them to do the half acre lot sizes. He
said they plan to do 10 single family luxury custom homes with half acre minimum lot sizes.
He said their density is just over one house per acre, which is significantly below the R-1
zoning, which led them to the PRO process. He said there are a couple of highlights to
the plan like open space. He said there will be underground detention to allow for a
usable park area near the entfrance. He said they will have a significant amount of open
space still providing for landscape buffers around the perimeter, and they are still talking
to the Planning Commission. He said they are amenable to really beefing up the
landscaping around setbacks. He said assuming this does move forward to site planning
that will be something they will incorporate into the plan. He reiterated that there will be
a large open park and a central node for mail kiosks, and a gathering point for residents.
He said when they originally went to planning commission they proposed some of the
pedestrian rapid flashing beacon signs for the pathway crossing, but after discussion with
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the commission it was determined that was not as significant of a public benefit as they
want as well as fraffic concerns on 8 Mile Road. He said they went back and revised the
public benefit that they feel is significant and well scaled to the size of their project, and
are looking, pending approval, to pave a pathway from the crosswalk out to Maybury
State Park. He said also nearby ITC Park they are looking to do some improvements to
the baseball dugouts or potentially funding some of the concept planning next door, but
it is under further discussion. He gave photographic examples of some of the homes they
have previously built for the Bella Vista project in Northville and said that it is relative to
the vision they have for the more custom diverse look of the homes and the luxury
residents will feel.

Member Smith asked if there was a safety reason that the sidewalk along 8 Mile Road
doesn’t currently go down to the Maybury Park entrance. He said that creating a 280-
foot sidewalk will lead to nowhere and the City will have to take care of it. He said that
the City already has a sidewalk on the north side. Mr. Bush said that the idea was to have
a pathway across the road, and that there is a seemingly clear-cut tfree area that goes
out to Maybury Park for intentional use but right now it is just gravel and dirt. He said the
idea for the public benefit is to pave the path out to Maybury Park. He said they cannot
run it along the road in the right-of-way because there are a lot of trees right up to the
roadside ditch. He said the proposal is to pave the existing clear-cut path that goes out
to Maybury Park. Member Smith said he would rather see the pathway cross where the
regular park entrance is if that is safe and possible to do so. He said extra sidewalk to take
care of isn’'t something the City is really interested in doing, he doesn’t think. He asked if
the public playground would be behind a gate, or if it would be accessible, and if this
was a gated community. Mr. Bush said that was an original consideration, but they would
open up the smaller area park to the public. He said they decided that the vision was to
gate the development and that the smaller park didn't seem to be as significant as a
benefit when you have a larger gated park right next to it, so that is not being proposed
right now and is off the table. He said the larger park would be for resident use and their
conftribution would be towards the adjacent public park, or whatever is decided. He said
they are still talking to the parks department about getting the biggest bang for their
buck and possibly improving the existing public park as an offered public benefit.
Member Smith said he understands that this is a small site, and it is hard to squeeze a
public benefit into the site, but this may be an opportunity to think outside of the box and
do something like solar panels on the roofs, inground heat exchangers for heat pumps to
be more energy efficient and have less of an environmental impact. He said it is a public
benefit to the residents, but it is also a public benefit because of proof of concept, and
it helps save energy and that is good for everyone. He said he would like to know if it will
have broadband access and if it will be fiber wired. Mr. Bush said he is not sure at this
time; it will likely be whatever Comcast offers as an upfront purchase. Member Smith said
something like that could also be considered public benefit.

Member Gurmurthy said that the original plan was for 6 homes and now they are doing
10. She said that some of the concerns at the Planning Commission meeting were the
characteristics of the homes, but once she saw photos, she was pleasantly surprised. She
said she would like to see the results of the wetland investigation to see how it will be
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preserved. She said that is something she will be looking for. She said that preservation
will help with the invasive species treatment. She said that the proposed Lot #1 is
adjacent to the wetland, so it will be important to properly delineate how to properly
preserve the wetland. She said that the applicant is proposing a 20-foot perimeter of
landscape buffers from the lots, but only a few areas of the buffer show that landscape
is being provided. She said she'd like to see additional frees, as many as possible,
protecting the adjacent residents as well as providing green space and a crosswalk. She
said that there were notes about a crosswalk from the Planning commission and assumes
there is going to be a study done and if not, she would request a study on that to
understand all of the safety concerns. She said that there are suggestions to put a
crosswalk here and there, but a study would be the most informative about the safety
and benefits of the placement. She said the paved trail is nice for a nature trail, and that
itis great. She said that she read a resident comment about storm water runoff and asked
the applicant how they are prepared to handle that. Mr. Bush said it is sfill very early and
all of that will be flushed out with engineering, but as of right now they are anticipating
an underground detention chamber that is represented in the plans. He said they will be
capturing the way the contours work, and they do run off site right now. He said they will
be capturing most of the lots in the site, they have rear yard storm detention areas to
detain it, slow it down, and send it out to 8 Mile Road where there is a natural outlet for
everything. Member Gurumurthy said that the last thing she will be looking for is energy
efficiency and environmental impacts, to do whatever they can as far as LEAD. She said
these are all custom homes, so it is a great opportunity to do so.

Member Heintz said he wants to demonstrate his support for what was already said by
previous councimembers. He said he is continuing to learn the scope and the potential
impact for any PRO. He said it is a small space to be doing anything in that area and
understands the difficulty of offering a public benefit there. He said given its proximity to
Maybury State Park, it highlights the proximity to beautiful landscape features and that is
all the more reason to try and be a leader in any sort of green sustainability facilities and
homes. He said to try and do their best to really demonstrate a public benefit and be a
leader for others to follow.

Member Thomas said Member Smith mentioned something about the proposed sidewalk
to Maybury Park, and she agrees with his comments that it may not be something they
would want to pursue. She said that she does love the idea of the applicant contributing
to ITC, and that money spent is a public benefit. She said if there was a decision to make
a proposal to switch around the public benefit and push more towards ITC. She said it is
the applicant’s choices and ideas, but she loves the idea of supporting ITC. She said they
have a grand vision of ITC, so any public benefit money going into it would be great for
the entire community. Mr. Bush said that it would be acceptable to contribute to ITC park
improvements. He said for clarification, the crosswalk location that is shown on the
provided plan, is not their proposed crosswalk, it is what is already existing, and they have
no plan on scrubbing that and moving it, as it was painted relatively recently. He said he
does not have the details, and it may have been put in even with Ballentyne, but it is
already existing. He said in order to connect it to Maybury Park; they would have to move
it.
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Member Staudt said that about 10 or 12 years ago he proposed a sidewalk on 8 Mile
Road. He said that there was nothing there and a lot of empty fields. He said this proposal
is kind of the last of the developments in that area. He said he would like to thank the
gentlemen for bringing forward a proposal, this is single family homes. He said they
evaluate a lot of projects. He said this is the kind of thing that is simple for himself to
support. He said a public benefit in a 10 home; very small area is extraordinarily difficult
and takes some imagination to come up with something that is truly worthwhile. He said
he hopes that the City staff will hold pressure on the applicant to come up with something
that is a little but more robust than what they are currently offering. He said the project is
definitely something that the City of Novi could be proud to represent and thanked the
applicant for bringing it forward.

Mayor Pro Tem Casey asked if the crosswalk, as it exists today, was a part of Ballentyne
RUD requirement. Humna Anjum, Engineering, said that the crosswalk was a part of the
site plan for Ballentyne. She said that relocating it was briefly discussed with staff, and the
issue was the turning movements for going in and out of Maybury State Park. She said of
course, engineering prefers to keep it where it is to avoid issues with pedestrians crossing
and vehicles turning in and out of the developments and the park. Member Casey said
that having a crosswalk on 8 Mile Road frightens her a bit because that area is a 50-mph
speed limit with no pedestrian barriers and no safety island for pedestrians in the middle.
She said, not for this project but in general, the Council may need to consider making a
safety improvement there. She said that she will tend to echo the majority of the
previously made comments, and there is some pretty significant consensus within the
council. She said she tends to pay a lot of attention to how much screening is between
a new development coming in and the developments around it. She said that the half
acre lots are significant from a setback perspective, but she also suspects that the back
yards will be large as well. She said to pay attention to how much screening the new
development will have from the existing houses, so they will not be surprised when they
come back for a review. She said this would be a great addition to this part of the town.
She said this was thoughtfully designed about how it would fit with the surroundings and
will be a perfect place for what they are planning. She said she would agree that they
are not sure that a pathway through a state park is something they will be able to
accomplish. She said that with the closeness of ITC Park, there is a strong
recommendation that if the applicant chose to increase their contribution, that would
be a good opportunity as well. She said she looks forward to seeing this again.

4. Recommendation to adopt amended Novi Retirement Health Care Fund (OPEB)
Investment Policy

City Manager Cardenas said this recommendation comes from the Finance
Administration Committee which came up after engaging with a third-party reviewer,
AON, fo look at the City's OPEB investment policy and provide recommendations to
improve long term sustainability and reduce portfolio volatility. He said that Tina Glenn,
Assistant City Treasurer, was present to provide an overview and was supported by Ken
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from Morgan Stanley who is the City’'s investment advisor to answer any questions they
may have.

Tina Glenn, Assistant City Treasurer, said in July of 2024, the Finance and Administration
Committee recommended hiring a third-party consultant to review the fund’s investment
strategy and make recommendations. She said the findings were presented to the
committee in April and it was at that time that it was decided that they would like to
move forward with those recommendations. She said the first step in that process is to
amend the investment policy. She said the changes primarily include some cosmetic
changes to the verbiage, but there are two main changes. The first is in section G, which
refers to the objectives. She said now that the investments are fully funded, they are
moving away from an emphasis on long-term growth of principle and moving toward an
asset preservation and risk reduction. She said the second main change is to update the
asset allocation as it is currently a 50/50 mix between equities and fixed income. She said
they are looking to incorporate the recommendations of the confract of the consultant
and that would change the 50/50 mix toa 40/60 mix in reference to equities and fixed
income. She said that Morgan Stanley is represented at the meeting, and they have
been with the City since the inception of the fund in 2003.

Member Staudt said that the Finance Committee asked that this be brought forward
several years ago, maybe a year and a half ago. He said that Mayor Fischer has a
tfremendous amount of experience with the topic. He said they got outstanding
guidance from the consultant and sat through a presentation where they were all kind
of glazed over, except for the Mayor. He said the recommendations, and every option
was weighed out. He said they have fiduciary responsibility as Council Members to make
sure that their assets are protected. He said he was pleased with the outcome and felt
very confident that the information is good and protects not only the employees, but the
City from potential spikes and downturns in the market.

CM 25-05-68 Moved by Staudt, seconded by Casey: MOTION CARRIED: 7-0

Approval to adopt amended Novi Retirement Health Care Fund
(OPEB) investment policy.

Roll call vote on CM 25-05-68 Yeas: Thomas, Fischer, Casey, Gurumurthy,
Heintz, Smith. Staudt
Nays: None

CONSENT AGENDA REMOVALS: None
AUDIENCE COMMENT: None
COMMITTEE REPORTS:

1. Mobility Committee - Councilmember Smith
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