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July 15, 2026 
 
City of Novi Planning Department  
 
Re:     Providence Meadows PSLR Rezoning Narrative 

Property south of Grand River west of Providence Parkway  
Parcel Numbers 22-17-101-012 and 22-17-101-010 
Novi, MI 
 

Whitehall Real Estate Interests and Robertson Brothers Homes are pleased to 
submit a rezoning proposal as a for-sale Planned Suburban Low-Rise Overlay 
District (PSLR) plan, envisioning a vibrant residential community on property 
located south of Grand River Avenue and west of Providence Parkway. This 
resubmittal follows our previous concept plan submission under a Planned 
Rezoning Overlay (PRO) with an underlying RM-2 High-Density Mid-Rise 
Multiple-Family District. Following valuable feedback received from both the 
Planning Commission and City Council, the plan has been substantially revised 
to address key concerns and improve compatibility with the surrounding area. 

The updated plan includes the removal of the northernmost residential building, 
reducing the overall density and number of units (163 to 157) from the prior 
submission. Importantly, in place of some traditional townhome product, the 
revised concept introduces 24 stacked ranch units within two buildings, 
diversifying the housing mix and creating a lower-intensity product better aligned 
with market demand and community feedback. These units provide smaller, 
more attainable units as part of the development plan, that also create 
opportunities for senior homebuyers or those that seek a ranch floorplan.  

In addition, through continued coordination with the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE), the onsite wetland mitigation 
area has been relocated away from the neighboring community to the south. This 
change significantly reduces tree removal impacts to those residents and 
preserves a substantial existing natural tree buffer between the developments. 
This has been the main point of opposition from our existing neighbors to the 
south, and the redesign of the plan provides a substantial improvement to lessen 
any potential impacts. 

The PSLR Overlay District was partly made in direct response to concerns 
regarding long-term land use compatibility and future zoning non-conformity 
issues for the industrially zoned properties to the north. The PSLR approach 
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provides a more tailored residential zoning mechanism that better reflects the 
site’s context and offers a more appropriate transition between the adjacent 
industrial, medical, and residential uses. 

Spanning approximately 31 acres, the site is planned as a high-quality, for-sale 
“missing middle” residential community offering convenient access to the 
adjacent Henry Ford Health employment center. The plan continues to transform 
a site long intended for industrial and office uses into a welcoming residential 
neighborhood that better aligns with the area’s evolving character and 
established land use patterns. 

Rezoning Justification 

The proposed rezoning of the subject property is appropriate given that the 
existing Industrial/Office designation and I-1 zoning no longer reflect the 
surrounding land use pattern, market conditions, or the most suitable use of the 
property. The surrounding pattern of existing single-family neighborhoods, senior 
housing, and the hospital campus establish a context where residential 
development is more compatible than the industrial, research, office, warehouse, 
and other uses currently permitted under the existing zoning. 

This application also reflects substantial revisions made in response to feedback 
received from the Planning Commission and City Council during the previous 
Planned Rezoning Overlay (PRO) review. Compared to the previously submitted 
RM-2 proposal, the revised plan reduces overall density, increases open space, 
enhances pedestrian connections, and improves compatibility with adjacent 
neighborhoods and the Henry Ford Providence Hospital campus.  

Rezoning the property to accommodate residential development will provide a 
more appropriate long-term use of the site while reducing the potential impacts 
associated with industrial development, including truck traffic, loading operations, 
outdoor storage, noise, and lighting. The proposed residential community will 
provide attainable housing opportunities for hospital employees, young 
professionals, first-time homebuyers, and active adult residents seeking quality 
housing near employment, healthcare, and commercial services. The proposed 
rezoning therefore represents a logical transition of the property that better 
serves the public interest than retaining the existing industrial zoning. 
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We are requesting approval of the subject property (parcels 50-22-17-101-012 & 
50-22-17-101-010) under the Planned Suburban Low-Rise Overlay District 
(PSLR), which will allow for the development of a lower-intensity, for-sale 
residential community that complements the adjacent Henry Ford Providence 
Hospital campus and surrounding residential neighborhoods. As currently zoned, 
the site could support a variety of research, office, and light industrial uses, 
including wholesale operations, data centers, warehousing, and other industrial 
activities, all of which would be more intrusive to the site and surrounding areas 
than the proposed residential development. While the current Master Plan 
designates the site as Industrial/Office, the surrounding land use context strongly 
supports a suburban low-rise residential designation. Importantly, the majority of 
land surrounding the Henry Ford Providence Hospital campus has already been 
planned and built as Suburban Low-Rise, including an existing neighborhood and 
senior housing. 

Under the proposed PSLR Overlay District, the property will be developed as a 
for-sale residential community consisting of townhomes and stacked ranch 
homes designed to provide  

Further supporting this request is the site’s long-standing lack of market viability 
for industrial or office development. Despite being actively marketed by CBRE 
Group since 2009, the site has attracted no meaningful interest for industrial, 
research, or office users, due largely to its limited frontage along Grand River 
Avenue, constrained visibility, and physical site limitations. Conversely, demand 
for attainable, for-sale residential housing has grown significantly, particularly for 
workforce housing near major employment centers. 

The revised PSLR plan continues to provide a thoughtfully designed, lower-
intensity residential community that is more compatible with surrounding uses 
than either traditional industrial development or higher-density multifamily zoning 
would allow. The updated plan reduces overall density, improves buffering, 
provides a separated and dedicated pedestrian pathway, preserves additional 
mature vegetation, and introduces a broader housing mix in direct response to 
public and municipal feedback. 

This community addresses Novi’s clear need for attainable housing while 
strengthening the relationship between housing and employment by providing a 
convenient option for hospital associates, young professionals, and first-time 
homebuyers. Situated adjacent to the Henry Ford medical campus and near 
major regional corridors, the project promotes sustainability by reducing 
commute distances and supporting a balanced land use pattern within the city. 
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Henry Ford Health continues to support the proposal, recognizing the mutual 
benefit of creating attainable housing options for hospital employees while 
providing future residents walkable access to nearby medical, retail, and 
commercial services. Following conversations with representatives from Henry 
Ford Health, the organization expressed its support for establishing a primary 
entrance off Providence Parkway, as they view the project as a valuable addition 
to the campus, providing much-needed housing for nurses, physicians, and staff, 
and contributing to the long-term vitality of the area. A letter of support has been 
included to affirm this partnership and an access easement is now in place 
granting full access to the parkway. With over 2,000 employees at the hospital 
campus, the development offers a meaningful housing opportunity for a portion of 
that workforce and further reinforces the long-term vitality of the Providence 
Parkway corridor. 

 

  



 

Providence Meadows Narrative 

Concept Plan 
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Waiver Requests 

We respectfully request waivers of the survey and Traffic Impact Statement 
resubmittal requirements, as both documents have been submitted with the 
PSLR application materials and remain applicable to the revised proposal.  

 
 
Respectfully, 
 
Tim Loughrin | VP of Land Acquisition  
Robertson Brothers Homes 
6905 Telegraph Rd, Suite 200, Bloomfield Hills, MI  48301 
Direct Dial: 248.282.1428 | Mobile: 248.752.7402 
tloughrin@robertsonhomes.com  
CC Gary Jonna, Whitehall Real Estate Interests 
CC David Landry 
 
  

mailto:tloughrin@robertsonhomes.com
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EXHIBIT A 
 

The Land referred to herein below is situated in the City of Novi, County of 
Oakland, State of Michigan, and is described as follows: 
 
PARCEL 1: 
Part of the Northwest 1/4 of Section 17, Town 1 North, Range 8 East, City of 
Novi, Oakland County, Michigan, described as Beginning at the intersection of 
the Southerly right-of-way line of Grand River Avenue and the North-South 1/4 
line of said Section 17; thence South 00 degrees 29 minutes 23 seconds West 
1262.82 feet; thence North 89 degrees 30 minutes 37 seconds West 330.00 feet; 
thence North 00 degrees 29 minutes 23 seconds East 1374.95 feet to the 
Southerly right-of-way line of Grand River Avenue; thence South 70 degrees 44 
minutes 31 seconds East along said right-of-way line 348.53 feet to the Point of 
Beginning. 
 
PARCEL 2: 
Part of the Northwest 1/4 of Section 17, Town 1 North, Range 8 East, City of 
Novi, Oakland County, Michigan described as Beginning at the center of said 
Section; thence South 89 degrees 52 minutes 01 second West along the East-
West 1/4 line of said Section 675.10 feet; thence North 89 degrees 58 minutes 
51 seconds West 241.73 feet; thence North 00 degrees 23 minutes 40 seconds 
East 1218.33feet; thence South 89 degrees 30 minutes 37 seconds East 522.37 
feet; thence North 00 degrees 29 minutes 23 seconds East 745.37 feet to the 
Southerly right-of-way line of Grand River Avenue; thence South 70 degrees 44 
minutes 31 seconds East along said right-of-way line 63.37 feet; thence South 00 
degrees 29 minutes 23 seconds West 1374.95 feet; thence South 89 degrees 30 
minutes 37 seconds East 330.00 feet to the North-South 1/4 line of said Section; 
thence South 00 degrees 06 minutes 27 seconds East along said line 559.27 feet 
to the Point of Beginning. 
 
LEGAL DESCRIPTION AS SURVEYED: 
A part of the Northwest 1/4 of Section 17, Town 1 North, Range 8 East, City of 
Novi, Oakland County, Michigan; being more particularly described as 
commencing at the North 1/4 corner of said Section 17; thence South 03 
degrees 16 minutes 55 seconds East, 831.75 feet, (previously described as South 
00 degrees 29 minutes 23 seconds West, 831.35 feet), along the North and 
South 1/4 line of said Section 17, to a point on the Southerly right of way of 
Grand River Avenue (100.00 feet wide), and the POINT OF BEGINNING; thence 
continuing South 03 degrees 16 minutes 55 seconds East 1827.68 feet, 
(previously described as South 00 degrees 29 minutes 23 seconds West, 1262.82 
feet and South 00 degrees 06 minutes 27 seconds East 559.27 feet), along the 
North and South 1/4 line of said Section 17, to the center of said Section 17; 
thence South 86 degrees 39 minutes 04 seconds West, 916.83 feet, (previously 
described as South 89 degrees 52 minutes 01 second West, 675.10 feet and 
North 89 degrees 58 minutes 51 seconds West, 241.73 feet), along the East and 
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July 10, 2026 
 
City of Novi Planning Department  
 
Re:     Providence Park West PSLR Site Plan Narrative 

Property south of Grand River west of Providence Parkway  
Parcel Numbers 22-17-101-012 and 22-17-101-010 
Novi, MI 
 

Whitehall Real Estate Interests and Robertson Brothers Homes are pleased to 
resubmit this development proposal as a for-sale Planned Suburban Low-Rise 
Overlay District (PSLR) plan for concept review, envisioning a vibrant residential 
community on property located south of Grand River Avenue and west of 
Providence Parkway. This resubmittal follows our previous concept plan 
submission under a Planned Rezoning Overlay (PRO) with an underlying RM-2 
High-Density Mid-Rise Multiple-Family District. Following valuable feedback 
received from both the Planning Commission and City Council, the plan has been 
substantially revised to address key concerns and improve compatibility with the 
surrounding area. 

The updated plan includes the removal of the northernmost residential building, 
reducing the overall density and number of units (163 to 157) from the prior 
submission. Importantly, in place of some traditional townhome product, the 
revised concept introduces 24 stacked ranch units within two buildings, 
diversifying the housing mix and creating a lower-intensity product better aligned 
with market demand and community feedback. These units provide smaller, 
more attainable units as part of the development plan, that also create 
opportunities for senior homebuyers or those that seek a ranch floorplan.  

In addition, through continued coordination with the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE), the onsite wetland mitigation 
area has been relocated away from the neighboring community to the south. This 
change significantly reduces tree removal impacts to those residents and 
preserves a substantial existing natural tree buffer between the developments. 
This has been the main point of opposition from our existing neighbors to the 
south, and the redesign of the plan provides a substantial improvement to lessen 
any potential impacts. 

Another important refinement in this resubmittal is the transition from the 
previously proposed RM-2 PRO framework to a PSLR Overlay District. This 
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change was made in direct response to concerns regarding long-term land use 
compatibility and future zoning non-conformity issues for the industrially zoned 
properties to the north. The PSLR approach provides a more tailored residential 
zoning mechanism that better reflects the site’s context and offers a more 
appropriate transition between the adjacent industrial, medical, and residential 
uses. 

Spanning approximately 31 acres, the site is planned as a high-quality, for-sale 
“missing middle” residential community offering convenient access to the 
adjacent Henry Ford Health employment center. The revised plan continues to 
transform a site long intended for industrial and office uses into a welcoming 
residential neighborhood that better aligns with the area’s evolving character and 
established land use patterns. 

Zoning Justification 

We are requesting approval of the subject property (parcels 50-22-17-101-012 & 
50-22-17-101-010) under the Planned Suburban Low-Rise Overlay District 
(PSLR). As currently zoned, the site could support a variety of research, office, 
and light industrial uses, including wholesale operations, data centers, 
warehousing, and other industrial activities, all of which would be more intrusive 
to the site and surrounding areas than the proposed residential development. 
While the current Master Plan designates the site as Industrial/Office, the 
surrounding land use context strongly supports a suburban low-rise residential 
designation. Importantly, the majority of land surrounding the Henry Ford 
Providence Hospital campus has already been planned and built as Suburban 
Low-Rise, including an existing neighborhood and senior housing. 

Further supporting this request is the site’s long-standing lack of market viability 
for industrial or office development. Despite being actively marketed by CBRE 
Group since 2009, the site has attracted no meaningful interest for industrial, 
research, or office users, due largely to its limited frontage along Grand River 
Avenue, constrained visibility, and physical site limitations. Conversely, demand 
for attainable, for-sale residential housing has grown significantly, particularly for 
workforce housing near major employment centers. 

The revised PSLR plan continues to provide a thoughtfully designed, lower-
intensity residential community that is more compatible with surrounding uses 
than either traditional industrial development or higher-density multifamily zoning 
would allow. The updated plan reduces overall density, improves buffering, 
provides a separated and dedicated pedestrian pathway, preserves additional 
mature vegetation, and introduces a broader housing mix in direct response to 
public and municipal feedback. 
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This community addresses Novi’s clear need for attainable housing while 
strengthening the relationship between housing and employment by providing a 
convenient option for hospital associates, young professionals, and first-time 
homebuyers. Situated adjacent to the Henry Ford medical campus and near 
major regional corridors, the project promotes sustainability by reducing 
commute distances and supporting a balanced land use pattern within the city. 

Henry Ford Health continues to support the proposal, recognizing the mutual 
benefit of creating attainable housing options for hospital employees while 
providing future residents walkable access to nearby medical, retail, and 
commercial services. Following conversations with representatives from Henry 
Ford Health, the organization expressed its support for establishing a primary 
entrance off Providence Parkway, as they view the project as a valuable addition 
to the campus, providing much-needed housing for nurses, physicians, and staff, 
and contributing to the long-term vitality of the area. A letter of support has been 
included to affirm this partnership and an access easement is now in place 
granting full access to the parkway. With over 2,000 employees at the hospital 
campus, the development offers a meaningful housing opportunity for a portion of 
that workforce and further reinforces the long-term vitality of the Providence 
Parkway corridor. 

The proposed Public Benefits we intend to provide are:  

• Public Trail Access Through the Site: A dedicated pedestrian pathway 
will be constructed to provide public access from the future sidewalk 
paralleling Grand River Avenue through the development to Providence 
Parkway. This pathway will feature landscape plantings and offer scenic 
views of the site's natural features and will create a vital connection 
between the Grand River corridor and the Henry Ford and ITC trail 
systems. 

• Trailhead Connection and Signage: Development of a new trailhead 
that links to the larger Henry Ford and ITC trail system.   

• Attainable Housing option: The development will offer 157 for-sale 
townhomes and stacked ranch homes specifically designed to meet the 
demand for attainable housing in Novi. These homes will offer a more 
accessible price point for young professionals, first-time buyers, and 
essential workers, including nurses, doctors, and administrative staff 
employed at the adjacent Henry Ford Health campus, as well as offer new 
single level living at a price point not available elsewhere in Novi. 
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Civil Deviations 

Schedule of Regulations and Modifications 
 

Providence Meadows  

  PSLR Overlay 
(I-1 Zoning) 

Providence 
Meadows  Deviations  

Principal Building Height to 
Midpoint 

35' or 2.5 
Stories 34.2' and 3 Stories Requested Deviation for 

additional half-story only 
 

Max. Building Coverage 25% 10.6% In Compliance  

Private Open Space 200 SF/Unit 207 SF/Unit In Compliance  

Active Open Space 2.45 AC 2.68 AC In Compliance  

Min. Parking Spaces 385 394 In Compliance  

Min. Building Setbacks to 
Boundary Line 30' 50' In Compliance  

Distance Between 
Buildings (Non-Corner to 
Corner) 

30' 30' In Compliance  

Distance Between 
Buildings (Corner to 
Corner) 

15' 15' In Compliance  

Maximum Building Width 180' <180' In Compliance  

Maximum Density 6.5 units per 
net acre 

6.38 units per net 
acre In Compliance  

Landscape and Parking Deviations (previous Staff recommendation for approval) 

1. Right-of-Way Landscaping (Sec. 5.5.3.B.ii) Requested deviation for the lack of 
required 3-foot berm along Grand River and Providence Parkway. 

2. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) Requested deviation to allow the use 
of existing trees, located outside of the tree lawn, as street trees along 
Providence Parkway. 

3. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) Requested deviation for the number 
of street trees along Harborfield Drive within the ITC easement. 

4. Parking on Major and Minor Drives (Sec. 5.10.1.B.iv-vi) Requested deviation for 
parking stall setback from 25' to 15'. 

5. Parking along Curves (Sec. 5.10) Requested deviation to allow on-street parking 
on curves with less than 230' radius. 

6. Parking Distance to Buildings (Sec. 3.8.2.F) Requested deviation to allow parking 
within 25-feet of dwelling structures. 

7. Parking Lot Lighting (Sec. 5.7.3.J) Requested deviation for providing the 
minimum illumination necessary to ensure adequate vision and comfort. 

8. Residential Developments (Sec. 5.7.3.O) Requested deviation for providing 
sufficient illumination at each entrance from major thoroughfare. 
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Concept Plan 
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Site Constraints 

Currently zoned I-1, the site was previously envisioned as a future business park. 
However, due to limited visibility from less than 200 feet of frontage on Grand 
River and its orientation toward Providence Parkway, the land naturally functions 
as an extension of the health campus. Moreover, there are many alternative sites 
along Grand River better suited for new build-to-suit light industrial properties 
with more advantageous locations and “pad-ready” status.  

Despite professional marketing efforts by CBRE dating back to 2009, the site has 
attracted no serious interest for non-residential uses. In a letter addressed to 
Whitehall Real Estate Interests, the property’s current owner, CBRE details the 
site’s competitive disadvantages within the new-build light industrial market. 
Additionally, the office market remains under prolonged pressure due to long-term 
shifts in workplace trends following the pandemic. While some employees have 
returned to traditional office spaces, the overall market remains oversaturated. 
According to Cushman & Wakefield, Southeast Michigan’s office vacancy rate has 
climbed to 21%, as businesses continue to reimagine or downsize their office 
footprints. These broader market trends further demonstrate that an office or 
industrial use on this site is no longer viable (see the CBRE letter included). 

Residential development remains the most compatible use, aligning well with the 
adjacent Pulte neighborhood and the nearby Rose senior housing community. 
This development represents a logical mixed-use extension of the Henry 
Ford/Providence master plan. 

The plan has been thoughtfully designed to respond to a variety of physical and 
regulatory site constraints while enhancing natural features and creating an 
attractive living environment. A primary goal of the design has been to minimize 
impacts on the site’s regulated wetlands and wooded areas, preserving green 
space and ecological value for future residents to enjoy. Buildings have been 
strategically placed outside of wetland and wooded areas, and natural buffers are 
maintained throughout the site to support environmental integrity and 
compatibility with surrounding uses. In particular, the buildings in the northwest 
portion of the site, adjacent to I-2 zoned industrial properties, are carefully sited 
away from wetlands and will be screened from the industrial uses with a 
substantial berm, planted with evergreen trees at the crest to provide year-round 
buffering.  
 
The previously approved development included 0.74 acres of EGLE-regulated 
wetland impact; in comparison, the current plan requires only a fraction of that 
permitted impact, with no new EGLE disturbance beyond what has already been 
approved. The total impact to both City and EGLE-regulated wetlands is just 0.45 
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acres and is currently permitted by EGLE for this impact. In addition to wetlands, 
several additional site constraints have influenced the development layout. The 
site has less than 200 feet of frontage along Grand River Avenue, which severely 
restricts visibility and access, diminishing its viability for industrial or commercial 
use. This limitation reinforces the site’s transition to residential use and supports 
the use of Providence Parkway as the primary point of access. As a private 
roadway serving the adjacent medical campus, access to Providence Parkway 
required coordination with Henry Ford Health. The hospital has confirmed its 
support for the proposed entrance, recognizing that the addition of residential 
units will have a minimal impact on traffic, as supported by the Fleis & 
Vandenbrink traffic study. 
 
A north-south ITC utility corridor runs along the eastern edge of the site, limiting 
building placement and tree planting within the easement. Rather than viewing 
this as a constraint, the plan incorporates the corridor as a natural buffer and a 
location for an inviting landscaped entrance, including a pedestrian connection. 
Portions of the site also contain areas of historic fill, as documented in third-party 
environmental assessments. These subsurface conditions have been carefully 
evaluated, and the grading plan accounts for proper soil stability and drainage. 
Additional compatibility considerations were taken into account in the northwest 
area of the site, where adjacent I-2 zoning exists. Residential buildings in this 
area are intentionally set back and screened by existing vegetation to reduce 
potential land use conflicts.  
 
 
Product Design 
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The home elevations are designed to 
create a high-quality aesthetic and 
community identity. We view the 
elevation design as an iterative 
process in collaboration with Staff and the Planning Commission and welcome 
ongoing discussions about this vision. While we believe the proposed building 
elevations are indicative of high-quality design, we understand that the city’s 
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design consultant desires design changes. Although the Planning Commission 
and City Council did not indicate that specific design changes were needed, we 
will continue to work with staff and the consultant on specific design 
enhancements. The homes feature two- and three-bedroom floor plans, each 
with a one- or two-car attached garage. The townhomes are designed as three-
story attached townhomes approximately 1,600 square feet in size and are not 
stacked, which is highly preferred by homebuyers. The stacked ranch homes 
provide a unique opportunity to add further price attainability due to size and 
layout, and offer single level living which has been discussed as important to 
Novi’s leaders. Exteriors are finished with brick and Hardie Board siding, in a 
desirable earthy color scheme, representing a modern and attractive option. 

Trash collection will be managed similarly to a single-family neighborhood, with 
individual bins stored within the enclosed garages and set out for weekly City 
curbside pickup. All mechanical equipment will be ground-mounted and screened 
from view to maintain the community’s clean and cohesive appearance. 

Whitehall currently owns the property, and the development will be a joint venture 
between the organizations. Whitehall is a full-service commercial real estate firm 
engaged in the development, acquisition, and management of properties 
throughout the region. Robertson Homes has been building both condominium and 
single-family home developments in Southeastern Michigan since 1945. As an 
accredited new home builder, the company strives to create houses that not only 
meet standards for building excellence but also serve as places neighbors are 
proud to call home. 

This development represents a unique opportunity to enhance the City's 
economic vitality by increasing property tax revenue, attracting new residents, 
and bolstering local businesses. It transforms underutilized land into a thriving 
community, aligning with the City of Novi’s vision for sustainable growth and 
providing a needed housing element for hospital associates. By transforming an 
I-1 site that has faced significant development and competitive challenges, along 
with limited market demand over nearly two decades despite vigorous marketing 
efforts, this development represents a valuable addition to the City of Novi. 

Respectfully, 
 
Tim Loughrin | VP of Land Acquisition  
Robertson Brothers Homes 
6905 Telegraph Rd, Suite 200, Bloomfield Hills, MI  48301 
Direct Dial: 248.282.1428 | Mobile: 248.752.7402 
tloughrin@robertsonhomes.com  
CC Gary Jonna, Whitehall Real Estate Interests 
CC David Landry 

mailto:tloughrin@robertsonhomes.com
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July 10, 2026 
 
City of Novi Planning Department  
 
 
Re:     Providence Park West Community Impact Statement 

Property south of Grand River west of Providence Parkway  
Parcel Numbers 22-17-101-012 and 22-17-101-010 
Novi, MI 
 

Community Impact Statement 

1. Public Safety Impact 
 

Expected Annual Number of Police Responses: Based on comparable 
residential townhome developments, we estimate approximately 25–35 police 
responses annually, primarily related to domestic matters, minor property 
complaints, or traffic-related incidents. 
 
Expected Annual Number of Fire Responses: We estimate approximately 5–
10 fire department responses annually, including medical calls, minor fire alarms, 
or system checks. These estimates are informed by response rates for similar-
sized developments in comparable communities. 
 

2. Employment Impact 
 

Estimated Number of Permanent Employees (on-site staff, maintenance, 
etc.): While the community is primarily residential, a small number of ongoing 
property management and maintenance roles (approx. 2–4 jobs) may be created. 
 
Estimated Number of Construction Jobs Created: The project is anticipated 
to support approximately 75–100 full-time equivalent construction jobs during 
peak construction. 
 

3. City Performance Standards Compliance (Zoning Ordinance Section 
5.14) 

The project will comply with all applicable Performance Standards outlined in 
Section 5.14 of the Zoning Ordinance. This includes requirements related to 
noise, lighting, vibration, emissions, and general operational impacts. 
 

4. Utility Demand 
Estimated Number of Sewer Taps: 157 (one per unit) 
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Estimated Number of Water Taps: 157 (one per unit) 
Peak Hour Water Demand: Based on assuming an average of two (2) residents 
per unit, the peak water demand is estimated to be between 3,400 to 4,100 
gallons per hour.  
Min/Max Operating Pressures: Estimated to be between 30-35 PSI 
 

5. Relationship to Surrounding Uses 

The development is well-suited to its surroundings, benefiting from a context that 
supports residential use while maintaining appropriate buffers from neighboring 
properties. To the south, a recently constructed Pulte Homes community is 
separated from the proposed development by over 200 feet of wooded wetlands, 
ensuring privacy and a natural landscape transition. To the west, extensive 
wetlands and dense tree cover provide more than 1,200 feet of separation from 
the nearest commercial building, which is a Target store located off Wixom Road. 
To the northwest, two industrially zoned (I-2) properties fronting Grand River 
Avenue border the site; the proposed plan includes effective buffering to 
minimize visual and noise impacts from these uses. North of the site lies Grand 
River Avenue, located more than 500 feet from the nearest planned residential 
units, providing a substantial setback that minimizes exposure to road traffic. 
From within the development, a secondary access point will extend to Grand 
River Avenue, serving both as an emergency vehicle route and a pedestrian 
walkway. This connection will link directly to the existing sidewalk along Grand 
River, reinforcing the project’s integration with the surrounding mixed-use 
corridor and extending pedestrian connections toward Novi’s Town Center. To 
the northeast, a small office building accessed from Providence Parkway is 
separated from the site by existing wetlands, foliage, and the ITC easement, 
providing a substantial buffer between uses. 

To the east, an existing north–south ITC utility corridor buffers the site from 
Providence Parkway. Further east, across Providence Parkway, is the Henry 
Ford Providence Hospital, our largest neighbor and a strong supporter of the 
development, recognizing the benefit of attainable housing for campus staff. To 
the southeast, a network of existing walking trails, including the ITC Corridor Trail 
and the Henry Ford trail system, connects the site to the greater Novi community, 
promoting active lifestyles and enhancing regional connectivity. 
 
6. Proposed Land Use 
Spanning approximately 31 acres, the site is planned as a high-quality, for-sale 
“missing middle” residential townhome community, zoned RM-2 under a PRO 
Agreement. The proposed development introduces 157 thoughtfully designed 
townhomes, transforming a site once intended for industrial use into a welcoming 
residential neighborhood that aligns seamlessly with the community's character. 
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Site Constraints 

Currently zoned I-1, the site was previously envisioned as a future business park. 
However, due to limited visibility from less than 200 feet of frontage on Grand 
River and its orientation toward Providence Parkway, the land naturally functions 
as an extension of the health campus. Moreover, there are many alternative sites 
along Grand River better suited for new build-to-suit light industrial properties 
with more advantageous locations and “pad-ready” status.  

Despite professional marketing efforts by CBRE dating back to 2009, the site has 
attracted no serious interest for non-residential uses. In a letter addressed to 
Whitehall Real Estate Interests, the property’s current owner, CBRE details the 
site’s competitive disadvantages within the new-build light industrial market. 
Additionally, the office market remains under prolonged pressure due to long-term 
shifts in workplace trends following the pandemic. While some employees have 
returned to traditional office spaces, the overall market remains oversaturated. 
According to Cushman & Wakefield, Southeast Michigan’s office vacancy rate has 
climbed to 21%, as businesses continue to reimagine or downsize their office 
footprints. These broader market trends further demonstrate that an office or 
industrial use on this site is no longer viable (see the CBRE letter included). 
  

7. Environmental Factors and Impacts 

Natural Features on Site: The site contains both EGLE-regulated and City-
regulated wetlands, most of which are being preserved and enhanced as part of 
the development. While there are no regulated woodlands on site, much of the 
existing wooded areas are being retained to enhance natural screening and 
support the broader goal of preserving the site's natural features. 

Temporary & Permanent Impacts: The previously approved wetland permits 
allowed for impacts to 0.74 acres of EGLE-regulated wetlands and 0.84 acres of 
City-regulated wetlands. The current plan significantly reduces these impacts, 
with no new disturbance to EGLE-regulated wetlands. Under the current 
proposal, only 0.45 acres of the total 6.71 acres of regulated wetlands will be 
impacted. This 0.45-acre impact includes both EGLE-regulated and City-
regulated wetlands (see EGLE Wetland Permit and City of Novi included) 

Hazardous/Toxic Materials (Manufacture, Use, or Storage): There are no 
hazardous or toxic materials currently on site, and none are proposed as part of 
the development. Phase I and Phase II environmental assessments have been 
completed and thoroughly reviewed to confirm the site's environmental suitability. 



 

Providence Park Community Impact Statement 

Underground Storage Tanks: None proposed and none existing on site. 

Environmental Use/Contamination History: According to a PM Environmental 
Phase I ESA conducted in February 2022, a significant portion of the property 
was filled in the 1970s and 1980s with fill material which contained plastic, brick, 
glass, asphalt, metal, clay tile, and concrete. Filling activities appear to have 
ceased between 1987 and 1993, and the property has consisted of vacant land 
since that time. The results of a Phase II ESA conducted in July of 2025 indicate 
that there are no elevated levels of contamination on the property for residential 
use. 

Potential Wildlife Impacts: The project avoids major disruption to wildlife 
corridors, with green space and natural buffers maintained around wetland areas. 

8. Social Impacts 

Displacement of Existing Occupants: None; the site is currently undeveloped 
and vacant. 

Traffic Impacts: Per the traffic study led by Fleis & Vandenbrink, dated 
12/13/24, the following was concluded:   

The results of the signal warrant analysis indicates that a traffic signal is currently 
warranted at the intersection of Grand River Avenue & Providence Parkway. The 
results of the proportionality evaluation indicates that the Providence Medical 
Campus expansion will have a significant impact on the traffic volumes along 
Providence Parkway and at the intersection of Grand River Avenue & Providence 
Parkway. The proposed development is expected to have a negligible impact at 
the intersection of Grand River Avenue & Providence Parkway. The results of the 
capacity analysis indicate that there is adequate roadway capacity along 
Providence Parkway to accommodate the projected future traffic volumes 
generated by both the Providence Medical Campus expansion and the proposed 
residential development. These conclusions have been further supported by a 
city required TIS, led by Fleis & Vandenbrink, dated December 17,2025. 

• Site Amenities: The plan includes green spaces, internal sidewalks, 
connection of the sidewalk parallel to Grand River Ave, an interior walking 
path to Grand River, and enhanced trail connectivity.  

• Permanent Population Increase: 326 

 



 

Providence Park Community Impact Statement 

In summary, this proposal represents a responsible, high-quality reuse of an 
underutilized site that aligns with current housing demands, integrates well with 
adjacent land uses, and offers meaningful public benefits. The proposed 
development contributes to Novi’s long-term vision for balanced, sustainable 
growth, while providing essential housing for the healthcare workforce and 
broader community.  

Please don’t hesitate to reach out if any additional information is needed at this 
time. 

 
Thank you. 
 
Respectfully, 
 

 
Tim Loughrin | VP of Land Acquisition  
Robertson Brothers Homes 
6905 Telegraph Rd, Suite 200, Bloomfield Hills, MI  48301 
Direct Dial: 248.282.1428 | Mobile: 248.752.7402 
tloughrin@robertsonhomes.com  
 

mailto:tloughrin@robertsonhomes.com


SITE PLAN  



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S




































C
O

VE
R

 S
H

EE
T

C1



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S




































AL
TA

/N
SP

S 
LA

N
D

 T
IT

LE
 S

U
R

VE
Y 

AN
D

BO
U

N
D

AR
Y/

TO
PO

G
R

AP
H

IC
 S

U
R

VE
Y

C2



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S




































AL
TA

/N
SP

S 
LA

N
D

 T
IT

LE
 S

U
R

VE
Y 

AN
D

BO
U

N
D

AR
Y/

TO
PO

G
R

AP
H

IC
 S

U
R

VE
Y

C3



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S




































AL
TA

/N
SP

S 
LA

N
D

 T
IT

LE
 S

U
R

VE
Y 

AN
D

BO
U

N
D

AR
Y/

TO
PO

G
R

AP
H

IC
 S

U
R

VE
Y

C4



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S




































AL
TA

/N
SP

S 
LA

N
D

 T
IT

LE
 S

U
R

VE
Y 

AN
D

BO
U

N
D

AR
Y/

TO
PO

G
R

AP
H

IC
 S

U
R

VE
Y

C5



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S

AL
TA

/N
SP

S 
LA

N
D

 T
IT

LE
 S

U
R

VE
Y 

AN
D

BO
U

N
D

AR
Y/

TO
PO

G
R

AP
H

IC
 S

U
R

VE
Y

C6



PR
O

VI
D

EN
C

E 
M

EA
D

O
W

S

PROPOSED LEGEND




































O
VE

R
AL

L 
SI

TE
 P

LA
N

C7

1. Parking on Major and Minor Drives (Sec. 5.10.1.B.iv-vi)
Requested deviation for parking stall setback from 25' to 15'.
Supported by staff - Oct. 24, 2025

2. Parking along Curves (Sec. 5.10) Requested deviation to allow
on-street parking on curves with less than 230' radius.
Supported by staff - Oct. 24, 2025

3. Parking Distance to Buildings (Sec. 3.8.2.F) Requested deviation
to allow parking within 25-feet of dwelling structures.
Supported by staff - Oct. 24, 2025

4. Right-of-Way Landscaping (Sec. 5.5.3.B.ii) Requested deviation
for the lack of required 3-foot berm along a portion of Grand
River Ave. and Providence Parkway. Supported by staff - Oct. 24,
2025

5. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) Requested deviation
to allow the use of existing trees, located outside of the tree
lawn, as street trees along Providence Parkway.

6. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) Requested deviation
for the number of street trees along Harborfield Drive within
the ITC easement. Supported by staff - Oct. 24, 2025

7. Parking Lot Lighting (Sec. 5.7.3.J) Requested deviation for
providing the minimum illumination necessary to ensure
adequate vision and comfort. Supported by staff - Oct. 24, 2025

8. Residential Developments (Sec. 5.7.3.O) Requested deviation
for providing sufficient illumination at each entrance from major
thoroughfare. Supported by staff - Oct. 24, 2025

9. Principal Building Height to Midpoint (Sec. 3.1.27.D) Requested
deviation for additional half-story. New request for PSLR
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ACCESS EASEMENT

EASEMENT LEGEND

WATERMAIN

PUBLIC UTILITY

SANITARY SEWER

TEMPORARY CONSTRUCTION
EASEMENT

EXISTING WETLAND
CONSERVATION EASEMENT

DETROIT EDISON COMPANY
HIGH VOLTAGE EASEMENT

PROPOSED WETLAND
CONSERVATION EASEMENT

PROPOSED PUBLIC EASEMENT
FOR SIDE WALK
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WETLAND IMPACT

WETLAND DISTURBANCE LEGEND

WETLAND MITIGATION

WETLAND BUFFER IMPACT
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PROJECT DATA
BUILDING CODE AUTHORITY:
CITY OF NOVI

APPLICABLE CODES:

BUILDING CODE
ALSO KNOWN AS THE "MICHIGAN RESIDENTIAL BUILDING CODE"
2021 MICHIGAN RESIDENTIAL BUILDING CODE (MRC) AS AMENDED

MECHANICAL CODE
ALSO KNOWN AS THE "MICHIGAN MECHANICAL CODE"
2021 MICHIGAN MECHANICAL CODE AS AMENDED

PLUMBING CODE
ALSO KNOWN AS THE "MICHIGAN PLUMBING CODE"
2021 MICHIGAN PLUMBING CODE AS AMENDED

ELECTRICAL CODE
ALSO KNOWN AS THE "MICHIGAN ELECTRICAL CODE"
2023 NATIONAL ELECTRIC CODE (NEC) AS AMENDED & MICHIGAN 
AMMENDMENTS PART 8.

ENERGY CODE
2015 UNIFORM ENERGY CODE

BARRIER FREE REQUIREMENTS
AMERICANS WITH DISABILITIES ACT (ADA)
MBC-2015, CHAPTER 11
ICC / ANSI 117.1 - 2010, EXCEPT SECTION 611 & 707

CLIENT
ROBERTSON BROTHERS HOMES
6905 TELEGRAPH RD., SUITE 200
BLOOMFIELD HILLS, MI 48301

@ At
ACOUST Acoustical
ACT Acoustic Ceiling Tile
ADJ Adjacent
AFF Above Finish Floor
ALUM Aluminum
ANOD Anodized
BD Board
BLDG Building
BLK Block
BLKG Blocking
CEM Cement
CJ Control Joint
CLG Ceiling
CL Centerline
CO Clean Out
COL Column
CONC Concrete
CG Corner Guard
CONST Construction
CONT Continuous
CORR Corrugated
CPT Carpet
CT Ceramic Tile
DET Detail
DIA Diameter
DM Dimension
DN Down
DO Door Opening
DR Door
DWG Drawing
EA Each
ELEV Elevation
EW Each Way
EXG Existing
EXIST Existing
EXP Expansion, Exposed
FD Floor Drain
FDN Foundation
FRP Fiber Reinforced Panels
FIN Finish
FLR Floor
FO Face Of
FOS Face of Stud
FR Frame
FTG Footing
FV Field Verify
GA Gauge
GALV Galvanized
GYP Gypsum
HDW Hardware
HM Hollow Metal
HORIZ Horizontal
HT Height
ID Inside Diamtere
INSUL Insulation
INT Interior
JT Joint
LAV Lavatory
LG Long
LLO Long Leg Outstanding
LLV Long Leg Vertical
MAX Maximum
MECH Mechanical
MET Metal
MEZZ Mezzanine
MI Miscellaneous Iron
MIN Minimum
MISC Miscellaneous
MO Masonry Opening
NIC Not In Contract
NTS Not To Scale
OC On Center
OD Outside Diameter
OPNG Opening
OPP Opposite
PLG Plate Glass
PLS Plate Steel
PLAM Plastic Laminate
PLAS Plaster
PREFAB Prefabricated
PROJ Project, Projection
PSF Pounds per Square Foot
PT Paint, Point, Pressure Treated
R Riser
RA Return Air
RB Rubber Base
RC Roof Conductor
RCP Reflected CEiling Plan
RD Roof Drain
RF Rubber Flooring
REINF Reinforced, Reinforcing
REQD Required
RFG Roofing
RM Room
RS Roof Sump
RT Rubber Tile
SAN Sanitary
SCHED Schedule
SHT Sheet
SIM Similar
SPEC Specification
SS Service Sink
STL Steel
STD Standard
STOR Storage
STRUCT Structural
SUSP Suspended
SW Switch
SYM Symmetrical
T Tread
T&B Top and Bottom
TEL Teelephone
TERR Terrazzo
T&G Tongue and Groove
THK Thick, Thickness
THRESThreshold
TOS Top Of STeel
TYP Typical
U/C Undercut
UNO Unless Noted Otherwise
VB Vinyl Base
VCT Vinyl Composition Tile
VIF Verify In Field
W Wide
VERT Vertical
WAINS Wainscot
WC Water Closet
WD WIN Wood Window
WT Wight
WWF Welded Wire Fabric

ABBREVIATIONSSYMBOL LEGEND

1 LOCATION PLAN

PROJECT DESCRIPTION
RESIDENTIAL TOWNHOUSE BUILDINGS

BUILDING DATA:
STORIES: 3 STORIES

SPRINKLERED: NO

ENERGY EFFICIENCY
COMPLY WITH SECTION N102 OF THE 2015 MICHIGAN RESIDENTIAL CODE
CLIMATE ZONE: 5A

CEILING: R-38
WOOD FRAMED WALL: R-20 OR 

R-13(CAVITY)+R5(SHEATHING)
MASS WALL: R-20/R-17
FLOOR: R-20 OR FILL CAVITY, R-19 MIN.
SLAB: R-10 (2'-0" DEEP)

BUILDING HEIGHTS: FROM GRADECEILING HEIGHT
FIRST FLOOR 0'-8" 7'-10"
SECOND FLOOR 10'-0" 8'-10"
THIRD FLOOR 20'-4" 8'-0"
ROOF (MID-POINT) 33'-1"
ALLOWABLE 35'-0" (MID-POINT)

PARKING
GARAGE: 2 SPACES PER UNIT

BUILDING AREAS (CONDITIONED NET):
LEVEL UNIT(NET)
FIRST FLOOR 227 NSF
SECOND FLOOR 680 NSF
THIRD FLOOR 737 NSF
TOTAL UNIT 1644 NSF

ROBERTSON BROTHERS
PROVIDENCE PARK WEST 
PROVIDENCE PRKWY
NOVI, MI 48374

SHERWOOD MASTER SET



GENERAL PLAN NOTES:               
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. CONTRACTOR TO VERIFY ALL DIMENSIONS IN FIELD. ANY 
DIMENSIONAL VARIANCES CAUSED BY ACTUAL WALL CONSTRUCTION 
OR LAYOUT MODIFICATIONS IN THE FIELD ARE RESPONSIBILITY OF 
CONTRACTOR.

3. WALL THICKNESS' ARE NOMINAL NOT ACTUAL DIMENSIONS. SEE 
FLOOR PLAN KEYNOTES FOR AWLL CONSTRUCTION.

4. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

5. DO NOT BACKFILL WALLS UNTIL FLOOR DECKS ARE INSTALLED

6. ALL POSTS CONTINUOUS TO FOUNDATION

7. SHEAR WALLS TO BE PERSCRIPTIVE PER MBC 2015

FLOOR PLAN KEY NOTES:          
(TYPLICAL THIS SHEET ONLY)

1 GARAGE FLOOR: CONC. SLAB ON GRADE. SLOPE TOWARD DOOR

INSULATED DOORS AT UTILITY CLOSET

FORCED AIR FURNACE. MECHANICAL CONTRACTOR TO COORDINATE EXHAUST 
ROUTING.

WATER HEATER

HANGING ROD AND SHELF @ 6'-0" A.F.F.

DECORATIVE WOOD HANDRAIL

BUILT-IN WALL SHELVING MILLWORK

GAS RANGE

UNDERCOUNTER DISHWASHER

PROVIDE AIRSWITCH IN COUNTERTOP FOR GARBAGE DISPOSAL
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FINISHED PANEL AT EXPOSED SIDES OF ISLAND CABINETS

WOOD CABINETS WITH STONE COUNTERTOP. FINISHES TBD.

TOILET

VANITY WITH STONE COUNTERTOP. INSTALL FLOATING FRAMLESS 
MIRROR ABOVE BACKSPLASH.

TUB, SEE A1.1 FOR FINISH CHOICE

SHOWER, SEE A1.1 FOR FINISH CHOICE

INSTALL WASHING MACHINE WALL BOX IN LAUNDRY CLOSET.

REFRIGERATOR. PROVIDE WATERLINE FOR ICEMAKER/WATER DISPENSER

NOT USED

3'-6" HIGH WALL WITH WOOD HANDRAIL

50" LINEAR ELECTRIC FIREPLACE (OPTIONAL)

PACK OUT WALL 6" FOR ELECTRIC FIREPLACE (OPTIONAL)

PEDESTAL SINK. NO MIRROR TO BE INSTALLED

2x4 PRIVACY WALL WITH 1/2" SHEATHING AND VINYL SIDING
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UNIT SQUARE FOOTAGE

GROUND FLOOR LEVEL 227 SQFT

SECOND LEVEL 680 SQFT

THIRD LEVEL 737 SQFT

TOTAL UNIT AREA: 1,644 SQFT
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2025045

A1.0

JRM

SCALE:  1/4" = 1'-0"1 GROUND FLOOR
SCALE:  1/4" = 1'-0"2 SECOND FLOOR

SCALE:  1/4" = 1'-0"3 THIRD FLOOR



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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PREFINISHED 42" ALUM. RAIL, WHITE
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2x6 CEDAR W/ 1" GAPS
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3-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.1-3

JRM

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"1 3-UNIT FRONT ELEVATION

SCALE:  1/4" = 1'-0"2 TYP. SIDE ELEVATION

ELEVATION MATERIAL BREAKDOWN

3-UNIT BUILDING FRONT ELEVATION

TOTAL AREA: 1,732 SQFT

BRICK AREA:    646 SQFT 37%

HARDIE LAP SIDING AREA:    590 SQFT 34%

TRIM:    138 SQFT 8%

ASPHALT SHINGLE AREA:    358 SQFT 21%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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SHERWOOD MASTER SET

MASTER SET       10/03/2025

JRM

4-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.1-4

JRM

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"1 4-UNIT FRONT ELEVATION

SCALE:  1/4" = 1'-0"2 TYP. SIDE ELEVATION

ELEVATION MATERIAL BREAKDOWN

4-UNIT BUILDING FRONT ELEVATION

TOTAL AREA: 2,323 SQFT

BRICK AREA:    882 SQFT 38%

HARDIE LAP SIDING AREA:    718 SQFT 31%

TRIM: 191 SQFT 8%

ASPHALT SHINGLE AREA:    532 SQFT 23%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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Checked by :

ROBERTSON BROTHERS
PROVIDENCE PARK WEST
NOVI, MI 48374
SHERWOOD MASTER SET

MASTER SET       10/03/2025

JRM

5-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.1-5

JRM

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"1 5-UNIT FRONT ELEVATION

SCALE:  1/4" = 1'-0"2 TYP. SIDE ELEVATION

ELEVATION MATERIAL BREAKDOWN

5-UNIT BUILDING FRONT ELEVATION

TOTAL AREA: 2,900 SQFT

BRICK AREA: 1,101 SQFT 38%

HARDIE LAP SIDING AREA:    882 SQFT 30%

TRIM:    190 SQFT 9%

ASPHALT SHINGLE AREA:    676 SQFT 23%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 

3
A4.2

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

1
A4.1

1
A4.2

2
A4.2

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X68

S.H.
30X50

S.H.
30X50

ARCHITECTURAL 
BRICK

HARDIE LAP SIDING, TYP.

5/4"x4-1/2" HARDIE TRIM, TYP.
ALUM FASCIA, TYP.

ASPHALT SHINGLE ROOF

5/4"x9-1/4" HARDIE TRIM

5/4"X5-1/2" FRIEZE BOARD 5/4"X5-1/2" FRIEZE BOARD

ALUM FASCIA

F.I.
30X50

30X70

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X68

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X70

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X68

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X70

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X68

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X70

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X68

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X70

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X68

S.H.
30X50

S.H.
30X50

F.I.
30X50

30X70

S.H.
30X50

S.H.
30X50

PREFINISHED 42" ALUM. RAIL, WHITE

CANTILEVERED SHED ROOF CANOPY 
WITH DECORATIVE BRACKETS

2x6 CEDAR W/ 1" GAPS

10x10 BOXED COLUMN (TYP.)

GROUND FLOOR LEVEL
0' - 8"

THIRD LEVEL
20' - 4"

GRADE
0' - 0"

SECOND LEVEL
10' - 0"

TOP PLATE
28' - 4"

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

ARCHITECTURAL BRICK

VINYL WINDOWS, WHITE

FLASHING

ARCHITECTURAL BRICK

5/4"x8" HARDIE TRIM

5/4"x4-1/2" HARDIE TRIM

5/4"x8" HARDIE FRIEZE BOARD

VINYL SOFFIT

HARDIE LAP SIDING, TYP.

PREFINISHED 42" 
ALUM. RAIL, WHITE

10x10 BOX COLUMN

2x6 CEDAR W/ 1" GAPS

3'
 - 

6"
1'

 - 
0"

6'
 - 

0"
3'

 - 
0"

10
' -

 7
"

18
' -

 0
"

2'
 - 

6"
2'

 - 
6"

31
' -

 1
1"

M
AX

 H
T.

 A
T 

M
ID

-S
LO

PE
34

' -
 5

"

ASPHALT SHINGLE ROOF

Project :

Issued for :

Drawn by :

Sheet Title :

Project No. :

Sheet No. :

2761 E. JEFFERSON
SUITE 302
DETROIT, MI 48207
P. 313.450.4545
INFO@4545ARCHITECTURE.COM

ARCHI
TECT:

CONSULTANT:

B
IN
D
E
R
 
S
T
R
IP
 
L
O
C
A
T
IO
N

D
O

 N
O

T 
SC

AL
E 

D
R

AW
IN

G
S 

|
©

20
21

 T
im

ot
hy

 F
lin

to
ff

Ar
ch

ite
ct

, P
LL

C

Checked by :

ROBERTSON BROTHERS
PROVIDENCE PARK WEST
NOVI, MI 48374
SHERWOOD MASTER SET

MASTER SET       10/03/2025

ANJ

6-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.1-6

ANJ

SCALE:  1/4" = 1'-0"1 6-UNIT FRONT ELEVATION

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"2 TYP. SIDE ELEVATION

ELEVATION MATERIAL BREAKDOWN

6-UNIT BUILDING FRONT ELEVATION

TOTAL AREA: 3,474 SQFT

BRICK AREA: 1,320 SQFT 38%

HARDIE LAP SIDING AREA: 1,057 SQFT 30%

TRIM:    277 SQFT 8%

ASPHALT SHINGLE AREA:    820 SQFT 24%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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Checked by :

ROBERTSON BROTHERS
PROVIDENCE PARK WEST
NOVI, MI 48374
SHERWOOD MASTER SET

MASTER SET       10/03/2025

JRM

8-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.1-8

JRM

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  3/16" = 1'-0"1 8-UNIT FRONT ELEVATION

SCALE:  1/4" = 1'-0"2 TYP. SIDE ELEVATION

ELEVATION MATERIAL BREAKDOWN

8-UNIT BUILDING FRONT ELEVATION

TOTAL AREA: 4,636 SQFT

BRICK AREA: 1,767 SQFT 38%

HARDIE LAP SIDING AREA: 1,398 SQFT 30%

TRIM: 361 SQFT 8%

ASPHALT SHINGLE AREA: 1,110 SQFT 24%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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Checked by :

ROBERTSON BROTHERS
PROVIDENCE PARK WEST
NOVI, MI 48374
SHERWOOD MASTER SET

MASTER SET       10/03/2025

JRM

3-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.2-3

JRM

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"1 3-UNIT REAR ELEVATION

SCALE:  1/4" = 1'-0"2 SIDE ELEVATION 2

ELEVATION MATERIAL BREAKDOWN

3-UNIT BUILDING REAR ELEVATION

TOTAL AREA: 1,664 SQFT

BRICK AREA:     497 SQFT 30%

HARDIE LAP SIDING AREA:     609 SQFT 37%

TRIM:      84  SQFT 5%

ASPHALT SHINGLE AREA:     474 SQFT 28%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%
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NOVI, MI 48374
SHERWOOD MASTER SET

MASTER SET       10/03/2025

JRM

4-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.2-4

JRM

SCALE:  1/4" = 1'-0"1 4-UNIT REAR ELEVATION

SCALE:  1/4" = 1'-0"2 SIDE ELEVATION 2

ELEVATION MATERIAL BREAKDOWN

4-UNIT BUILDING REAR ELEVATION

TOTAL AREA: 2,221 SQFT

BRICK AREA:     820 SQFT 37%

HARDIE LAP SIDING AREA:     677 SQFT 30%

TRIM:      93  SQFT 5%

ASPHALT SHINGLE AREA:     631 SQFT 28%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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Checked by :

ROBERTSON BROTHERS
PROVIDENCE PARK WEST
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SHERWOOD MASTER SET

MASTER SET       10/03/2025

JRM

5-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.2-5

JRM

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"1 5-UNIT REAR ELEVATION

SCALE:  1/4" = 1'-0"2 SIDE ELEVATION 2

ELEVATION MATERIAL BREAKDOWN

5-UNIT BUILDING REAR ELEVATION

TOTAL AREA: 2,776 SQFT

BRICK AREA:     907 SQFT 33%

HARDIE LAP SIDING AREA:     956 SQFT 34%

TRIM:    126  SQFT 5%

ASPHALT SHINGLE AREA:     787 SQFT 28%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

4' - 0" 4' - 0"
RATED SYSTEM
CLASS C FIRE

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

S.H.
30X50

1
A4.1

3
A4.3ASPHALT 

SHINGLE ROOF
ARCHITECTURAL BRICK

ALUMINUM GARAGE DOOR, TYP.

FLASHING

BRICK SILL

ROOF VENTS

5/4"x7-1/4" HARDIE TRIM

5/4"x4-1/2" HARDIE TRIM

5/4"x5-1/2" HARDIE FRIEZE BOARD

DRYWALL WINDOW 
(FOR MATERIAL 
LOADING;
1 PER UNIT)

S.H.
30X50

S.H.
30X50

F.I.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

S.H.
30X50

S.H.
30X50

F.I.
30X50

5'
 - 

0"
5'

 - 
0"

10
' -

 7
"

GROUND FLOOR LEVEL
0' - 8"

THIRD LEVEL
20' - 4"

GRADE
0' - 0"

SECOND LEVEL
10' - 0"

TOP PLATE
28' - 4"

8'
 - 

7"
10

' -
 5

"
9'

 - 
9"

8'
 - 

3"

5'
 - 

0"
1'

 - 
8"

5'
 - 

0"
1'

 - 
8"

23
' -

 8
"

8'
 - 

3"

S.H.
30X50

HARDIE LAP SIDING, TYP.

ARCHITECTURAL BRICK

VINYL SOFFIT

5/4"x*8" HARDIE 
FRIEZE BOARD

S.H.
30X50

S.H.
30X50

S.H.
30X50

1' - 10"

5/4"x4-1/2" TRIM

3'
 - 

6"
1'

 - 
0"

6'
 - 

0"
3'

 - 
0"

ARCHITECTURAL BRICK

VINYL WINDOWS, WHITE

FLASHING

PREFINISHED 42" 
ALUM. RAIL, WHITE

10x10 BOX COLUMN

2x6 CEDAR W/ 1" GAPS

10
' -

 7
"

18
' -

 0
"

Project :

Issued for :

Drawn by :

Sheet Title :

Project No. :

Sheet No. :

2761 E. JEFFERSON
SUITE 302
DETROIT, MI 48207
P. 313.450.4545
INFO@4545ARCHITECTURE.COM

ARCHI
TECT:

CONSULTANT:

B
IN
D
E
R
 
S
T
R
IP
 
L
O
C
A
T
IO
N

D
O

 N
O

T 
SC

AL
E 

D
R

AW
IN

G
S 

|
©

20
21

 T
im

ot
hy

 F
lin

to
ff

Ar
ch

ite
ct

, P
LL

C

Checked by :

ROBERTSON BROTHERS
PROVIDENCE PARK WEST
NOVI, MI 48374
SHERWOOD MASTER SET

MASTER SET       10/03/2025

ANJ

6-UNIT BUILDING
EXTERIOR
ELEVATIONS

2025046

A3.2-6

ANJ

SCALE:  1/4" = 1'-0"1 6-UNIT REAR ELEVATION

NOTE: ALL WOOD TRIM IS TO BE WRAPPED IN ALUMINUM

SCALE:  1/4" = 1'-0"2 SIDE ELEVATION 2

ELEVATION MATERIAL BREAKDOWN

6-UNIT BUILDING REAR ELEVATION

TOTAL AREA: 3,326 SQFT

BRICK AREA:    998 SQFT 30%

HARDIE LAP SIDING AREA: 1,221 SQFT 37%

TRIM:    163  SQFT 5%

ASPHALT SHINGLE AREA:     944 SQFT 28%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ALL FOUNDATIONS ADJACENT TO EXIST. FND'S TO MATCH BOTTOM ON 
FOOTING ELEVATION.

6. UNDER NO CIRCUMSTANCES EXCAVATE BELOW BOTTOM OF EXIST. 
FND'S TO A MIN. INFLUENCE ZONE DELINEATED BY 1 VERTICAL, 2 
HORIZONTAL LINE 
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SCALE:  3/16" = 1'-0"1 8-UNIT REAR ELEVATION

SCALE:  1/4" = 1'-0"2 SIDE ELEVATION 2

ELEVATION MATERIAL BREAKDOWN

8-UNIT BUILDING REAR ELEVATION

TOTAL AREA: 4,429 SQFT

BRICK AREA: 1,402 SQFT 32%

HARDIE LAP SIDING AREA: 1,565 SQFT 35%

TRIM:     208 SQFT 5%

ASPHALT SHINGLE AREA: 1,254 SQFT 28%

ELEVATION MATERIAL BREAKDOWN

SIDE ELEVATION

TOTAL AREA: 1,173 SQFT

BRICK AREA:    518 SQFT 44%

HARDIE SIDING AREA:    559 SQFT 48%

TRIM:      96 SQFT 8%
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Providence Meadows
City of Novi, Michigan

Robertson Brothers Homes
July 2026

North300'180'120'60'30'0

Site Data:
Gross Site Area:			   31.32 Ac.
Net Site Area:				    24.61
Proposed Units:			   157
Proposed Density:			   6.38 Du./Ac.

Building Setbacks:
   - Front Yard:				    50’ min.
   - Building Separation:		  16’-6” min.

Parking:
   - Garage Parking:			  298 spaces
   - Guest Parking:			   87 spaces
   - Apron Parking:			   38 spaces
   - Parking Distribution:		  2.69 spaces / Du.

Wetland Impact:			   0.45 Ac.

Total Open Space:			   24.95 Ac.  (79.66% of Gross 
								          Site Area)

* Open Space includes all areas of the Site except buildings, roads, and driveways



PLANNING REVIEW

ZONING MAP AMENDMENT 



PLANNING REVIEW 
Providence Meadows 

JZ26-0030 with ZMA 18.754 
August 20, 2026 

PETITIONER:  
Robertson Homes | Tim Loughrin 

REVIEW TYPE:   
Zoning Map Amendment to add PSLR Overlay 

PROPERTY CHARACTERISTICS 
Section 17 
Location South side of Grand River Avenue, west of Providence Pkwy; 
School District Novi Community School District 
Zoning I-1: Light Industrial
Zoning Proposed I-1: Light Industrial with a PSLR Overlay
Size Gross: 31.26 Acres; Net: 24.47 acres (Wetlands > 2: 6.79) 
Parcel ID 22-17-101-010 (10.47 acres) and 22-17-101-012 (20.79 acres)
Current Use Vacant 

Adjoining Zoning 

North I-2: General Industrial and B-3: General Business
East OCS: Office Service Commercial 
West I-1: Light Industrial and I-2: General Industrial
South I-2: General Industrial w/ PSLR Overlay and RA: Residential Acreage

Adjoining Uses 

North Vacant and ITC 
East Henry Ford Providence Hospital 
West Vacant/Wetland Complex 
South Residential (Villas at Stonebrook) and ITC 

Plan Date 06/30/26 

PROJECT SUMMARY 
The applicant is requesting a Zoning Map amendment to rezone 31.53 acres of property located south of 
Grand River Avenue and west of Providence Parkway from I-1 Light Industrial to I-1 Light Industrial with a 
Planned Suburban Low Rise (PSLR) Overlay. The proposed zoning map amendment would provide an 
option to develop the property under the PSLR Overlay uses and standards while maintaining the 
underlying zoning of Light Industrial. 

The applicant previously submitted a proposed Planned Rezoning Overlay (PRO) concept plan with an 
underlying RM-2 High Density Mid-Rise Multiple Family District for this site (JZ25-24 Providence Meadows PRO). 

PSLR OVERLAY SUMMARY 
The Suburban Low-Rise concept was initially developed as part of the City’s 2009 Master Plan review, with 
related goals and implementation strategies incorporated into the 2010 Master Plan Update. The Planned 
Suburban Low-Rise (PSLR) Overlay District was established through Text Amendment 18.253. 
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The intent of the PSLR Overlay district is to promote high-quality development consisting of uses such as low-
density multiple family residential, office, quasi-public, civic, educational, and public recreation facilities. 
These uses are intended to serve as transitional areas between lower-intensity detached one-family 
residential and higher-intensity office and retail uses.  
 
The PSLR Overlay district also seeks to protect the character of neighboring areas by encouraging high-
quality development that incorporates single-family residential design features and promotes a residential 
character along the streetscape. 
 
For properties with an underlying I-1 Light Industrial zoning designation, the I-1 district remains in place and 
continues to permit its underlying principal and special land uses. The PSLR Overlay provides an alternate 
development framework that allows additional or alternate uses while establishing standards intended to 
support more residential oriented development and design.  
 
Under the PSLR regulations, any proposed use is treated as a Special Land Use and is therefore subject to 
the applicable review and approval requirements of Section 3.21, including a development agreement 
to be approved by City Council after Planning Commission review and recommendation. 
 
COMPARISON OF ZONING DISTRICTS 
Figure 1 shows the current zoning of the subject parcel and surrounding parcels.  

 
Figure 1: Current Zoning 

 
The following table provides a comparison of the current (I-1) and proposed (I-1 with PSLR Overlay) zoning 
classifications.  It is not a direct comparison between the two uses, since the I-1 classification would remain 
the underlying zone. It is a change from strictly Light Industrial to permit an optional list of uses, including 
Residential. 
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Category Existing Zoning:  
I-1 Light Industrial 

Proposed Zoning:  
I-1 Light Industrial with PSLR Overlay 

Intent The I-1 district is designed so as to primarily 
accommodate research, office, and light 
industrial uses, including wholesale activities, 
warehouses, and industrial operations whose 
external, physical effects are restricted to 
the area of the district and in no manner 
negatively affect any of the surrounding 
districts.  

The intent of the PSLR, Planned Suburban 
Low-Rise Overlay district is to promote the 
development of high quality uses, such as 
low-density multiple family residential, office, 
quasi-public, civic, educational, and public 
recreation facilities that can serve as 
transitional areas between lower-intensity 
detached one-family residential and higher-
intensity office and retail uses while 
protecting the character of neighboring 
areas by encouraging high-quality 
development with single-family residential 
design features that will promote a 
residential character to the streetscape. 

Principal Permitted 
Uses 

Professional office, office sales and service, 
medical offices; 
Publicly owned and operated parks, 
parkways and outdoor recreational facilities; 
Public or private health and fitness facilities 
and clubs; 
Research & Development, technical training 
and design of pilot/experimental products; 
Data processing & computer centers; 
Warehousing & wholesale establishments; 
Manufacturing; 
Industrial office sales, service and industrial 
office related uses; 
Trade or industrial schools; 
Laboratories experimental, film or testing; 
Greenhouses; 
Public utility, telephone exchange, electrical 
transformer stations and substations, etc. 
Public or private indoor, private outdoor 
recreation facilities; 
Pet boarding facilities; 
Veterinary hospitals and clinics; 
Motion picture, television, ratio and 
photographic production facilities; 
**See Section 3.1.18.B for full list 

All Principal Uses Permitted in the underlying 
zoning district, as regulated in the underlying 
zoning district;  
All Principal Uses Permitted Subject to 
Special Conditions in the underlying zoning 
district, as regulated in the underlying zoning 
district 

Special Land Uses The following uses shall be permitted where 
the proposed site does not abut a 
residentially zoned district:  
Metal plating, buffing, polishing and molded 
rubber products; 
Uses which serve the limited needs of an 
industrial district (subject to Section 4.43), as 
follows:  

a. Financial institutions, unions, union halls, 
and trade or industrial schools or 
industrial clinics 

b. Industrial tool and equipment sales, 
service, storage and distribution 

c. Eating and drinking establishments 
(restaurants: sit-down, fast food 
carryout, fast food sit-down, or fast 
food drive-through) and motels 

Automobile service establishment; 

Subject to requirements in Section 3.21: 
Low-rise multiple-family residential uses; 
Independent and congregate elderly living 
facilities; 
Assisted living facilities, convalescent homes, 
and hospice care facilities;  
Live/work units;  
Day care centers and adult day care 
centers; 
Professional offices; 
Medical offices, including laboratories and 
clinics; 
Places of worship; 
Public, parochial and private elementary, 
intermediate or secondary schools, offering 
courses in general education; 
Colleges, universities, business training 
schools, and trade schools; 
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Category Existing Zoning:  
I-1 Light Industrial 

Proposed Zoning:  
I-1 Light Industrial with PSLR Overlay 

Self-storage facilities; 
Retail sales activities, ancillary; 
Central dry cleaning plants or laundries; 
Railroad transfer, classification and storage 
yards; 
Tool, die, gauge and machine shops; 
Storage facilities for building materials, sand, 
gravel, stone, lumber, storage of 
contractor's equipment and supplies; 
Municipal uses; 
Motion picture, television, radio and 
photographic production facilities; 
Outdoor space for parking of licensed rental 
motor vehicles; 
Accessory buildings, structures and uses 
customarily incident to any of the above 
permitted uses 

Publicly owned and operated parks, 
parkways and recreation facilities; 
Non-profit community buildings and cultural 
facilities; 
Mixed-use buildings with two (2) or more of 
the above permitted uses; Uses similar to 
those listed above, as determined by the 
City Council; 
Accessory buildings, structures and uses 
customarily incidental to the above uses 

Lot Size 
- Minimum Lot Area 
- Minimum Lot Width 

Section 3.6.2.D: Except where otherwise 
provided in this Ordinance, the minimum lot 
area and width, and the maximum percent 
of lot coverage shall be determined on the 
basis of off-street parking, loading, greenbelt 
screening, yard setback or usable open 
space requirements  

Section 3.6.2.D: Except where otherwise 
provided in this Ordinance, the minimum lot 
area and width, and the maximum percent 
of lot coverage shall be determined on the 
basis of off-street parking, loading, greenbelt 
screening, yard setback or usable open 
space requirements  

Building Setbacks Front Yard: 40 feet 
Rear Yard: 20 feet, 100 feet when abutting 
residential (Section 3.6.2.H) 
Side Yard: 20 feet, 100 feet when abutting 
residential (Section 3.6.2.H) 

Minimum front yard: 30 feet* 
Minimum rear yard: 30 feet 
Minimum side yard:  
- Exterior side yard adjacent to roads and 

drives : 30 feet* 
- Exterior side yard adjacent to planned or 

existing section line road ROW: 50 feet 
- Interior side yard: 30 feet 
Minimum other building: 
- Building to building: 30 feet 
- Corner to corner: 15 feet 

 

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

Building Height 40 feet; 25 feet when abutting residential 
(Section 3.14.5.C) 

35 feet or 2.5 stories, whichever is less 

Parking Setbacks Front Yard: 40 feet (Section 3.6.2.E) 
Rear Yard: 10 feet, 100 feet when abutting 
residential (Section 3.6.2.F) 
Side Yard: 10 feet, 100 feet when abutting 
residential (Section 3.6.2.F) 

Front yard: not permitted, except that 
parking spaces for townhouse developments 
shall be permitted in the front yard setback 
when the parking area is also a driveway 
access to a parking garage contained 
within the unit. 
Exterior side yard adjacent to a section line 
road - minimum of 50 feet   
Exterior side yard adjacent to a local street - 
minimum of 30 feet  
Interior side yards adjacent to single family 
residential districts - minimum of 30 feet 
Interior side yards not adjacent to a single-
family residential district - minimum of 15 feet 
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LOCATION AND CONTEXT 
The appropriateness of the proposed PSLR Overlay should be considered in the context of the Overlay's 
original planning purpose and its application elsewhere in the City. The PSLR Overlay was established to 
facilitate high-quality, predominantly low-rise development in locations that can serve as a transition 
between lower-intensity residential neighborhoods and higher-intensity office, commercial, or other 
nonresidential uses. Accordingly, the question is not solely whether development under the PSLR Overlay 
can be accommodated on the subject property, but whether the property's location and surrounding 
development pattern are consistent with the circumstances for which the Overlay was established. 
 
Existing areas designated with the PSLR Overlay are shown in Figure 2 below. Several properties 
surrounding the hospital campus have been planned and developed under the Suburban Low-Rise 
designation. The Villas at Stonebrook is an existing PSLR development with an underlying zoning of I-2 
General Industrial, and Camelot Parc is a PSLR project that abuts both I-1 and I-2 zoned properties 
although the underlying zoning is R-1 Single Family.  Other properties that have developed under the PSLR 
Option are the Rose Senior Living facility on Beck Road, and the Everbrook Academy early education 
center, also on Beck Road. The underlying zoning for both of the Beck Road projects is R-3. None of the 
other PSLR-designated properties are located directly along Grand River Avenue.  
 
The City’s zoning pattern generally separates residential development from I-2 General Industrial uses. The 
subject property presents a somewhat different context, as it is located along Grand River Avenue. 
However, it is adjacent to an established PSLR area (Villas at Stonebrook) and is similarly located adjacent 
to the hospital campus like other PSLR areas. The appropriateness of the proposed Overlay should be 
evaluated based on whether this location provides a similar transitional opportunity or represents a 
departure from the City’s established application of the PSLR district. 
 

 
Figure 2: Suburban Low-Rise Locations in the City  
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COMPATIBILITY WITH SURROUNDING LAND USE 
The subject property is surrounded by a mix of medical, residential, industrial, and natural land uses. The 
Henry Ford Health campus, including Providence Hospital and related medical and hotel uses, is located 
to the east, while the Villas at Stonebrook duplex community is located to the south. Properties to the west 
and northwest are zoned industrial. The undeveloped industrial property directly adjacent to the 
southwest contains wetlands, while the industrial properties to the north contain heavy machinery sales 
and rental operations with outdoor storage. 
 

 
Figure 3: Surrounding Land Use 

 
The proposed PSLR Overlay is generally compatible with the residential development to the south and 
the medical campus to the east, since the intent of the Overlay is to serve as a transitional zone. The 
applicant identifies employees associated with the adjacent medical campus as a target market for a 
residential development, and the proximity of housing to the medical campus could provide a 
convenient housing option for the local healthcare workforce. The City has also previously recognized 
the potential for residential and senior housing in proximity to the Providence medical campus as a 
compatible land use relationship. With the availability of SMART bus service along Grand River Avenue, 
uses such as multi-family residential, elderly living facilities, and assisted living or convalescent homes 
could benefit from proximity to transit for either occupants or employees. 
 
The primary compatibility concern is the adjacent I-2 development, which could generate noise, odors, 
truck traffic, and views of outdoor storage as shown in Figure 4. These concerns, as well as the potential 
effects of establishing the PSLR Overlay adjacent to the I-2 properties, are discussed further in the 
Compatibility with Adjacent Uses section. 
 
Overall, the PSLR Overlay has a reasonable relationship to the surrounding residential and medical uses, 
with the primary compatibility concern being the interface with the adjacent I-2 properties. 
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Figure 4: Outside storage of heavy machinery on adjacent I-2 parcels 

 
Land Use and Zoning: Subject Property and Adjacent Properties 
The following table summarizes zoning and land use status for the subject property and surrounding properties.  

Property Existing Zoning Master Plan Land Use 
Designation Existing Land Use 

Subject Property I-1: Light Industrial IO: Industrial Office Vacant 

Northern Parcels B-3: General Business PQP: Public/Quasi-Public 
Court House, Construction 
Equipment Yards 

Eastern Parcels OSC: Office, Service, 
Commercial 

OSC: Office, Service, 
Commercial 

Medical Campus: Hospital, 
Offices and Hotel 

Western Parcels I-1 and I-2 IO: Industrial Office Towing facility/ 
undeveloped wetland area 

Southern Parcels RA and I-2 with PSLR 
Overlay 

SLR: Suburban Low-Rise and 
PQP: Public/Quasi-Public Attached Single Family 
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2025 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES 
The City adopted the 2025 Master Plan in June 2025. As shown in Figure 5, the Future Land Use map 
designates the subject area and those to the north and west as Industrial/Office.  
 

 
Figure 5: Future Land Use 

 
Map 17: Potential Opportunities (page 94) identifies the subject site as an area for potential new 
development; however, the Master Plan does not specifically identify the site for Suburban Low Rise or 
residential development.  The proposed zoning map amendment to add the PSLR Overlay would 
represent a departure from the adopted future land use vision for this portion of the City. This is particularly 
relevant given the two immediately adjacent parcels to the north are developed with general industrial 
uses, including outside heavy equipment storage.  
 
At the same time, the broader land use pattern includes the Villas at Stonebrook residential development 
immediately to the south of the subject property and the nearby Rose senior housing community, which 
both developed as PSLR Overlay projects. While the proposed PSLR Overlay is not consistent with the 
designated Industrial/Office future land use, it would not be entirely inconsistent with the existing mix of 
land uses in the surrounding area. 
 
The Master Plan for Land Use does not anticipate residential development on the subject property, and 
therefore, as indicated in the Industrial/Office description shown below does not provide density 
guidelines or other residential development parameters for the site.  
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The following Action Plan items identified in the Master Plan could be applicable to the proposed zoning 
map amendment.  
 
1. General Goal A: Quality and Variety of Housing. The City of Novi is known for its high-quality residential 

neighborhoods. It should strive to ensure the availability of a wide range of attractive housing choices 
protected from noise, traffic, and other impacts of non-residential development. Encourage the 
development of neighborhood open space and neighborhood commercial goods and services to 
minimize motorized travel.  

A5:  Amend the zoning ordinance to encourage “age-in-place” housing types, considering experts’ 
recommendations, to include affordable options such as low-maintenance detached single-
family homes, attached single-family homes and townhouses.  

A6:  Explore opportunities to increase housing density in the proposed mixed-use planned unit 
development area to create “walkable density” environments.   

2. General Goal B: Community Identity. The City’s identity is largely based on its high-quality residential 
neighborhoods and schools, destination retail and convention space, and its parks. The City should 
supplement that identity by enhancing the preservation of its historic resources and expanding its 
cultural opportunities. New development of land should continue to be of high-quality design and 
materials.  

B1: Encourage the use of high-quality right-of-way plantings, site landscaping, and building 
materials to enhance the appearance of the community.  

B2: As development and redevelopment occur, incentivize the use of LEED-certified buildings, 
water resources, and energy-efficient best practices, and green infrastructure techniques 
through zoning and permit bonuses.  

3. General Goal C: Environmental Stewardship. The City of Novi is significantly enhanced by the 
preservation of natural resources in both residential and non-residential areas. Maintain public and 
private stewardship of the natural environment using low-impact development techniques.  
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C3: Utilize a general Planned Unit Development ordinance provision to encourage the 
preservation of natural features, such as woodlands, wetlands, and wildlife habitats.  

C4: Implement the Active Mobility Plan’s Near-Term Network recommendations to create continuous 
walking and biking networks to reach key destinations.  

C5: Implement the recommendations of the Active Mobility Plan with a focus on reducing vehicle 
miles traveled (VMT) and providing residents with alternative modes of transportation.   

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

D4: Apply the Active Mobility Plan’s Long-Term Network recommendations to public and private 
development projects to continue to enhance safety and connectivity of the non-motorized 
network.   

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

 
DEVELOPMENT POTENTIAL 
Like much of the City of Novi, this area was formerly agricultural land until at least 1950. Based on available 
aerial imagery, the land was cleared in the 1970s which impacted the woodland and wetlands previously 
present. Over time, the property remained largely undeveloped, allowing portions of the site to naturally 
reestablish woodland and wetland areas.  
 
The applicant’s Community Impact Statement provides additional information regarding the environmental 
history of the property. According to the statement, a PM Environmental Phase I Environmental Site 
Assessment (ESA) conducted in February 2022 determined that a significant portion of the property had 
been filled during the 1970s and 1980s. The fill material reportedly included plastic, brick, glass, asphalt, 
metal, clay tile, and concrete. Filling activities appear to have ceased between 1987 and 1993, after 
which the property remained vacant. The applicant further reports that a Phase II ESA conducted in July 
2025 found no elevated levels of contamination that would preclude residential use. 
 
Development Under Existing Zoning 
Under the current I-1 zoning designation, the property could potentially accommodate a substantial 
amount of Office or Research & Development building space given its size. However, development of 
the site is subject to significant physical constraints. Most notably, the entire eastern side of the property 
is encumbered with a 200-foot-wide easement containing the International Transmission Company’s (ITC) 
high voltage wires. The submittal does not include a conceptual I-1 development plan or building layout 
that would allow staff to evaluate the extent to which the property could reasonably be developed under 
its existing zoning.  
 
There have been a few conceptual development proposals submitted for the subject property in the last 
30 years, although none proceeded to a formal site plan submittal. The most recent concept included 
approximately 75,000 square feet of medical office in two buildings requiring 426 parking spaces.    
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The applicant has submitted an undated letter from CBRE indicating that there has been limited market 
interest for I-1-type development on the property. The letter identifies the site’s lack of visibility from Grand 
River Avenue, the availability of more attractive locations, and the environmental constraints as factors 
affecting the site’s marketability. The extensive presence of both woodland and wetland areas on the 
property limit the amount of developable land and increase the costs associated with site development, 
making the property less attractive for office, research and development, or similar uses. 
 
Compatibility with Adjacent I-2 Uses 
Under the PSLR Overlay, the list of potential uses that could be developed on the site that would not be 
permitted under the I-1 District include: Low-rise multiple family uses; Independent and congregate elderly 
living facilities, Assisted living facilities, convalescent homes, and hospice care facilities; Live/work units; 
Day care centers and adult day care centers; Places of Worship; Public, parochial and private 
elementary, intermediate or secondary schools; Colleges, universities, business training schools and trade 
schools; and Non-profit community buildings and cultural facilities.  
 
A significant consideration in evaluating the proposed addition of the PSLR Overlay is the relationship to 
the heavy industrial development to the northwest, which is zoned I-2 and would remain so following the 
proposed zoning map amendment. The proximity of some of the permitted uses to these industrial 
properties could result in conflicts associated with noise, truck traffic, loading and unloading activities, 
and other operational impacts. While introducing a residential zoning designation adjacent to the I-2 
properties could impose additional restrictions on the existing and future use of those properties, by 
implementing the PSLR Overlay the property is not strictly a residential district as it allows a wider range of 
uses and the underlying zoning remains Industrial. 
 
The City's Zoning Ordinance establishes specific standards for development in I-1 and I-2 districts when 
those properties abut a residential zoning district. Section 3.6.2.H requires a building in an I-1 or I-2 district 
to provide a horizontal setback from a residential district of five feet for each foot of building height, or 
100 feet, whichever is greater, unless the site is separated from the residential district by a qualifying 
thoroughfare or railroad right-of-way. Since the ordinance does not specify a residential use applies the 
same restrictions, by using the PSLR Overlay the effects on the I-2 properties adjacent are minimized 
compared to the previously proposed RM-2 District. 
 
Potential Future Industrial Impacts  
The potential long-term impacts on both the proposed residents and the adjacent I-2 property owners 
should be considered as part of the zoning map amendment decision. The existing industrial properties 
may continue to operate under their current zoning and permitted uses, and future property owners could 
seek to utilize the full range of uses available within the I-2 district, subject to applicable zoning and site 
development requirements. 
 
As a worst-case scenario, Southeastern Equipment Company could repurpose or sell it’s I-2-zoned 
property for a more intensive use permitted within the district, including uses such as a central dry-cleaning 
plant, metal plating, buffing, polishing and molded rubber products, or ready-mix or transit-mix concrete 
operations. Such uses illustrate the range of industrial activities that could potentially occur in proximity to 
a residential development. From the perspective of future homeowners within the proposed 
development, this is an important consideration as it would establish residential uses in close proximity to 
properties that are legally designated for general industrial activity. Future residents could therefore 
experience noise, truck traffic, loading activity, odors, lighting, or other impacts associated with lawful 
industrial operations. 
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The decision to amend the zoning map to add the PSLR Overlay to the property therefore requires 
consideration of both the potential benefits of providing additional uses and the potential constraints that 
would be imposed on existing and future industrial development. 
 
The applicant provides some reasonable justification for the map amendment to allow additional uses 
under the PSLR Option with a site that appears unsuitable to larger office-type uses. However, staff has 
concerns about the potential negative impacts to residents if the property is developed with residential.  
 
RECOMMENDATION 
Approval is not recommended at this time. Staff has concerns regarding the appropriateness of applying 
the PSLR Overlay to this location, given the property’s proximity to I-2 uses. The subject property differs 
from most existing PSLR Overlay areas, which generally serve as transitions between residential use and 
nonresidential use without directly abutting an I-2 district.  
 
NEXT STEP: MASTER PLANNING AND ZONING COMMITTEE (MPZ) MEETING 
As the proposed zoning district is not consistent with the Future Land Use designation for the property, the 
proposal will be scheduled for review by the Master Plan & Zoning Committee. The applicant must attend 
the meeting, and will have an opportunity to present the project to the members and hear their 
feedback. 
 
FUTURE STEP: PLANNING COMMISSION PUBLIC HEARING 
The Planning Commission will hold the public hearing, review the zoning map amendment application, 
and recommend approval or denial of the amendment to City Council. Alternatively, the Planning 
Commission may elect to table the request for further study. 
 
FUTURE STEP: CITY COUNCIL FOR ZONING MAP AMENDMENT AND PSLR CONCEPT   
Following the Planning Commission’s recommendation, the zoning map amendment request will go 
before the City Council for consideration.  City Council will consider the proposed amendment and PSLR 
Concept Plan through the required First and Second Readings before taking final action on the request. 
 
If you have any questions concerning the above review or the process in general, please contact me at 
(248)347-0483 or dshanahan@cityofnovi.org. 
 
 
__________________________________________________ 
Diana Shanahan – Planner 

mailto:dshanahan@cityofnovi.org
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PLANNING REVIEW  
 

Providence Meadows 
JSP26-0027 with ZMA 18.754 

August 24, 2026 
 

PETITIONER:    
Robertson Homes | Tim Loughrin 
 
REVIEW TYPE:   
PSLR Review  
 
PROPERTY CHARACTERISTICS 

 Section 17 

 Site Location South side of Grand River Avenue, west of Providence Pkwy; 

 Site School District Novi Community School District  

 Site Zoning I-1: Light Industrial  

 Site Zoning Proposed I-1: Light Industrial with a PSLR Overlay 

 Site Size Gross: 31.26 Acres; Net: 24.47 acres (Wetlands > 2: 6.79) 

 Parcel ID 22-17-101-010 (10.47 acres) and 22-17-101-012 (20.79 acres) 

 Current Site Use Vacant 

 Adjoining Zoning 

North I-2: General Industrial and B-3: General Business  

East OCS: Office Service Commercial 

West I-1: Light Industrial and I-2: General Industrial 

South I-2: General Industrial w/ PSLR Overlay and RA: Residential Acreage 

Adjoining Uses 

North Vacant and ITC 
East Henry Ford Providence Hospital 

West Vacant/Wetland Complex 

South Residential (Villas at Stonebrook) and ITC 

 Plan Date  06/30/26  
 
PROJECT SUMMARY  
The applicant is requesting a Zoning Map amendment to rezone 31.53 acres of property located south of 
Grand River Avenue and west of Providence Parkway from I-1 Light Industrial to I-1 Light Industrial with a 
Planned Suburban Low Rise (PSLR) Overlay.  
 
The applicant previously submitted a Planned Rezoning Overlay (PRO) concept plan with a proposed  
underlying RM-2 High Density Mid-Rise Multiple Family District for this site (JZ25-24 Providence Meadows PRO). 
 
The proposed rezoning would accommodate development under the PSLR Overlay of a 157-unit 
residential community consisting of two phases. Phase 1 would include 76 units in 12 buildings, while Phase 
2 with 81 units in 14 buildings. The development would utilize a private street network with one primary 
access point from Providence Parkway and one emergency-only access to Grand River Avenue.  
 
The revised proposal incorporates several changes, including removal of the northernmost building, a 
reduction in overall density from 163 units to 157, and a more diversified housing mix consisting of 133 
traditional townhomes and 24 stacked ranch units to allow single-level living.   
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RECOMMENDATION 
Approval is not recommended at this time. Staff supports consideration of the PSLR Overlay as a 
development framework for the property, however, additional revisions and information are needed 
before the proposed residential development can be recommended for approval.  
 
The applicant should address the outstanding Planning, Engineering, Landscape, Woodland, and Façade 
review comments. Additional information is also needed regarding the proposed public benefits, 
including long-term public trail access and the attainable housing component. 
 
PSLR OVERLAY SUMMARY 
The intent of the PSLR Overlay district is to promote high-quality development consisting of uses such as low-
density multiple family residential, office, quasi-public, civic, educational, and public recreation facilities. 
These uses are intended to serve as transitional areas between lower-intensity detached one-family 
residential and higher-intensity office and retail uses.  
 
The PSLR Overlay district also seeks to protect the character of neighboring areas by encouraging high-
quality development that incorporates single-family residential design features and promotes a residential 
character along the streetscape. 
 
For properties with an underlying I-1 Light Industrial zoning designation, the I-1 district remains in place and 
continues to permit its underlying principal and special land uses. The PSLR Overlay provides an alternate 
development framework that allows additional or alternate uses while establishing standards intended to 
support more residential oriented development and design.  
 
Under the PSLR regulations, all uses, including low-rise multiple family residential, are treated as a Special 
Land Use and are therefore subject to the applicable review and approval requirements of Section 3.21. 
 
PSLR OVERLAY STANDARDS AND PROCEDURES 
The PSLR Overlay District requires approval of a PSLR Overlay Development Agreement and Concept Plan 
by the City Council following a public hearing and recommendation from the Planning Commission.  
 
Planning Commission Review Criteria 
In making its recommendation to City Council, the Planning Commission shall consider the following 
factors. [Staff comments and analysis are provided in brackets.] 

a. The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will result in a 
recognizable and substantial benefit to the ultimate users of the project and to the community.   

 The applicant proposes the following public benefits:  

• Public Trail Access Through the Site: A dedicated pedestrian pathway  will be constructed to 
provide public access from the future sidewalk paralleling Grand River Avenue through the 
development to Providence Parkway. This pathway will feature landscape plantings and offer 
scenic views of the site's natural features and will create a vital connection between the 
Grand River corridor and the Henry Ford and ITC trail systems. 

[The proposed pathway would run parallel and in close proximity to the existing sidewalk along 
Providence Parkway, which has a public access easement. Because the pathway would 
traverse a residential development, the applicant should provide additional details regarding 
the mechanisms that will ensure continued public access and prevent future restrictions on 
public use by homeowners or a homeowners’ association. The applicant should provide more 
details as to how public access to this pathway would be protected in the long term. 
Alternatively, since the pathway does not offer significant enhancement over the path on 
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Providence Parkway, alternative benefits to the public could be considered such as those 
recommended in the Active Mobility Plan.] 

• Trailhead Connection and Signage: Development of a new trailhead that links to the larger 
Henry Ford and ITC trail system.   

[Staff agrees this would be an enhancement that would benefit the greater public. The 
applicant should provide additional information regarding the ownership and maintenance 
of the trailhead improvements. A public access easement granted by Henry Ford Health may 
be necessary.]  

• Attainable Housing Option: The development will offer 157 for-sale townhomes and stacked 
ranch homes specifically designed to meet the demand for attainable housing in Novi. These 
homes will offer a more accessible price point for young professionals, first-time buyers, and 
essential workers, including nurses, doctors, and administrative staff employed at the adjacent 
Henry Ford Health campus, as well as offer new single level living at a price point not available 
elsewhere in Novi. 

[The applicant should provide additional information regarding how the proposed 
attainability will be measured. For example, will the PSLR Agreement contain a condition 
establishing a minimum sales price, an affordability standard, or another mechanism to ensure 
the units remain attainable? If not, the applicant should explain what assurance  the City has 
that these units will be offered at a price point that meaningfully differs from fully market rate 
housing and therefore fulfills the stated public benefit.] 

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

[The number of daily vehicle trips projected to be generated is 1004, which required a Traffic Study 
as it is over the City’s threshold. The proposed use is expected to have minimal impacts on the use 
of public services, facilities and utilities over what the underlying zoning would allow. The concept 
plan impacts about 0.433 acre of existing 6.79 acres of wetlands and proposes 0.68 acre of 
mitigated wetlands on site. Additional revisions to the plan are needed to fully account for 
woodland impacts.]   

c. In relation to the underlying zoning or the potential uses contemplated in the City of Novi Master 
Plan, the proposed development will not cause a negative impact upon surrounding properties.   

[The proposed buildings are buffered by landscaping and preserved natural features. The multi-
family residential use can serve as a transition from the two-family and one-family developments 
to the west, east and south and the commercial shopping center to the north.]  

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

[The proposed development could help provide for missing middle housing needs that are 
walkable to the commercial areas to the north as well as the SMART transit stop, which is 
recommended in the City’s 2025 Master Plan for land use.]   

 
City Council Review and Approval 
Following review of the Planning Commission’s recommendation, consideration of public hearing input, 
and review of other information relevant to the PSLR Overlay Development Agreement and the PSLR Plan, 
the City Council may grant tentative approval of the application and concept plan. Alternatively, the 
City Council may deny the proposed PSLR Plan. 
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If the City Council grants tentative approval, the City Administration and City Attorney shall work with the 
applicant to prepare a PSLR Agreement for review and approval by the City Council. Following 
preparation of the proposed Development Agreement, the City Council shall make a final determination 
regarding approval of the PSLR Plan and Development Agreement. 
 
Subsequent Site Plan Review 
After approval of the PSLR Plan and Agreement, site plans shall be reviewed in accordance with the 
requirements of Section 6.1 and Section 3.21 of the Ordinance and for general compliance with the 
approved PSLR Agreement and PSLR Plan. 
 
SPECIAL LAND USE CONSIDERATIONS 
Within the PSLR District, low-rise multiple family residential uses are subject to Special Land Use approval 
by the Planning Commission. When a site plan includes a use permitted subject to special conditions – or 
any Special Land Use or planned development requiring a public hearing under Section 6.2 – the Planning 
Commission (or City Council when applicable) must also apply the review factors in Section 6.1.2.C of the 
Zoning Ordinance:  
 

1. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress and egress, acceleration/ 
deceleration lanes, off-street parking, off-street loading/unloading, travel times and thoroughfare 
level of service. 

2. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary sewer 
service, storm water disposal and police and fire protection to service existing and planned uses 
in the area. 

3. Whether, relative to other feasible uses of the site, the proposed use is compatible with the natural 
features and characteristics of the land, including existing woodlands, wetlands, watercourses 
and wildlife habitats. 

4. Whether, relative to other feasible uses of the site, the proposed use is compatible with adjacent 
uses of land in terms of location, size, character, and impact on adjacent property or the 
surrounding neighborhood. 

5. Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City’s Master Plan for Land Use. 

6. Whether, relative to other feasible uses of the site, the proposed use will promote the use of land 
in a socially and economically desirable manner. 

7. Whether, relative to other feasible uses of the site, the proposed use is:  

a. Listed among the provision of uses requiring special land use review as set forth in the various 
zoning districts of this Ordinance, and  

b. Is in harmony with the purposes and conforms to the applicable site design regulations of 
the zoning district in which it is located. 

 
ORDINANCE DEVIATIONS 
Section 3.21.1.D permits deviations from the strict interpretation of the Zoning Ordinance within a PSLR 
Overlay agreement.  These deviations can be granted by the City Council on the condition that “there 
are specific, identified features or planning mechanisms deemed beneficial to the City by the City 
Council which are designed into the project for the purpose of achieving the objectives for the District.”  
The applicant shall provide substitute safeguards for each item that does not meet the strict requirements 
of the Zoning Ordinance.  
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The concept plan submitted with an application for a PSLR Overlay is not required to contain the same 
level of detail as a preliminary site plan, but the applicant needs to provide enough detail for the staff to 
identify the deviations from the Zoning Ordinance are currently shown. The following are deviations from 
the Zoning Ordinance and other applicable ordinances:  

1. Minor Drive Length (Section 5.10.1.B.iv-vi) Deviation required for minor roads exceeding 600 feet 
in length.  

2. Parking along Curves (Section 5.10) Deviation required to allow on-street parking on curves with 
less than 230' radius (100 foot radius proposed). 

3. Parking Distance to Buildings (Section 3.8.2.F and Section 3.21.2.A.iv.c) Deviation required to allow 
parking within 25-feet of dwelling structures (minimum of 12.5’ feet proposed). 

4. Right-of-Way Landscaping (Section 5.5.3.B.ii) Deviation required for the lack of required 3-foot 
berm along Grand River and Providence Parkway as natural features and wetland mitigation are 
shown in that area. 

5. Right-of-Way Landscaping (Section 5.5.3.B.iii) Deviation required to allow the use of existing trees, 
located outside of the tree lawn, as street trees along Providence Parkway. 

6. Right-of-Way Landscaping (Section 5.5.3.B.iii) Deviation required for the number of street trees 
along Harborfield Drive within the ITC easement. 

7. Parking Lot Lighting (Section 5.7.3.J) Deviation required for providing lack of the minimum 
illumination necessary to ensure adequate vision and comfort. 

8. Interior street trees (Section 5.5.3.Fiii.b.2) Landscape deviation required for interior street tree 
placement. Staff would not support this waiver.  

9. Greenbelt (Section 5.5.3.B.ii) Greenbelt deviation required from portions of the greenbelt along 
the frontage (Providence Parkway) due to limited landscape easement space. Staff would 
support this waiver. 

10. Foundation Landscaping (Section 5.5.3.Fiii.b.2.3) Deviation required to allow no plantings along 
the buildings facing the interior drive. Staff would not support this waiver. 

11. Principal Building Height to Midpoint (Section 3.1.27.D) Deviation required for additional half story 
in building height. 

12. Sidewalks (Section 11-256. Requirement (c) & Subdivision Ordinance Section 4.05) Deviation 
required for lack of sidewalk on both sides of Harborfield Drive and for missing segments. 

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

1. Public Benefit (Section 3.21.3.B): A recognizable and substantial benefit to the ultimate users of 
the project and to the community is required. The applicant should further clarify the benefits to 
be provided to the community. If conservation easements are proposed over regulated natural 
features that could be considered a benefit to the community.  
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2. Building Design (Section 3.21.2.C.ii): Buildings must be designed with a “single-family residential 
character”. The Façade review notes that overall elevations were provided for the 3-, 4-, 5- and 
6-unit buildings, however, elevations for the stacked ranch units were not provided therefore 
measurements of façade materials could not be performed. Additional information is required, 
including detail in the narrative indicating how the elevations meet the PSLR architectural standards.  
 

3. Density (Section 4.70):  In the PSLR district, low-rise multiple-family residential uses are permitted as 
a special land use up to a maximum of 6.5 dwelling units per net acre, excluding existing road 
rights-of-way.” The current concept plan proposes 6.42 units/net acre (ROW is excluded from the 
gross parcel size), which is less than what is allowed under PSLR zoning requirements. 
 

4. Traffic Impacts: As indicated in the Traffic Review letter, the proposed development is estimated 
to generate 68 peak hour trips in the morning, 83 peak-hour trips in the evening, and 
approximately 1004 daily trips. The applicant has provided a Traffic Study which has been reviewed 
by the City’s consultant, who has recommended approval of the study.  
 

5. Connection to neighboring properties: Full-time access drives shall be connected only to non-
section line roads. New roads should provide public access connections to neighboring properties 
at location(s) acceptable to the City and the neighboring property. The development is proposing 
access off Providence Parkway and emergency access off Grand River Avenue. There are no 
other logical connection points at this time.  

 
6. Driveway Apron Parking: Please identify and delineate any proposed parking spaces located in 

front of garages on the site plan. A dashed line may be used if these spaces are not intended to 
be striped. The site plan should clearly indicate the dimensions, locations, and layout of these 
spaces.  
 

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

 
2025 Master Plan for Land Use Goals and Objectives 
The following Action Plan items identified in the Master Plan are applicable to the proposed development. 
Staff comments, and any recommended revisions, are provided in bold.  
 
1. General Goal A: Quality and Variety of Housing. The City of Novi is known for its high-quality residential 

neighborhoods. It should strive to ensure the availability of a wide range of attractive housing choices 
protected from noise, traffic, and other impacts of non-residential development. Encourage the 
development of neighborhood open space and neighborhood commercial goods and services to 
minimize motorized travel.  

A5:  Amend the zoning ordinance to encourage “age-in-place” housing types, considering 
experts’ recommendations, to include affordable options such as low-maintenance 
detached single-family homes, attached single-family homes and townhouses. The 
proposed stacked ranch units provide smaller, more attainable units that also create 
opportunities for senior homebuyers or those that seek a single-level floorplan.  

A6:  Explore opportunities to increase housing density in the proposed mixed-use planned unit 
development area to create “walkable density” environments. The development is not in a 
proposed mixed-use planned unit area, however, it proposes an 8-foot sidewalk along one 
side of the major private street (Providence Parkway), as well as utilizing the emergency 
access route to allow pedestrians and bikes to get to/from Grand River Avenue with a SMART 
bus stop nearby.   

2. General Goal B: Community Identity. The City’s identity is largely based on its high-quality residential 
neighborhoods and schools, destination retail and convention space, and its parks. The City should 
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supplement that identity by enhancing the preservation of its historic resources and expanding its 
cultural opportunities. New development of land should continue to be of high-quality design and 
materials.  

B1: Encourage the use of high-quality right-of-way plantings, site landscaping, and building 
materials to enhance the appearance of the community. The proposed elevations are 
compliant with Façade Ordinance, however they do not meet the additional design 
standards in the PSLR Overlay. The landscaping has been improved to comply with 
standards, however additional work should be done to further address all unsupported 
deviations.  

B2: As development and redevelopment occur, incentivize the use of LEED-certified buildings, 
water resources, and energy-efficient best practices, and green infrastructure techniques 
through zoning and permit bonuses.  

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

C3: Utilize a general Planned Unit Development ordinance provision to encourage the 
preservation of natural features, such as woodlands, wetlands, and wildlife habitats. While 
the City does not currently have a PUD ordinance, the PSLR ordinance provides a similar 
mechanism for the City to authorize a master-planned development tied to a development 
agreement. As a condition of the PSLR, the applicant is proposing protection of a significant 
portion of existing and mitigated woodland and wetland areas.  

C4: Implement the Active Mobility Plan’s Near-Term Network recommendations to create continuous 
walking and biking networks to reach key destinations. The Concept plan proposes to 
provide public pedestrian access from Grand River through the site to Providence Parkway. 
The existing pathway on Providence Parkway connects into the pedestrian network on the 
medical campus, which in turn connects to the City’s ITC Trail and Beck Road. In addition, 
the applicant offers to build a new trailhead on the Henry Ford Health property. It is unclear 
who would take responsibility for ongoing maintenance of the trail head.  

C5: Implement the recommendations of the Active Mobility Plan with a focus on reducing 
vehicle  miles traveled (VMT) and providing residents with alternative modes of 
transportation. The 305  and 740 SMART bus lines have a stop just east of Providence 
Parkway on Grand River Avenue. This stop could be enhanced by having sheltered seating 
and bike racks to allow riders a more comfortable place to wait for the bus.  

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

D4: Apply the Active Mobility Plan’s Long-Term Network recommendations to public and private 
development projects to continue to enhance safety and connectivity of the non-motorized 
network. The 305 and 740 SMART bus lines have a stop just east of Providence Parkway on 
Grand River Avenue.  

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

 
OTHER PSLR CONCEPT PLAN REVIEWS 

• Engineering Review: Approval not recommended. See attached Engineering review for details.  
• Landscape Review: Approval not recommended. See attached Landscape review for details.  



JSP26-0027 PROVIDENCE MEADOWS PSLR Page 8 of 8 
Planning Review: PSLR August 25, 2026    
                      

• Wetland Review: Conditional approval recommended. See the attached Wetland review for details.  
• Woodland Review: Approval not recommended. See attached Woodland review for details.  
• Traffic Review: Approval recommended. See attached Traffic review for details.  
• Façade Review: Approval not recommended. See attached Façade review for details.  
• Fire Review: Approval recommended. See attached Fire review for details.  

 
NEXT STEP: MASTER PLANNING AND ZONING COMMITTEE (MPZ) MEETING 
As the proposed zoning district is not consistent with the Future Land Use designation for the property, the 
proposal will be scheduled for review by the Master Plan & Zoning Committee on September 23, 2026. 
The applicant must attend the meeting, and will have an opportunity to present the project to the 
members and hear their feedback. 
 
NEXT STEP: REVISED PSLR CONCEPT PLAN REVIEW 
The PSLR Concept Plan requires further revisions as noted in this letter and the attached Plan review chart 
prior to Planning Commission consideration. Please submit the following for revised review:  

• Site Plan Revision Submittal Form 
• A response letter addressing all comments and referring to sheet numbers where change is reflected. 
• Five copies of the revised PSLR Concept Plan, and one electronic copy, addressing all comments 

from ALL review letters.  
  

FUTURE STEP: PLANNING COMMISSION PUBLIC HEARING 
Once all reviewers are recommending approval of the PSLR Concept Plan, the project will be scheduled 
to appear before the Planning Commission. The following should be submitted one week prior to the TBD  
Planning Commission meeting for consideration: 

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

variances as you see fit. 
3. A color rendering of the Site Plan (to be used for Planning Commission presentation) 

 
FUTURE STEP: CITY COUNCIL  
Following the Planning Commission’s recommendation, the zoning map amendment request and PSLR 
Concept Plan will be scheduled for City Council for consideration. If the City Council grants tentative 
approval at that time, the next step is to develop the PSLR Agreement. Following approval of the PSLR 
Concept Plan and Agreement, the applicant would then begin the site plan approval process.  
 
If you have any questions concerning the above review or the process in general, please contact me at 
(248)347-0483 or dshanahan@cityofnovi.org. 
 
 
__________________________________________________ 
Diana Shanahan – Planner 

https://www.cityofnovi.org/media/ixugdv02/siteplanrevisionsubmittalform.pdf
mailto:dshanahan@cityofnovi.org


PLANNING REVIEW CHART:   PSLR Planned Suburban Low-Rise Overlay 
 Review Date: August 24, 2026 
 Project Name: JSP26-0027 PROVIDENCE MEADOWS (50-22-17-101-010 and -012) 
 Review Type: PSLR Concept Plan 
 Plan Date:  July 9, 2026   
 Prepared By: Diana Shanahan, Planner  dshanahan@cityofnovi.org  (248) 347-0483 

NOTES 
• This chart serves as a working summary and is not intended to replace any Ordinance, requirement, or 

standard of the City of Novi.  
• References to relevant ordinance sections are indicated in parenthesis. Please refer to the City of Novi 

Ordinance for complete details.  
• Comments highlighted in bold must be addressed prior to the approval of the Preliminary Site Plan. 

 
NEXT STEPS 

1. Master Plan Zoning Committee Meeting 
2. Revised PSLR concept plan submittal and review 
3. Planning Commission PSLR concept plan review, public hearing, and recommendation to City Council 
4. City Council review and consideration of concept plan and PSLR Agreement 
5. Review and approval of Preliminary (Planning Commission) and Final Site Plans submittals per Section 6.1  

 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 

Master Plan 
(adopted June 25, 2025) 

Industrial/Office 
 

Suburban Low-Rise 
 

Yes The proposed rezoning is 
not supported by the 
Master Plan 

Area Study The site does not fall under 
any special category 

 N/A  

Zoning 
(Effective Jan. 8, 2015) 

I-1: Light Industrial I-1: Light Industrial with 
PSLR overlay 

Yes PSLR Agreement and 
Concept Plan must be 
approved by City Council 
after recommendation 
by Planning Commission 

Uses Permitted  
(Section 3.1.27) 

B: Principal Permitted Uses 
C: Special Land Uses 

157 dwelling units  TBD The proposed map 
amendment would allow 
multi-family with Special 
Land Use  

Low-Rise Multiple-
Family Residential 
Uses in the PSLR 
District 
(Section 4.70) 

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

157 Units on 24.47 net 
acres = 6.42 dwelling units 
per acre 

Yes Gross acres = 20.79+10.47 
= 31.26 ac 
Wetland area = 6.79 ac 
Net = 24.47 ac 
 
 

Phasing  
(Ordinance Section 
11-7 – Phased 
Construction) 
 

Projects on which phasing 
of construction is intended 
shall provide a separate 
plan which breaks down 
all improvement quantities 

Plans show Phase 1 on the 
southern portion of the 
site and Phase 2 on the 
northern portion 

TBD Proposed phasing – each 
phase must be able to 
operate independently 
and meet all applicable 
requirements without 

mailto:dshanahan@cityofnovi.org
https://www.cityofnovi.org/media/zqhhe0zr/zoning-ordinance.pdf
https://www.cityofnovi.org/media/zqhhe0zr/zoning-ordinance.pdf
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Item Required Code Proposed Meets 
Code Comments 

by item; sidewalks, storm 
sewer, landscaping, 
pavement, and utilities for 
each phase. Phasing limits 
shall match those approved 
or to be approved by the 
Planning Commission. 

relying on future phases 

PSLR Required Conditions (Section 3.21) 

PSLR Overlay Concept Plan (Section 3.21.1) 

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

i. Legal description and 
dimensions 

Provided on topographic 
survey Sheet C3 

Yes Please add to cover 
sheet 

ii. Existing zoning of site/ 
adjacent properties 

Provided on cover sheet Yes  

iii. Existing flood plains, 
lakes, waterways and 
wetlands, and 
proposed impacts 

Provided – Sheet C20 
 

Yes  

iv. Existing woodlands 
and proposed impacts 

Tree survey provided on  
L-10 – L-14 

Yes Refer to Woodland 
Review letter  

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

Provided Yes  

vi. Bicycle/pedestrian 
facilities plan 

Provided – Sheet C7 Yes  

vii. Conceptual storm 
water management 
plan 

Provided – Sheet C18 Yes  

viii. Conceptual utility plan Provided – Sheet C12-14 Yes  

ix. Building, parking and 
wetland setback 
requirements 

Provided Yes  

x. Conceptual building 
size, use, type, footprint 
and location plan 

Provided Yes  

xi. Conceptual open 
space/recreation plan 

Provided – Sheet C8 Yes  

xii. Conceptual 
streetscape and 
landscape plan 

Provided – Sheet L-1 No Refer to Landscape  
review letter 

PSLR Overlay Concept 
Plan: Optional Items 
When Applicable 
(Section 3.21.1.A) 

xiii. Parking plan Provided – Sheet C7 Yes  

xiv. Building size, use, 
type, footprint and 
location details 

Provided Yes  
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Item Required Code Proposed Meets 
Code Comments 

xv. Residential density 
calculations and type 
of units 

6.42 dwelling units per 
acre 

Yes  

xvi. Detailed open 
space/recreation 

Provided – Sheet C8 Yes Concept Amenity Plans – 
Sheet L-5 

xvii. Detailed streetscape 
landscape plan 

Provided Yes  

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

Provided Yes  

xix. Phasing plan Phase 1 and 2 indicated Yes  

Community Impact 
Statement 
(Section 3.21.1.B) 

Required when the 
petition area is 10 acres 
or larger  

Provided Yes 31.26 acres 

Traffic Impact Study 
(Section 3.21.1.C) 

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

Study provided  Yes  

Proposed Ordinance 
Deviations 
(Section 3.21.1.D) 

List all proposed 
ordinance deviations with 
supporting narrative 

Narrative provided – 
Deviations noted 

Yes See charts and letters for 
all deviations 

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

Required PSLR Overlay Use Standards/Conditions for Special Land Uses (Section 3.21.2) 

Site Standards (Section 3.21.2.A) 

Building Frontage 
(Section 3.21.2.A.i) 

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

Buildings front on 
proposed private drives 

Yes Private streets 

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

a. Front yard or exterior 
side yard adjacent to 
roads and drives (other 
than planned or existing 
section line road rights-
of-way) - minimum 
setback of 30 ft and a 
maximum of 75 ft 

 Yes  

b. Exterior side yard 
adjacent to planned 
or existing section line 
road right-of-way - 
minimum 50 ft setback  

 N/A  

c. Other interior side and 
rear yards – min. 30 ft  

Complies Yes  
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Item Required Code Proposed Meets 
Code Comments 

d. Other buildings - 
minimum 30 ft.  
Corner-to-corner 
relationships shall be a 
minimum of 15 ft. 

Phase 1: Complies 
Phase 2: Complies 

Yes  

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

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

 N/A No building, parking lots, 
or loading areas on 
section line roads 

Parking Spaces for 
All Uses in the District 
(except for 
townhouse style 
multiple-family 
dwellings that 
provide private 
garages for each 
dwelling unit) 
 
(Section 3.21.2.A.iv) 

a. Off-street parking shall 
be located only in the 
rear yard or interior 
side yard 

Complies Yes  

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

 Yes Deviation required for 
lack of berm along 
Grand River and 
Providence Parkway 

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

12.5 ft minimum shown Yes Deviation required 

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

1. Front yard parking is 
not permitted*  

None proposed N/A  

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

 N/A  

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

 N/A  

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

 N/A  

5. Interior side yards not 
adjacent to a single 
family residential 
district – 15 ft min 

 N/A  

Open Space 
Recreation 
Requirements for 
Multi-Family 
Residential 
Developments  
(Section 3.21.2.A.v) 

a. Each dwelling unit shall 
have a minimum of 
200 sq ft of private 
open space adjacent 
to and accessible 
directly from the 
dwelling unit. This open 
space may include 

Phase 1: 76 units = 15,200 sf 
Provided = 15,732 sf 
 
Phase 2: 81 units = 16,200 sf 
Provided = 16,767 sf 
 
 

Yes 207 sf/unit: 
22 sf private porch  
130 sf private patio 
55 sf private balcony 
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Item Required Code Proposed Meets 
Code Comments 

covered porches, 
patios and balconies. 

b. All residential 
developments shall 
provide common 
open space areas, 
enhanced with play 
structures, furniture, 
and landscaping as 
central to the project 
as possible. 

10 active open spaces 
proposed Sheet C8 
 
Phase 1: 0.79 acre 
Phase 2: 1.88 acres 
Total proposed = 2.66 
acres 
 

TBD Show programming in 
next submittal 

c. Active recreation areas 
shall be provided in all 
residential developments, 
with at least 50% of the 
open space area 
provided to be 
designed for active 
recreation. 

Amenity concept Sheet  
L-5 

TBD  

d. Active recreation shall 
consist of a minimum 
of 10% of the site area 
(2.45 acre total 
required)  

 

Phase 1: 0.79 acre 
Phase 2: 1.88 acres 
Total proposed = 2.66 
acres 
 

No Net site area: 24.47 acres 
 
10%: 2.45 acre  
 
Provide net acreage for 
each Phase to determine 
if 10% requirement is met  

Loading/Unloading 
(Section 3.21.2.A.vi) 

Loading and unloading 
per Section 5.4 

Loading spaces are not 
required 

N/A  

Off-Street Parking 
(Section 3.21.2.A.vii 
and Section 5.2 and 
5.3) 

- 2 ½ spaces per dwelling 
unit with 3 bedroom 

- 2 spaces per dwelling 
unit with 2 bedrooms 

See Parking Requirements 
below 

  

Building Length 
(Section 3.21.2.A.viii) 

Maximum building length 
shall not exceed 180 ft.  

Typical 8-plex building 
length = 160’-8” 

Yes  

City Council may modify 
the minimum length up to 
a maximum of 360 ft. if:  
a) Building includes 

recreation space for 
min. 50 people 

b) Building is setback 1 ft. 
for every 3 ft. in excess 
of 180 ft. from all 
residential districts. 

 N/A  

Landscaping 
(Section 3.21.2.A.ix) 

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

 No Provide streetscape 
amenities in next 
submittal 
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Item Required Code Proposed Meets 
Code Comments 

Outdoor Lighting 
(Section 3.21.2.A.x) 

Maximum height of light 
fixtures: 20 ft 

   

Cut-off angle of 90° or less    

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

   

Maximum Illumination at 
property line: 0.5fc 

   

Circulation Standards (Section 3.21.2.B) 

Full Time Access 
(Section 3.21.2.B) 

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

Access provided off 
Providence Parkway 

Yes  

Emergency Access 
(Section 3.21.2.B) 

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

Emergency access road 
with gate proposed to 
Grand River Avenue 

Yes  

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

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

Connection to 
Providence Parkway 

Yes Impractical to connect to 
west or north due to 
natural features present 

Public Pedestrian 
and Bicycle Facilities 
(Section. 3.21.2.B.ii) 

a. All new streets shall be 
designed as bicycle/ 
pedestrian focused 
corridors as outlined in 
the City of Novi Non-
Motorized Master Plan 

Sidewalks provided Yes  

b. All buildings and active 
recreation open space 
areas to be connected 
to the City's existing or 
planned bicycle and 
pedestrian facilities 

Complies Yes  

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

Connections to 
Providence Parkway and 
Grand River sidewalks 
shown, no other 
connections likely 

Yes  

Building Design Standards (Section 3.21.2.C) 

Building Height 
(Section 3.21.2.C.i) 

Maximum 35 ft or 2 ½ 
stories 

3 stories, 34’-2” No Deviation required for 
additional half story 
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Item Required Code Proposed Meets 
Code Comments 

Building Design 
(Section 3.21.2.C.ii) 
 
 

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

Residential style shown Yes  

Footprint/shape shall 
meet the requirements in 
Section 3.21.2.C.ii.a 

 TBD  

Roofs shall meet the 
requirements in Section 
3.21.2.C.ii.b 

 TBD  

Windows shall meet the 
requirements in Section 
3.21.2.C.ii.c 

 TBD  

Façade materials shall 
meet the requirements in 
Section 3.21.2.C.ii.d 

 TBD  

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

25% 10.6% proposed Yes  

PSLR Development Agreement Application Review and Approval (Section 3.21.3) 

Meeting 
(Section 3.21.3.A) 

Prior to submittal of a PSLR 
Overlay Development 
Agreement Application 
and PSLR Overlay 
Concept Plan, a pre-
application meeting is 
required.  

 Yes  

Narrative 
(Section 3.21.3.A) 

A narrative demonstrating 
how the development 
meets or exceeds the 
requirements of the 
ordinance is required 

Narrative provided Yes  

Planning Commission 
Review / Public 
Hearing and 
Recommendation to 
City Council 
(Section 3.21.3.B) 

i. Public Benefit: A 
recognizable and 
substantial benefit to 
the ultimate users of the 
project and to the 
community is required  

  See Planning Review for 
detailed comments 

Note To District Standards (Section 3.6.2) 

Off-Street Parking in 
Front Yard  
(Section 3.6.2.E) 

Off-street parking not 
permitted in the front yard 

No front yard parking 
proposed 

N/A  

Parking Setback 
Screening  
(Section 3.6.2.P) 

Required parking setback 
area shall be landscaped 
per Section 5.5.3. 

 N/A  

Modification of 
Parking Setback 
Requirements 

The Planning Commission 
may modify setback 
requirements where it 

No modifications 
requested 

N/A  
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Item Required Code Proposed Meets 
Code Comments 

(Section 3.6.2.Q) determines that such 
modification may result in 
improved use of the site 

Additional Road Design, Building Setback, Parking Setback Requirements: Multiple-Family Uses (Section 5.10) 

Public Roads and 
Private Drives 
(Section 5.10.1.A) 

All uses and developments 
shall include a public 
road network or private 
drive network. 

Private drives proposed Yes  

Road Standards 
(Section 5.10.1.B) 

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

Complies Yes  

Major Drives 
(Section 5.10.1.B.i) 

A private drive network 
shall have a "major drive" 
width = 28 ft 

Harborfield Drive  Yes  

Minor Drive 
(Section 5.10.1.B.ii) 
 

- Minimum width = 24 ft 
- Cannot exceed 600 ft 
- Width: 24 ft with no on-

street parking 
- Width: 28 ft with parking 

on one side 
- Parking on two sides is 

not allowed 
- Needs turn-around if 

longer than 150 ft 

Birchfield Lane 
Fernbrook Lane 
Gracewood Lane 
Havencrest Circle 
Laurelwood Lane 

No Deviation required for 
some minor roads 
exceeding 600 ft 

Parking on Major 
and Minor Drives 
 

- Angled and 
perpendicular parking, 
permitted on minor 
drive, but not from a 
major drive;  

Parking on minor drives 
 

Yes  

- Minimum centerline 
radius: 100 feet 

  Refer to Traffic Review 

- Adjacent parking and 
on-street parking shall 
be limited near curves 
with less than 230 feet of 
centerline radius 

Parking on curves with less 
than 230 ft radius 
proposed 

No Deviation required  

- Minimum building 
setback from the end of 
a parking stall shall be 
15* feet in residential 
districts. 
*See Section 3.21.2.A.iv.c 

12.5 ft minimum shown No Deviation required 
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Item Required Code Proposed Meets 
Code Comments 

Parking Requirements  

Number of Parking 
Spaces Required 
 
Multiple Family 
(Section 5.2.12.A) 

- 2 ½ spaces per dwelling 
unit with 3 bedroom 

- 2 spaces per dwelling 
unit with 2 bedrooms 

Phase 1 – 76 units 
60 - 3 bdrm = 150 
16 - 2 bdrm = 32 (bldg 1&8) 
Total required = 182 
Total provided = 190 
 
Phase 2 – 81 units 
81 - 3 bdrm = 203 
Total required = 203 
Total provided = 204 

Yes Phase 1 Parking: 
Attached garage = 136 
Driveway = 5 (bldg 9 &11) 
Guest = 49 
 
Phase 2 Parking: 
Attached garage = 162 
Driveway = 4 (bldg 8) 
Guest = 38 
 
Please clarify driveway 
parking spaces/locations 

Parking Space 
Dimensions and 
Maneuvering Lanes  
(Section 5.3.2) 
 
(Section 5.5.3.C.ii.i) 

- 90° parking: 9 ft x 19 ft  
- 24 ft two-way drives 

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

- 90° parking: 9 ft x 18 ft 
with 2’ overhang 

- 24 ft two-way drives 
 

  

Parking Stall Located 
Adjacent to a 
Parking Lot Entrance 
(public or private) 
(Section 5.3.13) 

No parking stall located 
adjacent to a parking lot 
entrance from a street 
(public or private) shall be 
located closer than 25 
feet from the street right-
of-way (ROW) line, street 
easement or sidewalk, 
whichever is closer 

 N/A  

End Islands  
(Section 5.3.12) 

- End islands with raised 
curbs and landscaping 
are required at the end 
of all parking bays that 
abut traffic circulation 
aisles. 

- End islands shall generally 
be at least 10’ wide, have 
a 15’ major radius, a 2’ 
minor radius, and be 
constructed 3’ shorter 
than the adjacent stall. 

 N/A  

Minimum Barrier Free 
Spaces Required 
Barrier Free Code 

Phase 1: 49 guest spaces 
= 2 barrier free required 
Phase 2: 38 guest spaces 
= 2 barrier free required  

Phase 1: 2 spaces 
Phase 2: 2 spaces 

Yes Refer to Traffic Review 
letter 

Minimum Barrier Free 
Van Accessible 
Spaces Required 
Barrier Free Code 

For every six or fraction of 
six accessible parking 
spaces, at least one shall 
be van-accessible  

All barrier free spaces are 
van accessible 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

Barrier Free Space 
Dimensions Barrier 
Free Code 

Van accessible: 
- 8 ft wide with an 8 ft 

wide access aisle 
(preferred) – or – 

- 11 ft wide with a 5 ft 
wide access aisle  

 
Standard accessible: 
8 ft wide with a 5 ft wide 
access aisle 

All barrier free spaces:  
9 ft wide with 9 ft access 
aisle 

Yes  

Barrier Free Signs  
Barrier Free Code 

One sign for each 
accessible parking space 

 TBD  

Bicycle Parking Requirements (Section 5.16) 

Minimum Number of 
Bicycle Parking  
(Section 5.16.1) 

One (1) space for each 
five (5) dwelling units: 
 
Phase 1 – 76 units/5 = 16 
Phase 2 – 81 units/5 = 16 

Phase 1: 16 bike parking 
spaces proposed 
 
Phase 2: 16 bike parking 
spaces proposed 

Yes  

Bicycle Parking  
Location 
(Section 5.16.1.E) 

No farther than 120’ from 
the entrance being 
served 

 N/A  

Bicycle Parking - 
Multiple Locations 
(Section 5.16.1.F) 

When 4 or more spaces 
are required for a building 
with multiple entrances, 
the spaces shall be in 
multiple locations 

Provided in 3 locations for 
each phase 

Yes Bike rack near building 5 
should be moved 
adjacent to the sidewalk 

Bicycle Parking 
Facility Layout 
(Section 5.16.5.B) 

Spaces to be paved. Bike 
rack shall be inverted “U” 
design, min 3 ft in height  

Complies Yes Detail on C7 

Bicycle Parking 
Accessibility 
(Section 5.16.5.C) 

All bicycle parking shall 
be accessible from 
adjacent street(s) and 
pathway(s) via a minimum 
6 ft wide paved route 

5 ft sidewalks proposed  No Access to the bike 
parking spaces needs to 
be via 6 ft sidewalk from 
access road 

Bicycle Parking Lot 
Layout 
(Section 5.16.6) 

- Maneuvering lane width: 4’  
- Parking space depth: 32” 
- Parking space width: 7’ 
- One tier width: 11’  
- Two tier width: 18’ 

 TBD Provide bicycle parking 
layout 

Accessory Uses (Section 4.19) 

Dumpster  
(Section 4.19.2.F) 

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

 N/A Individual trash pick-up 
proposed 

Attached to the building 
or no closer than 10 ft if 
not attached 

 N/A  
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Item Required Code Proposed Meets 
Code Comments 

Not to be located in 
parking setback  

 N/A  

If no setback, then not 
any closer than 10 ft, from 
property line 

 N/A  

As far away from barrier 
free spaces as possible 

 N/A  

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

Screen from public view  N/A  

Screening shall consist of 
a wall or fence 1 ft higher 
than height of refuse bin, 
minimum 5 ft on three sides 

 N/A  

Provide posts or bumpers 
within the enclosure to 
protect from damage of 
refuse bin 

 N/A  

Inside dimensions shall 
permit adequate access 
as well as completely 
enclose bins  

 N/A  

Screening materials: 
Masonry, wood or 
evergreen shrubbery 

 N/A  

Sidewalk Requirements 

Chapter 11 - Article 
XI. Off-Road Non-
Motorized Facilities 
(Section 11-256. 
Requirement (c) & 
Subdivision 
Ordinance Section 
4.05) 

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

5’ internal sidewalks 
provided 
 
8’ sidewalk along east 
side of Harborfield Drive 
 

N/A Deviations required for 
missing segments 
(Laurelwood Drive near 
bldg. 5) 
 
Deviation required for 
lack of sidewalk on both 
sides of Harborfield Drive 

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

- Sidewalks along local 
streets and private 
roadways shall be 5 feet 
wide 

8’ wide sidewalk along 
Harborfield Dr and  
Grand River Ave 
 
5’ internal sidewalks 
proposed 

TBD  

Pedestrian 
Connectivity 

Assure safety/convenience 
of both vehicular and 
pedestrian traffic both 

Appears to comply Yes  
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Item Required Code Proposed Meets 
Code Comments 

within the site and in 
relation to access streets  

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

Appears to comply Yes  

Lighting and Photometric Plan (Section 5.7) 

Exterior Lighting Plan  
(Section 5.7.2.A.i)  

A site plan showing 
location of all existing and 
proposed buildings, 
landscaping, streets, 
drives, parking areas and 
exterior lighting fixtures. 

Provided 
 
Three light poles 
proposed, wall lantern on 
each unit 

Yes  

Photometric Plan 
(Section 5.7.2.A.ii) 
 

Provide a photometric 
plan illustrating the levels 
of illumination at ground 
level accounting for all 
light sources that impact 
the subject site. Include 
specifications for all 
proposed and existing 
lighting fixtures. 

Provided  Yes Show location of all P2 
fixtures on all 
photometric sheets 

Building Lighting 
(Section 5.7.2.A.iii) 

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

Downlight wall lantern on 
front of each unit 

Yes  

Maximum Height  
(Section 5.7.3.A) 
 

Height not to exceed 25 ft 
Superseded by Section 
3.21.2.A.x (20-ft max) 

 TBD Indicate fixture height 

Electrical Service 
(Section 5.7.3.B)  

Electrical service to light 
fixtures must be underground 

 TBD Provide note on plan 

Flashing Light 
(Section 5.7.3.C) 

No flashing light permitted  TBD Provide note on plan 

Glare Control 
(Section 5.7.3.D) 

Shall be accomplished 
through the proper 
selection and application 
of lighting equipment.  

 TBD Indicate any glare 
control devices 

Outdoor Lighting: 
Average Light Levels  
(Section 5.7.3.E) 
 

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

 TBD Areas with 0 fc should be 
excluded from the 
calculation, so the 
average to minimum 
ratio can be accurately 
calculated 

Color Spectrum 
Management 

Non-Res and Multifamily: 
For all permanent lighting 

70 CRI 
4000K CCT 

No Revise CCT to meet 
ordinance standards 
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Item Required Code Proposed Meets 
Code Comments 

(Section 5.7.3.F) 
 

installations - minimum 
Color Rendering Index of 
70 and Correlated Color 
Temperature of no 
greater than 3000 Kelvin 

After Hours Lighting 
(Section 5.7.3.G) 

Only necessary lighting for 
security purposes shall be 
permitted after hours.  

 N/A  

Indoor Lighting  
(Section 5.7.3.H) 

Shall not be the source of 
exterior glare or spillover 

 N/A  

Security Lighting 
(Section 5.7.3.I) 

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

- All fixtures shall be 
located, shielded, and 
aimed so that light is not 
cast toward adjacent 
properties or streets or 
unnecessarily transmitted 
into the night sky 

- Building mounted fixtures 
designed to illuminate 
the facade are preferred 

 N/A  

Parking Lot Lighting 
(Section 5.7.3.J) 

Design to provide minimum 
illumination necessary to 
ensure adequate vision 
and comfort in parking 
areas. Use full cut-off 
fixtures to prevent glare. 

 TBD Deviation required 
 
Could bollards be used 
to provide safety 
lighting? 

Minimum 
Illumination Levels 
(foot-candles)  
(Section 5.7.3.L)  

Parking areas:  0.2 min  TBD Indicate minimum fc 
levels 

Loading and 
unloading areas:  

0.4 min  N/A 

Walkways:  0.2 min  TBD 

Building entrances, 
frequent use:  

1.0 min  TBD 

Building entrances, 
infrequent use:  

0.2 min  TBD 

Maximum 
Illumination Adjacent 
to Non-Residential  
(Section 5.7.3.L) 

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

 TBD  

Maximum 
Illumination Adjacent 
to Residential  
(Section 5.7.3.M) 
 

- Fixture height not to 
exceed 25 feet 

- Cut off angle of 90 
degrees or less 

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

 N/A  
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Item Required Code Proposed Meets 
Code Comments 

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

Residential 
Developments 
(Section 5.7.3.O) 
 

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

- Residential projects may 
deviate from the min. 
illumination levels and 
uniformity requirements 
of 5.7.3.L so long as site 
lighting for parking lots, 
property lines and 
security lighting is 
provided 

 No Deviation required for not 
providing lighting at 
parking areas 
 
Not required at Grand 
River Avenue 
(emergency access only) 

Fences (Section 5.11) 

Fences (Residential) 
(Section 5.11.1.A) 

Fences which enclose 
public or institutional 
parks, playgrounds, or 
public landscaped areas, 
situated within an area 
developed with recorded 
lots shall not exceed 8 
feet in height, measured 
from the surface of the 
ground, and shall not 
obstruct vision to an 
extent greater than 25% 
of their total area 

8 foot fence proposed 
along northwest property 
line adjacent to I-2 district 

Yes Fence proposed in lieu of 
required berm – see 
Section 5.5.3.B 

Building Code and Other Design Standard Requirements 

Woodlands 
(City Code Ch. 37) 

Replacement of removed 
trees 

 TBD Refer to Woodland 
Review letter 

Wetlands 
(City Code Ch. 12, 
Art. V) 
 

Mitigation of removed 
wetlands at ratio of 1.5:1 
emergent wetland, 2:1 for 
forested wetlands 

 TBD Refer to Wetland Review 
letter 

Design and 
Construction 
Standards Manual 

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

 TBD Add legal description 
and parcel ID to cover 
sheet 
 
Add City project number 
JSP26-0027 to bottom 
right side of cover sheet 

General Layout and 
Dimension of 
Proposed Physical 
Improvements 

Location of all existing 
and proposed buildings, 
proposed building heights, 
building layouts, (floor 
area in sq ft), location of 

 TBD Refer to all review letters 
for more information  
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Item Required Code Proposed Meets 
Code Comments 

proposed parking and 
parking layout, streets, 
drives, indicate sq ft of 
pavement area (indicate 
public or private). 

Property Split or 
Combination 
(Code of 
Ordinances - 
Chapter 32) 

Proposed property splits 
and combinations must 
be submitted to the 
Assessing Department for 
approval 

Parcels are proposed to 
be combined 

TBD Lot splits and 
combinations are to be 
completed prior to 
Stamping Set approval; 
new parcel ID numbers 
to be indicated on the 
Stamping Set 
 
Please submit this 
application to the 
Assessing Department  

Economic Impact 
 

- Total cost of the 
proposed building and 
site improvements 

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

Not provided TBD  

Legal Documents PSLR Development 
Agreement is required if 
approved. 
 
Conservation Easements 
for wetlands/woodlands 
areas; ROW dedication 
with Final Site Plan review 

PSLR Agreement 
Conservation Easements 
Master Deed 

TBD A PLSR agreement would 
be required if City 
Council approves the 
Concept Plan 

Development/ 
Business Sign  

Signage if proposed 
requires a permit 

 TBD For permit information, 
contact Ordinance at 
(248) 735-5678. 

Project and Street 
Naming 

Must be approved by the 
Project and Street 
Naming Committee  

Project and street names 
approved on August 21, 
2025 

Yes Project and Street Name 
Request Form 

  
 

https://cityofnovi.org/media/qqtfidwj/land-divisioncomboinstruction-app.pdf
https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf


 
ENGINEERING REVIEW 

 
  



 
 
APPLICANT 
Robertson Brothers 
 
REVIEW TYPE 
PSLR Concept Plan 

 
PROPERTY CHARACTERISTICS 

 Site Location:  Located on the south side of Grand River Avenue wet of 
……………………………..Providence Parkway located in section 17 of the City of Novi 

 Site Size:   31.32 acres 
 Plan Date:  07/09/2026  
 Design Engineer:  Jason Rickard, SKE Group 

PROJECT SUMMARY  
 Construction of a 157-unit residential development and associated parking, with site 

access provided via Providence Parkway.   

o Phased Site Plan: 

 Phase 1: Buildings 1-12 along with detention basin, and water main 
connection to Grand River Avenue. 

 Phase 2: Buildings 13-26. 
 Water service would be provided by 8-inch extension from the existing 12-inch water 

main along the west side of Providence Parkway and connect to the existing 12-inch 
water main on the north side of Grand Rive Avenue.  

 Sanitary sewer service would be provided by an extension from the existing 10-inch 
sanitary sewer along the east side of Providence Parkway. 

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

RECOMMENDATION  
Approval of the PSLR Concept Plan is NOT recommended. At this time, the plans do not 
meet the general requirements of Chapter 11 of the City of Novi Code of Ordinances, 
the Storm Water Management Ordinance and the Engineering Design Manual. The 
following items must be addressed prior to resubmittal:  

 
PLAN REVIEW CENTER REPORT 

8/17/2026 
 

Engineering Review 
Providence Meadows  

JSP26-0027 
 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx


Engineering Review of PSLR Concept Plan  08/17/2026 
Providence Meadows   Page 2 of 6 
JSP26-0027 
 

 

COMMENTS 
1. Applicant has provided REU calculations for proposed zoning, REU calculations 

should also be provided under the existing zoning. Provide comparison of 
proposed zoning REUs vs existing Light Industrial zoning . Zoning REU comparison 
is needed for PSLR concept plan approval.  

2. A sidewalk easement will be required for sidewalk proposed outside of right-of-
way on Grand River Avene.  

3. Provide at least two reference benchmarks at intervals no greater than 1,200 
feet. At least one referenced benchmark must be a City-established 
benchmark, refer to City of Novi Survey Benchmarks Arch Map.  

4. Provide sight distance measurements for the Providence Parkway entrance in 
accordance with Figure VIII-E of the Design and Construction Standards, 
Chapter 11 of the City of Novi Code of Ordinances. 

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

6. Provide a construction materials table on the utility plan listing the quantity and 
material type for each utility (water, sanitary and storm) being proposed.   

7. Provide a utility crossing table indicating that at least 18-inch vertical clearance 
will be provided, or that additional bedding measures will be utilized at points 
of conflict where adequate clearance cannot be maintained. 

8. 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. All utilities shall be shown on the 
landscape plan, or other appropriate sheet, to confirm the separation distance.  

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

10. A Right-of-Way Permit will be required from the City of Novi and Oakland 
County. 

11. According to the EGLE Ride Mapper, the adjacent site Villas at Stonebrook has 
a Part 201 permit for on-site contamination. (Site ID: 63005259 ) Applicant should 
be aware of this for future EGLE water main and sanitary sewer submittals.  

12. No part of a commercial, industrial, or multiple residential area shall be more 
than 300 feet from a hydrant.  

13. Water Systems must have the ability to serve at least three thousand (3,000) 
gallons per minute in apartment, cluster residential and similar complexes, 
institutional and school areas is essential.  

14. Swales should be provided in rear yards to capture all stormwater run-off for the 
site rather than sheet flowing into the wetlands.  

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

https://experience.arcgis.com/experience/3e11b892541047a791f68fe2f91cddcf/?id=5ce841f86197461c9f146e1330330bcf
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://www.cityofnovi.org/media/ubcpfjn0/rowapplication.pdf
https://www.egle.state.mi.us/RIDE/inventory-of-facilities/facilities/63005259
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STORM WATER MANAGEMENT PLAN  
16. The Storm Water Management Plan (SWMP) for this development shall be 

designed in accordance with the Storm Water Ordinance and Chapter 5 of the 
Engineering Design Manual and the Oakland County Stormwater Design 
Standards. 

17. Per the City of Novi’s MS4 permit, make sure the site plan includes the following: 
a. Change in impervious area, pervious area by cover type, total area by 

site 
b. Channel protection volume control (CPVC) volume provided by the site 

(post development runoff volume from a 1.3-inch rainfall event should be 
retained onsite) 

c. Difference between required and provided CPVC volume by site 
d. Percent of site in each hydrologic soil group (Type A,B,C,D). Use 

NRCS/USDA Online Soil Survey Map to determine soil type. 
e. Channel protection rate control (CPRC) Extended Detention-VED volume 

provided at the site (should provide extended detention for the post 
development runoff volume from a 1.9-inch rainfall event. 

f. Difference between required and provided CPRC volume by site. 
18. Applicant must fill out the WRC Stormwater Engineering Design Standards 

Design Checklist at time of Preliminary Site plan submittal.  
19. Infiltration tests are required for all sites, for sites that cannot achieve Channel 

Protection Volume Control (CPVC) utilizing infiltration, evapotranspiration, 
water harvesting, or water reuse SMPs, alternative practices must be used to 
meet this standard to the maximum extent practicable (MEP). In these 
conditions, MEP has been defined as addressing stormwater for an area 
equivalent to 15% of the proposed impervious area. 

20. Applicant is responsible for providing a Stormwater Management Practice 
(SMP) table with the square footage and number of SMP that are proposed 
(Trees, native plantings, wetland preservation areas, woodland preservation 
areas, vegetated roofs, and natural ponds). 
a. Existing trees can be considered as a Tree SMP. To be eligible to earn MEP 

credit, any existing trees must be inspected by an ISA-certified arborist. The 
ISA-certified arborist must confirm that the trees are free of disease and 
healthy. They must also measure and report the existing tree’s canopy to 
be counted towards the MEP area. For tree canopy areas not certified by 
an arborist, the MEP area for each tree will be based on the relative tree 
size. Any existing tree used for MEP credit must be included in the 
stormwater agreement. 

b. Preservation of Trees, Preservation of wetlands and woodlands can only 
account for 50% of the MEP area. At time of preliminary site plan submittal 
applicant must include all information about proposed native plantings, 
trees and vegetated roofs.  

c. For this site, total impervious area is 6.45 acres, a total of 42,144 square feet 
of MEP area is required, only 21,072 of this can be preservation areas.  

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://www.oakgov.com/home/showpublisheddocument/26616/638796323905670000
https://www.oakgov.com/home/showpublisheddocument/26616/638796323905670000
https://websoilsurvey.nrcs.usda.gov/app/
https://www.oakgov.com/home/showpublisheddocument/26620/638786822637600000
https://www.oakgov.com/home/showpublisheddocument/26620/638786822637600000
https://www.oakgov.com/home/showpublisheddocument/26618/638786821568500000
https://www.oakgov.com/home/showpublisheddocument/26618/638786821568500000
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21. Provide calculations verifying the post-development runoff rate directed to the 
proposed receiving drainage course does not exceed the pre-development 
runoff rate for the site. 

22. The SWMP must address the discharge of storm water into the right-of-way, and 
evidence of its adequacy must be provided. This should be done by comparing 
pre- and post-development discharge rates. The area being used for this 
discharge should be delineated and the ultimate location of discharge shown. 

23. Rather than a sediment forebay, a permanent water surface and storage 
volume are preferred. Refer to section 5.6.1 A. of the Engineering Design Manual 
for depth and volume requirements for wet detention basins.  

24. Required forebay volume VF= 545*C*A (equation 19 Oakland County 
Stormwater standards), calculations show water quality control volume use for 
the forebay volume.  

25. Irregular basin shapes are preferred with flow entering the basin being evenly 
distributed to minimize stagnant zones. Distance between inlet and outlet 
should be maximized to obtain greatest flow distance during periods of low 
flow.  

26. An adequate maintenance access route to the basin outlet structure and any 
other pretreatment structures shall be provided (15 feet wide, maximum running 
slope of 1V:5H, maximum cross slope of 3%, and able to withstand the passage 
of heavy equipment H25 loading). Verify the access route does not conflict with 
proposed landscaping. 

27. Provide a 5-foot-wide stone bridge/access route allowing direct access to the 
standpipe from the bank of the basin during high-water conditions (i.e. stone 6-
inches above high water elevation). Provide a detail and/or note as necessary. 

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

29. At time of preliminary site plan submittal. Provide release rate calculations for 
the three design storm events (VCP-R, VED and V100). Outlet Control Structure 
calculations should show storage and outlet elevations for CPRC – Extended 
Detention (VED) and 100-Year Storage Volume (V100). 

30. The primary outlet standpipe shall be designed with a secondary outer pipe 
with numerous holes. The stone filter would rest against this outer pipe and would 
help protect the outlet standpipe from clogging. 

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

32. A 25-foot vegetated buffer shall be provided around the perimeter of the storm 
water basin. This buffer cannot encroach onto adjacent lots or property. No 
lawn care chemicals should be applied within the buffer area, this requirement 
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should be sited in Subdivision Restrictions, Maintenance Agreement or Master 
Deed documents.  

PAVING & GRADING 
33. Indicate if Harborfield Drive will be a private road or if it will be an emergency 

access only. Emergency access drives do not require stop signs, speed limit signs 
or no parking fire lane signs.  

34. A pedestrian pathway is required along the Grand River Avenue frontage.  
35. Provide at least 3-foot buffer distance between the sidewalk and any fixed 

objects, including hydrants and irrigation backflow devices. Include a note on 
the plan where the 3-foot separation cannot be provided. 

36. Rather than removable bollards, provide an emergency access gate at both 
ends of the proposed emergency access drive. The City’s break-away gate 
detail (Figure VIII-K) can be found in Section 11-194 of the Code of Ordinances.  

37. Provide a note on the plan stating that the emergency access gate is to be 
installed and closed prior to the issuance of the first building permit in the 
subdivision. 

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

39. A 2-foot overhang shall be provided where 17-foot parking stalls are proposed, 
bike racks should not be placed where overhang is provided. In future 
submittals show 2-foot overhang line to ensure there are no conflicts.  

40. A License Agreement will be required for the proposed retaining wall or 
entrance monument sign within any utility easements. A plan view and cross-
section shall be included with the agreement showing the relationship between 
the wall foundation and the existing/proposed utility. Walls shall be relocated 
where possible to avoid a license agreement.  

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

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

43. Soil borings along the proposed road will be required at 500-foot intervals per 
Section 11-195(d) of the Design and Construction Standards.  

44. Per Section 26.5-35(h), a statement is required on any plan containing a private 
street with the following language: "City of Novi has no responsibility to improve 
or maintain the private streets contained within or private streets providing 
access to the property described in this [plan/plat]". 
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THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL: 
45. A letter from either the applicant or the applicant’s engineer must be submitted 

with the next submittal 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. 
 

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

 
_______________________________ 
Humna Anjum, EIT 
Project Engineer 
 
cc: Diana Shanahan, Planner 
 Lindsay Bell, Director of Planning  

Stacey Choi, Planning Assistant  
Kate Purpura, Engineering 
Ben Croy, City Engineer 

mailto:hanjum@cityofnovi.org


 
LANDSCAPE REVIEW 

 
  



 
 
 
 
 
 
 
 
 
Review Type       City Project Number #   
PSLR CONCEPT PLAN Landscape Review   JSP26-0027 
 
Property Characteristics 
• Site Location:   SW corner of Providence Parkway and Grand River Ave.  
• Site Acreage:  31 acres 
• Site Zoning:   PSLR 
• Adjacent Zoning:  North: I-1 East: OSC West: I-1 South: I-2 
• Plan Date:    07/09/2026 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning Article 
5.5 Landscape Standards, the Landscape Design Manual and any other applicable provisions of 
the Zoning Ordinance. Items in bold below must be addressed and incorporated as part of the 
revised PSLR Concept Plan submittal.  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 not recommended for approval.   
 
LANDSCAPE WAIVERS REQUIRED FOR THE PROPOSED LAYOUT AND LANDSCAPING: 

1. Landscape deviation from interior street tree placement, waiver needed (Sec. 5.5.3.Fiii.b.2). Staff 
would not support this waiver.  

2. Providence Parkway greenbelt deviation from portions of the greenbelt along the frontage 
due to limited landscape easement space (Section 5.5.3.B.ii.f). Waiver needed. Staff 
would support this waiver 

3. Foundation Landscaping deviation shown (Sec. 5.5.3.Fiii.b.2.3). waiver required to allow no 
plantings facing the interior drive. Staff would not support this waiver. 

4. Right-of-Way Landscaping (Sec. 5.5.3.B.ii) deviation shown. Waiver required for the lack of 
required 3-foot berm along Grand River and Providence Parkway. Please provide 
variation of crest width for waiver support details. Staff would support this waiver. 

5. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) deviation shown. Waiver required to allow the 
use of existing trees, located outside of the tree lawn, as street trees along Providence 
Parkway. Staff would support this waiver. 

6. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) deviation shown. waiver required for the 
number of street trees along Harborfield Drive within the ITC easement. Staff would support 
this waiver. 

Please show the City Project number as JSP26-0027. 
 
Ordinance Considerations 

 
Zoning (LDM 2.f.)) 

1. Please show zoning of adjacent parcels on Sheet L-1 
 

Providence Meadows 
August 19, 2026 

PSLR CONCEPT – Landscape Review 
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Existing plant material, existing woodlands or wetlands (LDM 2.e.(2)) 
1. Please clearly show all trees to be removed on the Demolition Plan, which also needs to 

provided. 
2. See the environmental consultant’s review for a complete discussion of the trees and 

wetlands.  
3. Please be sure that proper buffers and protection for wetlands are indicated in plans 

 
Snow deposit (LDM.10.9) 

1. Please show areas for snow deposit 
 

Plantings around fire hydrants (LDM 7) 
1. Please add a note to all sheets with plantings clearly stating that trees must be planted at 

least 10 feet from utility structures and 5 feet from underground utility lines. 
2. Please add dimensions around hydrants and other utility structures for clarity. 

 
Landscaped area (5.5.3.c.ii.m)  

1. Please label lawn/groundcover areas within parking fields to ensure compliance. 
 
Clear Zones (LDM 10.8 + Zoning Sec. 5.9) 

1. Please show the Road Commission for Oakland County required clear vision zone at the 
8 Mile Road entry since it is under their jurisdiction and locate trees per that clear vision 
zone. 

 
Berm requirements (Zoning Sec 5.5.A.ii) 

1. Please provide variation of crest width for waiver support details. 
 
Planting requirement (LDM 1.a.) 

1. Please provide note or include with berm details (cross sections). 
 
Building Landscaping (Zoning Sec 5.5.3.E.ii.) 

1. Include the number of first floor dwelling units in the calculations (157 units on the first 
floor?) 

 
Interior street landscaping 

1. Landscape deviation from interior street tree placement needed. Staff would not 
support 

2. Please review design strategies to more closely accommodate interior street trees 
where lacking. Shift utilities, reduce unit density, alter drives, to get more planting space 

 
Foundation landscaping 

1. Intent is to provide landscape visible from interior street 
2. Please revise percentage and design driveway/building strategy. 

 
Setbacks from Utlitlities  

1. Please show all overhead utilities – existing or proposed, and dimension closest trees. 
 
Material, height and type of construction footing 

1. Please provide masonry wall detail 
2. 6’ ht masonry wall to be designed and sealed by engineer. 

 
Greenbelt width (2)(3) (5) 

1. Grand River greenbelt deviation to not include area of property line where DTE and ITC 
easements exist Staff would support this waiver 

2. Providence Parkway greenbelt deviation to not include portions of the greenbelt along 
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the frontage due to maintaining existing landscape and easements Staff would support 
this waiver 

 
Canopy deciduous or large evergreen trees (Sec 5.5.3.B) 

1. Please add 2 more canopy trees at Providence Parkway 
 
Street Trees (Sec 5.5.3.B and LDM 2) 

1. Providence Parkway greenbelt deviation for 1 missing canopy tree due to lack of space 
in landscape easement Staff would support this waiver 

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

1. When location of transformer/utility boxes is determined, add landscaping per city 
requirements. 

2. Add a note to this effect to the plans. 
 
Phragmites and Japanese Knotweed Control (Sec 5.5.6.B.i) 

1. Please survey the site for any populations of Phragmites australis and show its location on 
the topographic survey or landscape plan. 

2. If found, add plans for its removal. If none is found, please indicate that on the survey. 
 
Maintenance & Statement of intent (LDM 2.m & Zoning Sec 5.5.6) 

1. Please add cultivation note 
 
Plant source (LDM 2.n & LDM 3.a.(2)) 

1. Please add “no.1 grade” to the plant material note (#3) 
 
Irrigation plan (LDM 2.s.) 

1. Irrigation plans needed at the time of Final Site Plan 
 
Plant List (LDM 4,11) Quantities and Sizes 

1. Plant list required at the time of Final Site Plan 
2. Please clearly indicate which areas are to be seeded with which type of seed on plan view 
3. At the time of Final Site Plan, please add using these standard costs (new as of 7/2026): 

• Canopy tree: $500 ea 
• Subcanopy tree: $450 ea 
• Shrub: $75 ea. 
• Perennial: $25 ea. 
• Mulch: $80/cyd 
• Lawn Seed: $4/sy 
• Sod: $8/sy 

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

1. Please include in plant list at the time of Final Site Plan submittal 
 
If the applicant has any questions concerning the above review or the process in general, 
do not hesitate to contact me at 248.598.5170 or drichards@giffelswebster. 

 
David Richards – Landscape Architect 
Giffels Webster 
 



LANDSCAPE REVIEW SUMMARY CHART – PSLR CONCEPT REVIEW 
 
Project name: JSP26-0027: Providence Meadows 
Property size: 31 acres 
Plan Date: 07/09/2026 
Review Date: 8/19/2026 
Reviewed by: David Richards drichards@giffelswebster.com; 248.598.5170 

 Francesca Schovers fschovers@giffelswebster.com;  248.852.3100 
 

Items in Bold need to be addressed by the applicant on a revised PSLR Concept Plan 
 

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED PLAN: 
1. Landscape deviation from interior street tree placement, waiver needed (Sec. 5.5.3.Fiii.b.2). Staff would 

not support this waiver.  
2. Providence Parkway greenbelt deviation from portions of the greenbelt along the frontage due to limited 

landscape easement space. Waiver needed. Staff would support this waiver 
3. Foundation Landscaping deviation shown (Sec. 5.5.3.Fiii.b.2.3). waiver required to allow no plantings 

facing the interior drive. Staff would not support this waiver. 
4. Right-of-Way Landscaping (Sec. 5.5.3.B.ii) deviation shown. Waiver required for the lack of required 3-foot 

berm along Grand River and Providence Parkway. Please provide variation of crest width for waiver 
support details. Staff would support this waiver. 

5. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) deviation shown. Waiver required to allow the use of existing 
trees, located outside of the tree lawn, as street trees along Providence Parkway. Staff would support this 
waiver. 

6. Right-of-Way Landscaping (Sec. 5.5.3.B.iii) deviation shown. waiver required for the number of street trees 
along Harborfield Drive within the ITC easement. Staff would support this waiver. 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

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

 New commercial or 
residential 
developments 
 Addition to existing 

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

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

throughout set 

Yes 
 Enlargements and 

details 1”=10’ to 
1”=40’ 

Yes  

Project Information 
(LDM 2.d.) 

Name and Address Yes Yes  

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

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

Yes Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 

 Land Design Studio Yes  

mailto:drichards@giffelswebster.com
mailto:fschovers@giffelswebster.com
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Item Required Proposed Meets 
Code Comments 

RLA/PLA/LLA who 
created the plan 

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature 

Signed and sealed Yes  

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

Show on all plan sheets Yes Yes  

Zoning (LDM 2.f.) Include all adjacent 
zoning 

Site:  PSLR 
North: I-1 
East: OSC 
West: I-1 
South: I-2 

No Please show zoning of 
adjacent parcels on 
Sheet L-1 

Survey information 
(LDM 2.c.) 

 Legal description or 
boundary line survey 
 Existing topography 

 Legal description 
on C3 
 Topographic 

information on 
sheet C2  

 Yes 
 Yes 

 

EXISTING CONDITIONS 

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

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

exists. 

 Tree survey 
information 
provided 
 Wetlands are 

marked on plans 
 Trees to be 

demo’d are not 
marked on plans 
but marked in 
chart 

 Yes 
 No 

1. Please clearly show 
all trees to be 
removed on the 
Demolition Plan, 
which also needs to 
provided. 

2. See the 
environmental 
consultant’s review 
for a complete 
discussion of the 
trees and wetlands.  

3. Please be sure that 
proper buffers and 
protection for 
wetlands are 
indicated in plans. 

Soil types (LDM.10.g)  As determined by Soils 
survey of Oakland Co. 
 Show types, boundaries 

Soils are shown on 
cover sheet 

Yes  

Landscape Plan Requirements (LDM (2) 

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

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

Yes Yes  

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

Overhead and 
underground utilities, 
including hydrants 

Yes Yes  
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Item Required Proposed Meets 
Code Comments 

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

Provide proposed 
contours at 2’ interval 

Yes Yes  

Snow deposit 
(LDM.10.9) 

Show snow deposit areas 
on plan 

No No Please show areas for 
snow deposits. 

LANDSCAPING REQUIREMENTS 

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

General requirements 
(LDM 1.c) 

 Clear sight distance 
within parking islands 
 No evergreen trees 

N/A   

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

As proposed on planting 
islands 

N/A   

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

 A minimum of 300 SF to 
qualify 
 6” curbs 
 Islands minimum width 

10’ BOC to BOC 

N/A   

Curbs and Parking stall 
reduction (c) 

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

N/A   

Contiguous space limit 
(i) 

Maximum of 15 
contiguous spaces 

N/A   

Plantings around Fire 
Hydrant (LDM 7) 

No plantings with 
matured height greater 
than 12’ within 10 ft. of 
fire hydrants or other 
utility structures, and 5 
feet from underground 
utility lines 

It appears that trees 
are correctly 
spaced. 

TBD 1. Please add a note to 
all sheets with 
plantings clearly 
stating that trees 
must be planted at 
least 10 feet from 
utility structures and 
5 feet from 
underground utility 
lines. 

2. Please add 
dimensions around 
hydrants and other 
utility structures for 
clarity. 

Landscaped area 
5.5.3.c.ii.m 

Areas not dedicated to 
parking use or driveways 
exceeding 100 sq. ft. shall 
be landscaped 

Square footage not 
provided. 
Groundcover/lawn 
not labeled 

TBD Please label 
lawn/groundcover 
areas within parking 
fields to ensure 
compliance.  
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Item Required Proposed Meets 
Code Comments 

Clear Zones (LDM 10.8 
+ Zoning Sec. 5.9) 

 Corner clearances at 
driveways and road 
intersections. See 
Oakland County Road 
Commission for clear 
vision requirements.  

Corner Clearance 
zones not indicated 
on plans 

TBD Please show the Road 
Commission for 
Oakland County 
required clear vision 
zone at the 8 Mile Road 
entry since it is under 
their jurisdiction and 
locate trees per that 
clear vision zone. 

Berms, Walls and ROW Planting Requirements 

Berms 

 All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 
 Berm should be located on lot line except in conflict with utilities. 
 Berms should be constructed with 6” of topsoil. 

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

Berm requirements  
(Zoning Sec 5.5.A.ii) 

Adjacent Zoning is I-1: 10-
15’ ht berm, 6ft crest 80% 
winter/90% summer 
opacity 

• 7'-10' ht. Berm with 
variable width 
crest. Double row 
of evergreens will 
provide required 
opacity. 

No This would require a  
landscape waiver. 
Please provide 
variation of crest width 
for waiver support 
details. 

Planting requirements  
(LDM 1.a.) 

Berms shall be of loam 
soils with 6” top layer of 
topsoil 

Not specified TBD Please provide note or 
include with berm 
details (cross sections). 

Building Landscaping 
(Zoning Sec 5.5.3.E.ii.) 

• 3 deciduous canopy 
trees or large 
evergreen trees per 
dwelling unit on the 
first floor. 

• 157 (?) units * 3 = 471 
trees  

• Up to 25% of 
requirement can be 
subcanopy trees 

471 Dwelling Unit 
Trees 
   - 467 Canopy & 
Large Evergreen 
Trees 
   - 6 Subcanopy 
Trees (used at 1:1.5 
ratio - 4 Tree 
equivalency) 
99.15% Deciduous 
Canopy or Large 
Evergreen Trees 

Yes 1. Include the number 
of first floor dwelling 
units in the 
calculations (157 
units on the first 
floor?) 
 

Interior Street 
Landscaping 

• 1 deciduous canopy 
tree along interior 
roads for every 35 lf 
(both sides), 
excluding driveways, 
interior roads 
adjacent to public 
rights-of-way and 
parking entry drives. 

• Trees in boulevard 
islands do not count 
toward street tree 

Calculations are 
provided. Trees are 
not placed every 
35ft along the 
interior roads. 

No  1. Landscape deviation 
from interior street 
tree placement 
needed. Staff would 
not support 

 
2. Please review design 

strategies to more 
closely accomm-
odate interior street 
trees where lacking. 
Shift utilities, reduce 
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Item Required Proposed Meets 
Code Comments 

requirement unit density, alter 
drives, to get more 
planting space 

 
Foundation 
Landscaping 
 

35% of building façades 
facing road must be 
landscaped 

Façade length: 186’  
Required: 65.1’ 
Provided: 186’ 
100% of building not 
screened as listed.  
 

No 1. Intent is to provide 
landscape visible from 
interior street.  
2. Please revise 
percentage and design 
driveway/building 
strategy. 

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 
width (Zoning Sec 
5.5.3.A.v) 

 Label contour lines 
 Maximum 33% slope 
 Min. 4 feet crest 

None provided No Please provide a 
standard cross-section 
for the right-of-way 
greenbelt berms. 

Type of Ground Cover   Native seed mix is 
provided for the 
stormwater pond 
and wetland 
mitigation areas. 

Yes  

Setbacks from Utilities Overhead utility lines and 
15 ft. setback from edge 
of utility or 20 ft. setback 
from closest pole 

Overhead utilities 
are shown on plans. 
Dimensions to closest 
trees are not 
provided. 

No Please show all 
overhead utilities – 
existing or proposed, 
and dimension closest 
trees. 

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

Material, height and 
type of construction 
footing 

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

Entry masonry wall 6’ TBD Please provide masonry 
wall detail 

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

 6’ masonry entry wall 
on landscape sheets 

TBD 6’ ht masonry wall to be 
designed and sealed 
by engineer. 

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 

Greenbelt width (2)(3) 
(5) 

• Adj to parking: 20 ft  
• Not adj to parking: 34  
ft 

 Grand River: 50’ W 
x 540’ L 

 Providence 
Parkway: 50’ W x 
224’ L 

 No 
 No  

Grand River greenbelt 
deviation to not include 
area of property line 
where DTE and ITC 
easements exist 
Staff would support this 
waiver 
Providence Parkway 
greenbelt deviation to 
not include portions of 
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Item Required Proposed Meets 
Code Comments 

the greenbelt along the 
frontage due to 
maintaining existing 
landscape and 
easements 
Staff would support this 
waiver 

Min. berm crest width 2 ft. Notes indicate a 3 
foot berm with 4 foot 
crest.  

Yes  

Minimum berm height 
(9) 

3 ft. Notes indicate a 3 ft 
berm with a 4 ft crest  

Yes  

3’ wall (4) (7)   N/A   

Canopy deciduous or 
large evergreen trees 
(Sec 5.5.3.B) 

1 canopy tree per 35 LF 
of frontage 
 

• Grand River: 
195LF - 20 /35 =  5 
canopy trees 

• Providence 
Parkway: 

180-28 LF / 35 = 6 
 

Grand River: 
5 canopy trees 
 
Providence 
Parkway: 
4 canopy trees 
 

 Yes 
 No 

Please add 2 more 
canopy trees at 
Providence Parkway  

Sub-canopy 
deciduous trees (Sec 
5.5.3.B) 

1 subcanopy Tree / 20 LF 
of Frontage  

 
• Grand River: 

195 /25 =  7 trees 
• Providence 

Parkway: 
180-28LF / 25 = 6 Trees 

Grand River: 
8 trees 
 
Providence 
Parkway: 
8 trees 
 

 Yes 
 Yes 

 

Street Trees 
(Sec 5.5.3.B and LDM 
2) 
 

1 canopy tree per 35 LF 
of frontage 
 

• Grand River: 
195LF - 20 /35 =  5 
canopy trees 

• Providence 
Parkway: 

180-28 LF / 35 = 6 
 

Grand River: 
5 canopy trees 
 
Providence 
Parkway: 
4 canopy trees 
 

 Yes 
 No 

Providence Parkway 
greenbelt deviation for 
1 missing canopy tree 
due to lack of space in 
landscape easement  
Staff would support this 
waiver 
 

Island & Boulevard 
Planting 
(Zoning Sec  & LDM 
1.d.(1)(e)) 

 Must be landscaped & 
irrigated 
 Mix of canopy/sub- 

canopy trees, shrubs, 
groundcovers, etc. 
 No plant materials 

between heights of 3-6 

Trees shown in all 
islands, additional 
plantings in entry 
islands 

 Please add some shrubs 
or other smaller 
plantings where 
feasible 
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Item Required Proposed Meets 
Code Comments 

feet as measured from 
street grade 

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

 A minimum of 2ft. 
separation between 
box and the plants 
 Ground cover below 4” 

is allowed up to pad.  
 No plant materials 

within 8 ft. from the 
doors 

Transformers/utilities  
not labeled, but 
screening detail 
shown on L-15 

TBD 1. When location of 
transformer/utility 
boxes is determined, 
add landscaping per 
city requirements. 

2. Add a note to this 
effect to the plans. 
 

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

Planting requirements 
(Sec. 5.5.3.E.iv) 

 Clusters of large shall 
cover 70-75% of the 
basin rim area at 10 
feet from the bottom or 
permanent water level. 
 Canopy trees at 1/35 lf 

measured at 10 feet 
above the bottom or 
permanent water level 
-woodland 
replacement trees may 
be used to meet this 
requirement. 
 Seed mix noted 

 It appears that less 
than 71.55% of the 
basins have the 
required shrubs. 
 It appears that the 

woodland 
replacements, as 
placed, meet the 
requirement for the 
trees. 

 Yes   

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

 Any and all populations 
of Phragmites australis 
and/or Japanese 
Knotweed on site shall 
be included on tree 
survey. 
 Treat populations per 

MDEQ guidelines and 
requirements to 
eradicate the weed 
from the site. 

None indicated TBD 1. Please survey the 
site for any 
populations of 
Phragmites australis 
and show its location 
on the topographic 
survey or landscape 
plan. 

2. If some is found, add 
plans for its removal. 

3. If none is found, 
please indicate that 
on the survey. 

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 

Landscape Notes – Utilize City of Novi Standard Notes 

Installation date  
(LDM 2.l. & Zoning Sec 
5.5.5.B) 

Intended dates of 
planting should be 
between Mar 15 – Nov 15 

Yes Yes  

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

 Include statement of 
intent to install and 
guarantee all materials 
for 2 years. 

 Yes 
 No 

Yes 
No 

1. Please add 
cultivation note. 
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Item Required Proposed Meets 
Code Comments 

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

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

Shall be northern nursery 
grown, No.1 grade 

Yes “Upper Midwest 
or Great Lakes 
Region” 

No Please add “no.1 
grade” to the plant 
material note (#3) 

Irrigation plan  
(LDM 2.s.) 

A fully automatic 
irrigation system and a 
method of draining is 
required with Final Site 
Plan or alternative means 
of providing sufficient 
water for plant 
establishment and long- 
term survival 

No TBD Irrigation plans needed 
at the time of Final Site 
Plan 

Other information 
(LDM 2.u) 

Required by Planning 
Commission 

NA   

Establishment period  
(Zoning Sec 5.5.6.B) 

2 yr. Guarantee Yes Yes  

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 4, 11) – Include all cost estimates 

Quantities and sizes See Table 11.b.(2)(a).i  None provided TBD Plant list required at the 
time of Final Site Plan 
submittal.  

Root type  B&B or Cont None provided TBD  

Botanical and 
common names 

 Species native to 
Michigan shall 
constitute at least 50% 
(preferably more) of 
the plants used, not 
including woodland 
replacements or seed 
mix species. 
 Non-woodland 

replacement trees shall 
conform to the LDM 
Section 4 standards for 
diversity 
o 15% of trees per 

genus 
o 10% of trees per 

species 

None provided TBD  
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Item Required Proposed Meets 
Code Comments 

Type and amount of 
lawn 

Seed of various types is 
proposed 

None provided TBD Please clearly indicate 
which areas are to be 
seeded with which type 
of seed on plan view 

Cost estimate  
(LDM 2.t) 

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

None provided TBD At the time of Final Site 
Plan submittal, please 
add using these 
standard costs (new as 
of 7/2026): 
• Canopy tree: $500 ea 
• Subcanopy tree: $450 

ea 
• Shrub: $75 ea. 
• Perennial: $25 ea. 
• Mulch: $80/cyd 
• Lawn Seed: $4/sy 
• Sod: $8/sy 

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

Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes  

Evergreen Tree Yes Yes  

Multi-stem Tree    

Shrub Yes Yes  

Perennial/ 
Ground Cover 

Yes Yes  

Tree stakes and guys. 
(Wood stakes, fabric 
guys) 

Yes Yes  

Tree protection 
fencing 

Located at Critical Root 
Zone (1’ outside of 
dripline) 

Yes Yes  

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

Yes – noted near 
property line 

Yes  

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

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

Yes Yes   

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

Substitutions to 
landscape standards for 
preserved canopy trees 
outside 
woodlands/wetlands 

Yes – indicated on 
tree survey charts 
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Item Required Proposed Meets 
Code Comments 

should be approved by 
LA. Refer to Landscape 
tree Credit Chart in LDM 

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

Refer to Chapter 37, LDM 
for more details 

Not shown TBD Please include in plant 
list for final site plan 
submittal 

Plant size credit (LDM 
11.b.1.f) 

 Yes – tree 
replacement credit 
chart on L-1 

Yes  

Prohibited plants (LDM 
11.b(2)b) 

No plants on City Invasive 
Species List 

No Plant list provided TBD  

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

Label the distance from 
the overhead utilities 

N/A N/A  

Collected or 
Transplanted trees 
(LDM 3.f) 

 N/A   

Nonliving Durable 
Material: Mulch (LDM 
4) 

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

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

additional  information 

Yes Yes  

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

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis.  For the landscape 

requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design 
Manual for the appropriate items under the applicable zoning classification. 

3. Please include a written response to any points requiring clarification or for any corresponding site plan 
modifications to the City of Novi Planning Department with future submittals. 
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Irrigation System Requirements 

• Any booster pump installed to connect the project’s irrigation system to an existing irrigation system 
must be downstream of the RPZ. 

• The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code. 
• The RPZ must be installed in accordance with the manufacture installation instructions for 

winterization that includes drain ports and blowout ports. 
• The RPZ must be installed a minimum of 12-inches above FINISHED grade. 
• Attached is a handout that addresses winterization installation requirements to assist with this. 
• A plumbing permit is required. 
• The assembly must be tested after installation with results recorded on the City of Novi test report 

form. 



WOODLAND/WETLAND REVIEW 
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August 12, 2026 

 
Diana Shanahan 
Planner – Community Development 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

Submitted electronically to lbell@cityofnovi.org  

Re: Providence Meadows Townhomes Planned Suburban Low-rise Overlay (PSLR) Initial Concept Plan 
(ICP) Woodland and Wetland Review (JSP26-0027) 

Dear Diana, 

Merjent, Inc. (Merjent) has conducted a review of the proposed Planned Suburban Low-rise Overlay (PSLR) 
Initial Concept Plan for the Providence Meadows Townhomes (Project), prepared by Seiber Keast Lehner 
(Applicant; date 7/9/2026). A landscape portion of the submittal was prepared by LAND Design Studio and 
is dated 7/9/2026. Merjent reviewed the plan for conformance with the City of Novi’s (City) Woodland 
Protection Ordinance, Chapter 37, and Wetlands and Watercourse Protection Ordinance, Chapter 12 
Article V. The Project is located southwest of the intersection of Providence Parkway and Grand River 
Avenue (parcels 50-22-17-101-010 and 50-22-17-101-012) in Section 17 of the City of Novi (site). The site 
contains City-regulated woodlands (Figure 1) and City-regulated wetlands (Figure 2).  

Merjent conducted two prior reviews of this project under its earlier name, Providence Park West. An Initial 
Planned Rezoning Overlay (PRO) review (August 14, 2025) and a Revised Initial PRO review (November 
10, 2025, following the project's renaming to Providence Meadows). Both reviews recommended against 
approval on woodlands and for approval on wetlands, subject to comments; the November review 
carried the woodland comments forward unchanged, noting the applicant had not yet addressed them. 

Woodlands: Across both submittals, Merjent found that the City's regulated woodlands GIS layer likely 
omitted this site. Merjent’s August 12, 2025 site visit determined the majority of on-site trees should be 
regulated due to stand density and connectivity to woodlands west of the parcel and identified a consistent 
set of unresolved deficiencies, including the lack of an accurate woodland survey/tree key, an 
unsummarized woodland impact and replacement count (only six replacements shown, which needed 
revisiting), missing critical root zone delineation, absence of a replacement plan or Tree Fund payment, 
and outstanding tree protection fencing and conservation easement requirements. 

Wetlands: Total regulated wetland impact decreased slightly between submittals, from 0.538 acre (August) 
to 0.528 acre (November), with proposed mitigation exceeding the required ratio in both cases (0.89 acre 
required/1.57 proposed in August; 0.881 required/1.24 proposed in November); the November review 
additionally flagged a reversed buffer-impact/mitigation symbology on Sheet C19 and requested that 
temporary versus permanent impacts be clearly distinguished. Both reviews also noted the absence of on-
site delineation flagging during the August 12, 2025 site visit, the need for a Wetland Financial Performance 
Guarantee cost estimate on the plan, and outstanding conceptual mitigation plan and conservation 
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easement requirements, though the applicant had provided a copy of the EGLE-approved permit (expiring 
2028) in both submittals. 

Some comments below have been preserved from the previous reviews due to their applicability to this re-
submittal. 

Woodlands 

Woodland Recommendation: Merjent does not recommend approval of the Providence Meadows 
PSLR Initial Concept Plan. Woodland Review comments have been provided below to meet the 
requirements of the Woodland Protection Ordinance. The following Woodland Regulations apply to this 
site: 

Woodland Regulation Required 
Woodland Permit (Chapter 37, Section 37-26) Required 
Tree Replacement (Chapter 37, Section 37-8) Required 
Tree Protection (Fence; Chapter 37, Section 37-9) Required 
Woodland Conservation Easement (Chapter 37-30[e]) Required 

Please note – some comments may look similar to the August 2025 PRO review but have been 
altered to reflect the PSLR submittal. The applicant should address these comments in a future 
submittal. 

Woodland Review Comments 

1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are not
depicted as being present onsite. However, it should be noted that both the woodlands and property
limits depicted on the City map are considered approximations. Additionally, the City of Novi Woodland
interactive map disclaims that “Map information depicted is not intended to replace or substitute for any
official or primary source. Specific determination of the limits of a regulated woodland are made on a
site-specific basis by the City’s woodland consultant or Community Development staff.”

a. Merjent conducted a site visit on August 12, 2025 to review the site conditions relative to the
previous Providence Initial PRO submittal, which has not changed drastically since the
previous submittals. Site photographs are included in Attachment A. The on-site conditions
do not reflect the conditions listed in the City’s Woodland map and the project parcels may
have been missed during the initial City woodland inventory mapping, due to all surrounding
parcels having accurately mapped regulated woodlands. Multiple tree tags were found affixed
to individual trees on-site, indicating that multiple tree surveys have occurred at the site.
Additionally, pursuant to Section 37-2 and Section 37-4 of Chapter 37, Woodlands Protection,
woodland areas can be identified by additional features such as soil quality, habitat quality, tree
species and diversity, health and vigor of tree stand, understory species and quality, presence
of wildlife, and other factors such as the value of the woodland area as a scenic asset, wind
block, noise buffer, healthy environment, and the value of historic or specimen trees. Based on
the site visit conducted on August 12, 2025, Merjent has determined that the majority of the
trees on-site should be considered regulated woodland due to the stand density and
connectivity to other regulated woodland areas – specifically, connection to regulated woodland
areas west of the project parcel. Merjent has previously discussed this issue with the City of
Novi’s (now retired) Landscape Architect and Geospatial Application Services Manager, and it
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is likely that the parcel(s) may have been missed when creating the original regulated woodland 
layer. 

b. An updated outline of regulated woodland areas is provided in Figure 1 and the shapefile (.shp) 
was provided to the City of Novi in previous reviews and can be provided to the applicant upon 
request. The regulated woodland area on-site is relatively consistent with the “Tree Line” and 
“Heavily Wooded Area” provided on Sheet C2 in the Site Plan. 

 
Pursuant to Chapter 37, Section 37-28, an accurate woodland survey should be provided and be 
accompanied by a separate key identifying the location of all trees eight inches at diameter at breast 
height (DBH) and greater, by size, common, genus and species names (i.e. Red Maple/Acer rubrum), 
and condition. Such information shall be provided by a registered landscape architect, certified arborist, 
or registered forester, through an onsite inspection, who must verify the contents by seal and/or 
registration number with signature, whichever applies. The dripline of affected trees shall be clearly 
indicated on the plan (see Comment 7).  

 
2. When a proposed site plan is located within a regulated woodland, any tree proposed for removal with 

a diameter at breast height (DBH) greater than or equal to eight inches will require tree replacement 
and a Woodland Use Permit per Section 37-8. This also applies to any tree that will be preserved, but 
where impacts to critical root zones are proposed. 
 

3. Regardless of the presence of regulated woodlands onsite, a Woodland Use Permit is required to 
perform construction on any site containing the removal of trees larger than 36 inches DBH.  
 

4. The plan has not summarized any impacts to regulated woodlands on-site. However, to implement the 
proposed project, it will require the loss of forested areas, which could impact overall forest stand quality 
in nearby areas. A Woodland Use Permit is required to perform construction on any site proposing 
impacts to regulated woodlands.  

 
5. Woodland Replacement. Based on a review of the plan, Merjent is unable to determine the number 

of Woodland Replacements required. The number of trees to be cut that have a DBH of eight inches 
or more should be summarized by replacement category (Section 37-8) on the plan, in a style similar 
or equivalent to the table provided below. The applicant must update the landscape plans to accurately 
identify which trees are within the updated regulated woodland boundary.  
 

Tree Size (DBH, 
inches) 

Number of 
Trees Ratio Replacement/Removed Tree 

Total 
Replacements 

Required 
8-11 # 1 # 
12-20 # 2 # 
21-29 # 3 # 
30+ # 4 # 
Multi-stem # Sum of Stem DBH/8 (rounded up) # 
Total Sum - Sum  
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a. The current provided site plan listed only shows six required replacements. The number of 
replacements required should be revisited based on the presence of regulated woodlands on-
site. 
 

6. A replacement plan and cost estimate for the tree replacement will be necessary prior to final site plan 
approval by the City. Woodland replacement credits can be provided by: 

a. Planting the woodland tree replacement credits on-site. 
i. For tree replacement credits that will be planted on-site, a financial guarantee of 

$500/tree replacement credit is required to ensure the planting of the on-site woodland 
replacement credits. The financial guarantee would be released after trees have been 
planted and approved by the City of Novi. The financial guarantee will be released after 
trees have been planted and approved by the City of Novi, and applicants must request 
a tree planting inspection. 

ii. Woodland replacements shall be guaranteed for two growing seasons after the 
applicant’s installation and the City’s acceptance. A two-year maintenance bond in the 
amount of 25% of the value of the trees, but in no case less than $1,000, shall be 
required to ensure the continued health of the trees following acceptance.  

b. Payment to the City of Novi Tree Fund at a non-refundable rate of $500/woodland replacement 
credit. 

c. Combination of on-site tree planting and payment (non-refundable) into the City of Novi Tree 
Fund ($500/woodland replacement credit). 

 
The applicant has not proposed planting trees on-site for the impacts nor has proposed payment into 
the City of Novi Tree Fund. The applicant should clarify impacts to woodland areas (Comments 1, 5, 
and 6) 
 

7. Critical root zone. Accurate critical root zones must be depicted on the site plan for all regulated trees 
within 50 feet of the proposed grading or construction activities. Section 37-2 defines a critical root zone 
as a circular area around a tree with a radius measured to the tree’s longest dripline radius plus one 
foot. 

a. The applicant has not accurately depicted critical root zones on the site plan. All driplines 
around trees are the same size. Updating accurate Critical Root Zones will be necessary for 
Final Site Plan Approval and can be addressed in the site plan review process should this 
project receive a future PSLR approval. 

b. A standard industry buffer for estimating root zones is a one-foot radius for every inch of DBH. 
In future submittals, the applicant shall illustrate these protective zones by generating circular 
buffers based on this 1:1 ratio (e.g., a 20-inch DBH tree requires a 20-foot radius [40-foot 
diameter] buffer).To maintain plan legibility given the density of these buffers, this data can be 
presented on a dedicated "Tree Preservation" sheet within the plan set. While a calculated 
buffer often underestimates the extent of the actual biological drip line, this method provides a 
quantifiable metric to estimate tree replacement requirements and potential impacts before final 
approval is granted. An example graphic demonstrating these approximate buffers is provided 
below. 
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c.  
 

8. A woodland fence guarantee of $6,000 ($5,000 x 120%) is required per Chapter 26.5-37. The 
financial guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit. 

a. Pursuant to Chapter 37, Section 37-9, the location and extent of tree protection fence should 
be added to the site plan prior to final site plan approval.  

i. Tree fence locations should protect critical root zones, and if not, these trees will be 
considered as fully impacted. 

b. Tree protection areas are noted on the site plan but may be affected by Comment 7. 
 

9. Woodland Replacement Inspection (if tree replacements are planted on-site) – The Applicant is 
responsible for walking the entire site to confirm that all woodland replacement trees/shrubs have been 
planted on-site according to the approved site plan stamping set. If any material is missing, dead or 
dying, replacements should be made prior to requesting the inspection. The applicant should also 
provide an as-built landscape plan if the trees planted do not match the species and/or location shown 
on the approved site plan stamping set. Once this occurs the Applicant should contact the Bond 
Coordinator to schedule the inspection (Angie Sosnowski at asosnowski@cityofnovi.org; 248-347-
0441) and complete the inspection request form. If additional inspections are needed, then additional 
inspection fees will be required to be paid by the applicant. 
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10. Woodland Guarantee Inspection (if tree replacements are planted on-site) – Prior to requesting the 
2-year woodland guarantee inspection, the Applicant is responsible for walking the entire site to confirm 
that all plant material has survived and is healthy. If any material is missing, dead or dying, 
replacements should be made prior to requesting the inspection. Once this occurs the Applicant should 
contact the Bond Coordinator to schedule the 2-year guarantee inspection (Angie Sosnowski at 
asosnowski@cityofnovi.org / 248-347-0441) and complete the inspection request form. If additional 
inspections are needed, then additional inspection fees will be required to be paid by the applicant. 
Based upon a successful inspection for the 2-year warranty the Landscape/Woodland/Street trees 
financial guarantee will be returned to the Applicant. 
 
If the woodland replacements, street trees, or landscaping guarantee period is scheduled to end during 
the period when inspections are not conducted (November 15th – April 15th) the Applicant is 
responsible for contacting the Bond Coordinator and Woodland/Landscape Inspector in the late 
summer/early fall prior to the 2-year expiration to schedule an inspection. 
 

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

 
Wetlands 

Wetland Recommendation: Merjent recommends approval, with conditions of the Providence 
Meadows Townhomes PSLR Initial Concept Plan based on the comments provided below. The applicant 
must clarify wetland classifications based on present wetland types on-site and previous reviews 
indicating forested wetlands were on-site. 

Merjent visited the Site on August 12, 2025 to observe the conditions on-site relative to the previously 
provided Initial PRO Plan. Merjent found conditions on-site consistent with the plan. Photos from the site 
visit are included in Attachment A. The City of Novi Code of Ordinances, Chapter 12, Article V defines an 
essential wetland as meeting one or more of the criteria listed in subsections 12-174(b)(1) through (10). It 
is Merjent’s opinion that all wetlands on-site provide the functional characteristics of stormwater storage 
capacity and/or wildlife habitat. Accordingly, the wetlands on-site meet the criteria for essential wetlands as 
noted above.  

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

☒ City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both 
wetland and property limits depicted on the City’s map are considered approximations (Figure 2). 

☒ Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE). 

☒ Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory 
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (provided 
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in pre-app review). NWI and MIRIS wetlands are identified by the associated governmental bodies' 
interpretation of topographic data and aerial photographs. 

☒ Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources 
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website (provided 
in pre-app review). 

Permits and Regulatory Status 

Due to the comments below, the following wetland-related items will be required for this project: 

Item Required/Not Required 
Wetland Permit (specify Non-minor or Minor) Required, non-minor 

Wetland Mitigation Required 
Environmental Enhancement Plan Required, mitigation plan 

Wetland Buffer Authorization Required 
EGLE Wetland Permit Required* 

Wetland Conservation Easement Required 
*EGLE is the final authority over wetlands and water resources in the State of Michigan. 

 

Wetland Review Comments 

1. Impacts have been proposed to five wetlands on-site, totaling approximately 0.443 acre loss of wetland. 
The impacts are summarized below. 

Table 1. Wetland Summary and Impact Table 

Wetland 
ID Classification* 

Acres 
On-
site 

Wetland 
Impact 
Area 
(acre) 

Wetland 
Impact 
Volume 
(cu. yd.) 

Permanent 
Buffer 
Impact 
Area 
(acre) 

Temporary 
Buffer 
Impact 
Area 
(acre) 

Temporary 
Buffer 
Impact 
Volume 
(cu. yd.) 

Permanent 
Buffer 
Impact 
Volume 
(cu. yd.) 

A1 Emergent/scrub-
shrub 2.45 0.00 0.00 0.00 0.19 484 0.00 

C2 Emergent/scrub-
shrub 0.03 0.00 0.00 0.00 0.00 0.00 0.00 

C3/D3 Emergent/scrub-
shrub 1.64 0.003 27 0.00 0.10 224 0.00 

D4 Emergent/scrub-
shrub 0.38 0.00 0.00 0.00 0.02 48 0.00 

B5/C5 Emergent/scrub-
shrub 0.01 0.00 0.00 0.00 0.00 0.00 0.00 

B6 Emergent/scrub-
shrub 0.13 0.00 0.00 0.00 0.00 0.00 0.00 

B7 Emergent/scrub-
shrub 0.02 0.00 0.00 0.00 0.00 0.00 0.00 

B8 Emergent/scrub-
shrub 0.12 0.00 0.00 0.00 0.00 0.00 0.00 

A9/B9 Emergent/scrub-
shrub 1.83 0.26 1,407 0.88 0.00 0.00 2,433 

A11 Emergent/scrub-
shrub 0.10 0.10 484 0.26 0.00 0.00 839 
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Wetland 
ID Classification* 

Acres 
On-
site 

Wetland 
Impact 
Area 
(acre) 

Wetland 
Impact 
Volume 
(cu. yd.) 

Permanent 
Buffer 
Impact 
Area 
(acre) 

Temporary 
Buffer 
Impact 
Area 
(acre) 

Temporary 
Buffer 
Impact 
Volume 
(cu. yd.) 

Permanent 
Buffer 
Impact 
Volume 
(cu. yd.) 

A10 Emergent/scrub-
shrub 0.04 0.04 547 

(cut) 0.06 0.00 0.00 1,410 
(cut) 

A13 Emergent/scrub-
shrub 0.04 0.04 34 0.13 0.00 0.00 141 

Total - 6.79 0.443 
1,952 
(fill) 
547 
(cut) 

1.33 0.31 756 (fill) 
3,413 
(fill) 

1,410 
(cut) 

*Classification per Sheet C20 

Requested Edit/Clarification: It is assumed that all wetland impacts are permanent. However, if any 
wetland impacts are temporary, please note as such in the site plan (i.e., on sheet C20 in the column 
headers of wetland impacts). 

2. 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. 

a. Appropriate setbacks have been incorporated into the site plans. If possible, wetland buffer 
impacts should be reduced to the maximum extent practicable to avoid additional natural 
resource impacts and to allow for maintenance of a buffer area that will not be allowed to be 
mowed or altered by future potential residents. 
 

3. The City of Novi requires the boundary lines of any watercourses or wetlands on the Site to be clearly 
flagged or staked and such flagging/staking shall remain in place throughout the conduct of permit 
activity. During Merjent’s site visit on August 12, 2025 it was noted that no flagging from the delineation 
was present. The site will need to be re-flagged during the site plan review process, and prior to granting 
a Wetland Use Permit, the wetlands should be verified as being accurately staked or flagged. 

4. The cost to perform any wetland protection and restoration shall be listed on the site plan, per Chapter 
26.5, Section 26.5-7 (b) of the City of Novi Code of Ordinances. A Wetland Financial Performance 
Guarantee in the amount of 120% of the cost to perform any wetland protection, restoration, and 
development will be collected prior to the granting of a Wetland Use Permit.  
 

5. When a project permanently impacts 0.25 acre or more of essential wetland, the City of Novi requires 
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands. 
Current wetland classifications in Table 1 above reflect the classifications noted on Sheet C20. It is 
requested that the applicant clarify wetland classifications. Specifically, in previous submittals, 
some wetlands were partially identified as forested wetlands. Because of the extent of mixed 
forested wetlands on-site, a conservative ratio of 2:1 may need to be used for some wetlands. The total 
proposed impact to City-regulated wetlands is approximately 0.443 acre. The applicant is proposing 
the construction of 0.68 acre of mitigated wetlands on-site. In future submittals, the applicant must 
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accurately classify all wetlands on-site, specifically identifying forested portions of wetlands. 
For example, Wetlands C2 and C3/D3 occupy predominantly forested areas and are identified 
on some plan sheets as being heavily wooded areas – such wetlands should be identified as 
forested wetlands. Additionally, Wetland A1 may have forested components that may be 
impacted by the proposed project. 

 
6. According to the City Ordinance Section 12-176 (Mitigation), "Mitigation shall be provided onsite where 

practical and beneficial to the wetland resources. If onsite mitigation is not practical and beneficial, 
mitigation in the immediate vicinity, within the same watershed, may be considered. Mitigation at other 
locations within the city will only be considered when the above options are impractical." 

a. The applicant is required to provide 0.68 acre (Pending clarification on wetland 
classifications) of mitigation on-site and has proposed constructing 0.68 acre. 

b. City-regulated mitigations will follow the City of Novi Mitigation Performance Standards 
(Attachment B), which are similar to EGLE’s typical Mitigation Performance Standards. 

c. During the preliminary site plan review process, the applicant will need to provide a conceptual 
mitigation plan. The conceptual mitigation plan should contain the following information: 

• The location of the proposed wetland mitigation site in relation to the proposed 
Providence Meadows site. A location map for the mitigation site should be provided 
with the nearest crossroads and/or identifiable landmarks. 

• The total acreage and ecological type of the wetland that will be created and/or 
expanded. 

• A brief description of existing conditions at the proposed mitigation site. Existing 
conditions include but are not limited to, general topography, soils, vegetation, and 
any existing hydrology.  

• A brief description of the method with which the mitigated wetland will be created 
and/or expanded. A detailed engineering design is not required, but the source of 
water for the mitigated wetland should be identified. 

d. For final site plan approval, the applicant will need to provide all required criteria stated in 
Section 12-176 in the final site plan or appended to the final site plan review submission.  

e. The proposed wetland mitigation area in the northern portion of the site is adjacent to a 
wetland heavily dominated by the invasive Phragmites australis. The applicant will need 
to develop an aggressive invasive monitoring and treatment plan to avoid this invasive 
plant from spreading into the mitigation wetland. 

 
7. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining 

wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as 
directed by the City of Novi Community Development Department for any areas of proposed wetland 
mitigation areas (if necessary). Additionally, EGLE may request conservation easements around 
remaining wetlands on-site if a permit is required from EGLE. This requirement would be unrelated to 
the requirements of the City of Novi Wetland Use Permit. This language shall be submitted to the City 
Attorney for review. The executed easement must be returned to the City Attorney within 60 days of 
the issuance of the City of Novi Wetland Use Permit. 

a. An existing conservation easement is present northeast of the site associated with an off-site 
mitigation for the Innova Apartment Complex and south of the site associated with the Villas of 
Stonebrook. A map of conservation easements is provided as Attachment C. 
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b. It is requested that around all areas where a conservation easement is placed (including 
the remaining wetland buffer areas) that signage be placed indicating that no mowing, 
cutting, or additional activities may occur within the conservation easement areas and 
subsequent wetland buffers. Such signage locations and example signs should be 
added to future site plan submittals. 

8. The applicant has provided a copy of the EGLE-approved permit for the proposed project, which expires 
in 2028. 

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. 

 

 
Jason DeMoss, PWS 
Environmental Consultant 
 
Enclosures:  

Figure 1 – City of Novi Woodlands Map 
Figure 2 – City of Novi Wetlands Map 
Attachment A – Site Photos 
Attachment B – City of Novi Wetland Mitigation Performance Standards 
Attachment C – Conservation Easement Map 
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Figure 1. City of Novi Regulated Woodlands Map 
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City of Novi Woodlands 
Providence Park West 

Legend 

On-site confirmed woodland
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N

➤➤
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Figure 2. City of Novi Regulated Wetlands Map 
Approximate Site boundary is shown in Red. 

Approximate Regulated Wetland areas are shown in blue.
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Attachment A 
Site Photographs 
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City of Novi Providence Meadows

Overview of the northern non-regulated woodland opening 

Overview of the north-central woodland area 
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City of Novi Providence Meadows

Overview of southeastern wetland area (not flagged) 

Overview of southern woodland area 
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City of Novi Providence Meadows

Overview of southern woodland area 

Overview of typical tree tags on-site (Tree 3621) 
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City of Novi Providence Meadows

Overview of typical tree tags on-site (Tree 3628) 

Overview of western wetland and woodland area 

Page 18



City of Novi Providence Meadows

Overview of western wetland and woodland area 

Overview of mowed and non-flagged wetland 
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City of Novi Providence Meadows

Overview of non-flagged wetland 

Overview of non-flagged wetland 
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City of Novi Providence Meadows

Overview of non-flagged wetland 

Overview of non-flagged wetland 
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City of Novi Providence Meadows

Overview of non-flagged wetland 
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Attachment B 
City of Novi Wetland Mitigation Performance Standards 
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City of Novi Mitigation Performance Standards 

August 2024 

 

a. Construction has been completed in accordance with the City of Novi’s approved plans and 
specifications included in the permit and mitigation plan (and associated approved site plan). 

b. The mitigation wetland is characterized by the presence of water at a frequency and duration sufficient 
to support a predominance of wetland vegetation and the wetland types specified at the end of the 
monitoring period. The monitoring period will follow the U.S. Army Corps of Engineers definition of the 
growing season as stated in the 1987 Wetland Delineation Manual:  

i. “The portion of the year when soil temperatures at 19.7 inches (50 cm) below the soil surface are 
higher than biological zero (5°C [41°F]). For ease of determination, this period can be 
approximated by the number of frost-free days.” 

ii. “Estimating starting and ending dates for the growing season are based on 28°F (-2.2°C) air 
temperature thresholds at a frequency of five years in 10.” 

c. A layer of high-quality topsoil, from the A horizon of an organic or loamy surface texture soil, is placed 
(or exists) over the entire wetland mitigation area at a minimum thickness of six inches. 

d. The mitigation wetland shall be free of oil, grease, debris, and all other contaminants. 

e. A minimum of six wildlife habitat structures, consisting of at least three types, have been placed per 
acre of mitigation wetland. At least 50 percent of each structure shall extend above the normal water 
level. The types of acceptable wildlife habitat structures are: 

i. Tree stumps laid horizontally within the wetland area. Acceptable stumps shall be a minimum of 
six feet long (log and root ball combined) and 12 inches in diameter. 

ii. Logs laid horizontally within the wetland area. Acceptable logs shall be a minimum of 10 feet long 
and six inches in diameter. 

iii. Whole trees laid horizontally within the wetland area. Acceptable whole trees shall have all of their 
fine structure left intact (i.e., not trimmed down to major branches for installation), be a minimum 
of 20 feet long (tree and root ball), and a minimum of 12 inches in diameter. 

iv. Snags which include whole trees left standing that are dead or dying, or live trees that will be 
flooded and die, or whole trees installed upright into the wetland. A variety of tree species should 
be used for the creation of snag habitat. Acceptable snags shall be a minimum of 20 feet tall 
(above the ground surface) and a minimum of 12 inches in diameter at breast height. Snags should 
be grouped together to provide mutual functional support as nesting, feeding, and perching sites. 

v. Sand mounds at least 18 inches in depth and placed so that they are surrounded by a minimum 
of 30 feet of water measuring at least 18 inches in depth. The sand mound shall have at least a 
200 square foot area that is 18 inches above the projected high-water level and oriented to receive 
maximum sunlight. 

f. The mean percent cover of native wetland species in the herbaceous layer at the end of the monitoring 
period is not less than: 

i. 60 percent for emergent wetland. 

ii. 80 percent for scrub-shrub wetland.  
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iii. 80 percent for forested wetland. 

g. Extensive areas of open water and submergent vegetation areas having no emergent and/or rooted 
floating vegetation shall not exceed 20 percent of the mitigation wetland area. Extensive areas of bare 
soil shall not exceed five percent of the mitigation wetland area. For the purposes of these 
performance standards, extensive refers to areas greater than 0.01 acre (436 square feet) in size. 

h. The total percent cover of wetland species in each plot shall be averaged for plots taken in the same 
wetland type to obtain a mean percent cover value for each wetland type. For the purposes of this 
standard, total percent cover is the percent cover of the ground surface covered by vegetation, bare 
soil, and open water, when viewed from above. Total percent cover cannot exceed 100 percent. Plots 
within identified extensive open water and submergent areas, bare soil areas, and areas without a 
predominance of wetland vegetation shall not be included in this average. Wetland species refers to 
species listed as facultative and wetter (FAC, FACW, OBL) on the U.S. Army Corps of Engineer's 2020 
Regional Plant List (version 3.5) for the Midwest Region. 

i. The mitigation wetland supports a predominance of wetland (hydrophytic) vegetation (as defined in 
the 2010 U.S. Army Corps of Engineers “Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Midwest Region [Version 2.0]”) in each vegetative layer, represented by a 
minimum number of native wetland species, at the end of the monitoring period. The minimum number 
of native wetland species per wetland type shall not be less than: 

i. 15 species within the emergent wetland.  

ii. 15 species within the scrub-shrub wetland.  

iii. 15 species within the forested wetland. 

The total number of native wetland plant species shall be determined by a sum of all species identified 
in sample plots of the same wetland type. 

j. At the end of the monitoring period, the mitigation wetland supports a minimum of: 

i. 300 individual surviving, established, and free-to-grow trees per acre in the forested wetland that 
are classified as native wetland species and consisting of at least three different species. 

ii. 300 individual surviving, established, and free-to-grow shrubs per acre in the scrub-shrub wetland 
that are classified as native wetland species and consisting of at least four different species. 

iii. Optional: Eight native wetland species of grasses, sedges, or rushes per acre in the wet meadow 
wetland. 

k. Physiognomic classification of trees and shrubs shall be in accordance with the most updated resource 
from the following list: 

i. The Michigan Floristic Quality Assessment  

ii. Michigan Flora (also referred to as the University of Michigan Herbarium) 

iii. The U.S. Army Corps of Engineer's Regional Plant List for the Midwest Region. 

l. The mean percent cover of invasive species including, but not limited to, Phragmites australis 
(Common Reed), Lythrum salicaria (Purple Loosestrife), and Phalaris arundinacea (Reed Canary 
Grass) shall in combination be limited to no more than 10 percent within each wetland type. Invasive 
species shall not dominate the vegetation in any extensive area of the mitigation wetland. A more 
exhaustive list of invasive species that are known to be in Michigan can be found on the State of 
Michigan’s Invasive Species plant list (https://www.michigan.gov/invasives/id-report/plants)  
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If the mean percent cover of invasive species is more than 10 percent within any wetland type or if 
there are extensive areas of the mitigation wetland in which an invasive species is one of the dominant 
plant species, the permittee shall submit an evaluation of the problem to the City of Novi and/or the. If 
the permittee determines that it is infeasible to reduce the cover of invasive species to meet the above 
performance standard, the permittee must submit an assessment of the problem, a control plan, and 
the projected percent cover that can be achieved for review by the City of Novi. Based on this 
information, the City of Novi may approve an alternative invasive species standard. Any alternative 
invasive species standard must be approved in writing by the City of Novi. 

If the mitigation wetland does not satisfactorily meet these standards by the end of the monitoring 
period, or is not satisfactorily progressing during the monitoring period, the permittee will be required 
to take corrective 

Consultant review of Monitoring Reports will be split into the following sections: 

1. Vegetation
2. Invasive Species
3. Hydrology
4. Wildlife Observations
5. Topsoil
6. Pollutants
7. Signage
8. Wetland Recommendations (as applicable)

a. Financial Guarantee Release
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Memo 
Subject: JSP26-27 – Providence Meadows PSLR Concept Traffic Review  
 
The PSLR 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, Robertson Brothers Home, is proposing 157 townhomes. 
2. The development is located on the west side of Providence Parkway, south of Grand River Avenue. Providence 

Parkway is classified as a private street and Grand River Avenue is under the jurisdiction of the Road Commission for 
Oakland County (RCOC). 

3. The site is zoned I-1 (Light Industrial). The applicant is proposing a PSLR (Planned Suburban Low-Rise) Overlay 
District. 

4. The following traffic-related deviation is being requested by the applicant: 
a. Parking along street with centerline radius less than 230’.  

5. The following traffic-related deviation may be required if changes are not made to the plans: 
a. Sidewalk only proposed on one side of roadway. 

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

 
ITE Code: 220 – Multifamily Housing (Low-Rise) 
Development-specific Quantity: 157 Units 
Zoning Change: I-1 with PSLR Overlay 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 68 52 100 No 
PM Peak-Hour Trips 83 51 100 No 

Daily (One-Directional) Trips 1004 - 750 Yes 
 

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

Trip Impact Study Recommendation 

Type of Study: Justification 
Traffic Impact Statement 

(TIS) 
The applicant submitted a revised TIS that was reviewed under a separate 

letter.  
 

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 Remarks 
1 Driveway Radii | O Figure IX.3 25’ and 15’ at 

emergency 
access drive 

Met  

2 Driveway Width | O Figure IX.3 28’ and 20’ at 
emergency 
access drive 

Met  

3 Driveway Taper | O Figure IX.11    
3a Taper length None 

proposed 
N/A  

3b Tangent None 
proposed 

N/A  

4 Emergency Access | O 11-194.a.19 2 access 
points 

Partially Met The applicant should get 
approval for the proposed 
removable bollards at each 
end of the emergency 
access road instead of the 
standard emergency break-
away gate.   

5 Driveway Sight Distance | O Figure VIII-
E 

500’ minimum Met  

6 Driveway Spacing - N/A Proposed driveway not on a 
major arterial. 

6a Same-side | O 11.216.d.1.d - N/A  
6b Opposite side | O 11.216.d.1.e - N/A  

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://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
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
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
7 External Coordination (Road Agency) Not indicated Inconclusive Coordination with RCOC will 

be required for work along 
Grand River Avenue. 

8 External Sidewalk | Master Plan & EDM 8’ proposed 
on the east 
side of 
Harborfield 
Drive 

Met  

9 Sidewalk Ramps | EDM 7.4 & R-28-K Indicated and 
detail provided 

Partially Met Sidewalk is proposed on 
only one side of 
Harborfield Drive, a 
deviation will be required.  

10 Any Other Comments: Phase 1 consists of buildings 1-12, Phase 2 consists of 
buildings 13-26. 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading Zone | ZO 5.4 - N/A  
12 Trash Receptacle | ZO 5.4.4 Curbside trash 

pick-up 
indicated 

Met  

13 Emergency Vehicle Access Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 24’  Met  
15 End Islands | ZO 5.3.12 Dimensioned Met  
15a Adjacent to a travel way    
15b Internal to parking bays    
16 Parking Spaces | ZO 5.2.12 190 spaces in 

Phase 1, 204 
spaces in Phase 
2 

 See Planning review 
letter.  

17 Adjacent Parking Spaces | ZO 
5.5.3.C.ii 

<15 spaces per 
bay 

Met  

18 Parking Space Length | ZO 5.3.2 17’ Met  
19 Parking Space Width | ZO 5.3.2 9’ Met  
20 Parking Space Front Curb Height | 

ZO 5.3.2 
4” in detail Partially Met 4” required in front of 17’ 

parking spaces, 6” 
required everywhere else 

21 Accessible Parking – number | ADA 2 proposed in 
each phase 

Met  

22 Accessible Parking – size | ADA 9’ with 9’ aisle Met  
23 Number of Van Accessible Space | 

ADA 
2 proposed in 
each phase 

Met  

24 Bicycle Parking    
24a Requirement | ZO 5.16.1 16 proposed in 

each phase 
Met  

24b Location | ZO 5.16.1 Multiple 
locations 
indicated 

Met  

https://www.cityofnovi.org/community/ride-and-walk-novi/
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://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://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
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
24c Clear Path from Street | ZO 5.16.1 7’ in front of 

parking and not 
indicated, 6’ 
required 

Not Met With the 2’ overhang at 
17’ spaces, there is only 5’ 
of clear space in front of 
some of the locations. The 
location near building 5 
does not have a clear 
path. 5’ sidewalk at 
location between building 
11 and 12.  

24d Height of Rack | ZO 5.16.5.B 3’  Met  
24e Other (Covered / Layout) | ZO 

5.16.1, Text Amendment 18.301  
Provided Met  

25 Sidewalk – min 5’ wide | Master Plan 5’ and 7’ Met  
26 Sidewalk Ramps | EDM 7.4 & R-28-

K 
Indicated and 
detail provided 

Met  

27 Sidewalk – distance back of curb | 
EDM 7.4  

6’ Met  

28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G 28’ wide, ≥100’ 

radius 
Met  

30 Turnaround | ZO 5.10 Partially 
dimensioned 

Partially Met Dimension all radii in 
future submittal.  

31 Any Other Comments: 
 

Per Section 5.10.1.B.iv – “Adjacent parking and on-street 
parking shall be limited near curves with less than 230’ 
centerline radius”. The applicant is requesting a deviation to 
allow on-street parking on curves with a centerline radius of 
less than 230’.  

 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing - sizes | MMUTCD Provided Met  
33 Signing Table - quantities and sizes Provided Met Could provide pedestrian 

crossing signs (W11-2/W16-
7p) at mid-block crosswalks.  

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

Provided Met  

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or greater 
U-channel post | MMUTCD 

Provided Met  

36 Sign bottom height of 7’ from final grade | 
MMUTCD 

Provided Met  

37 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 

Provided Met  

38 FHWA Standard Alphabet series used for 
all sign language | MMUTCD 

Provided Met  

39 High-Intensity Prismatic (HIP) sheeting to 
meet FHWA retro-reflectivity | MMUTCD 

Provided Met  

40 Parking space striping notes | MMUTCD Provided Met  

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/e3dgnffm/18301-text-amendment-signed-072224.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=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
41 The international symbol for accessibility 

pavement markings | ADA | MMUTCD 
Provided Met  

42 Crosswalk Pavement Marking Detail | 
MMUTCD 

Provided Met  

43 Any Other Comments: 
 

 

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi 
to ensure referring to the latest standards and Ordinances in its entirety.  

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

Sincerely,  

AECOM 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PE 
Project Manager 

 

https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=2682785&category=MMUTCD&subCategory=2025%20MMUTCD&subCategoryIndex=subcat2MMUTCD&categoryPrjNumbers=3013114,1403854,2682785,1403855,3013113
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To: 
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CC: 
Lindsay Bell, Diana Shanahan, Brad Doane, Humna 
Anjum, Kate Purpura  

  AECOM 
39575 Lewis Drive Suite 400 
Novi, MI 48377 
USA 
aecom.com 
 
Project name: 
Providence Parkway Development 
TIS Review  
From: 
AECOM 
 
Date: 
August 6, 2026 

  
 

 

Memo 
Subject: Providence Parkway Development TIS Review  
 
The Traffic Impact Study was reviewed to the level of detail provided, and AECOM recommends approval of the Traffic 
Impact Study.  

GENERAL COMMENTS 
1. The memo will provide summary of the report findings section-by-section basis following the format of the submitted 

report with review comments wherever applicable. 
2. The project is generally located on the southwest quadrant of the Grand River Avenue and Beck Road intersection.  
3. The proposed access plan includes one (1) full access driveway located off Providence Parkway with emergency 

vehicle access provided via Grand River Avenue.  
4. The development consists of 163 single-family attached dwelling units.  

BACKGROUND DATA  
1. The following roadways were included in the study: 

a. Grand River Avenue: East/West, 50 mph, 5-lanes with two lanes of travel in each direction and a two-way 
left turn lane (TWLTL). 

b. Wixom Road: North/South 
i. South of Grand River Avenue: 35 mph, 4-lanes with two northbound lanes, one southbound lane, 

and a center TWLTL. 
ii. North of Grand River Avenue: 45 mph, 5-lanes with two lanes of travel in each direction and a 

TWLTL. 
c. Beck Road: North/South 

i. South of Providence South Drive: 45 mph, 3-lanes with one lane of travel in each direction and a 
TWLTL.  

ii. Between Providence South Drive and Grand River Avenue: 45 mph, 4-lanes with one northbound 
lane, two southbound lanes, and a center TWLTL. 

iii. North of Grand River Avenue: 40 mph, 4-lanes with two lanes of travel in each direction.  
d. 12 Mile Road: East/West, 55 mph, 2-lanes with one lane of travel in each direction.  
e. Providence Parkway: Loop around Providence Hospital Campus, 25 mph, 3-lanes with one lane of travel in 

each direction and a center TWLTL.  
f. Providence South Drive: East/West 

i. West of Beck Road: 4-lane divided cross-section with two lanes of travel in each direction.  
ii. East of Beck Road: 2-lanes with one lane of travel in each direction. 
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g. W. Market Square: North/South, 2-lanes with one lane of travel in each direction. 
2. Turning movement counts were taken on Tuesday, June 24, 2025. 

a. AM peak hour was identified as 8:00 AM to 9:00 AM and the PM peak hour was identified as 4:30 PM to 
5:30 PM.  

b. Novi Schools were not in session when the counts were taken, however, historical SCATS data was 
obtained and evaluated, and the results showed the collected traffic volumes were higher than the 
historical school day volumes. Therefore, no adjustments were applied. 

EXISTING (2025) CONDITIONS 
1. Timing permits run off SCAT, applicant input base phasing timing and optimized the phasing times based on the 

cycle length.  
2. Grand River Avenue and Wixom Road experienced the following failing LOS: 

a. AM Peak Hour: 
i. LOS F – Westbound left-turn and northbound left-turn movements 
ii. LOS E – Eastbound left-turn, northbound shared through/right, and southbound left-turn 

movements 
iii. Significant queues were observed for the eastbound left-turn, northbound through/right, and 

southbound left-turn throughout the AM peak hour.  
iv. SimTraffic Review: Queues observed for the westbound/northbound left-turn movements but were 

processed through the intersections within 1-2 cycle lengths. 
b. PM Peak Hour: 

i. LOS F – Westbound left-turn movements, northbound approach, and southbound approach.  
ii. LOS E – Eastbound left-turn movements and the westbound right-turn movements.  
iii. Throughout the PM peak hour long queues were observed for the eastbound left-turn, westbound 

through, and northbound through/right movements.  
iv. SimTraffic Review: Queues were observed but dissipated throughout the PM peak hour for the 

westbound left-turn & right-turn, northbound left-turn and the southbound left-turn movements.  
3. Grand Avenue and Providence Parkway experienced the following failing LOS: 

a. PM Peak Hour: 
i. LOS E – Southbound approach 
ii. LOS F – Northbound shared through/left movement  
iii. SimTraffic Review: Occasional periods of vehicle queues were observed along the minor street 

approaches; the queues were observed to dissipate and not be present throughout the peak 
hours.  

iv. TMC video review confirms that adequate gaps were present within the traffic along Grand River 
Avenue for vehicles existing along Providence Parkway.  

4. Grand River Avenue and Beck Road experienced the following failing LOS: 
a. AM Peak Hour:  

i. LOS E – Westbound/northbound/southbound left-turn movements 
ii. SimTraffic Review: Queues observed for the eastbound left-turn, northbound shared through/right, 

and southbound left-turn movements, but were processed through the intersections within 1-2 
cycle lengths.  

b. PM Peak Hour: 
i. LOS E – All left-turn, westbound right-turn, and the northbound shared through/right movements 
ii. Throughout the majority of the peak hour, long queues were observed for the eastbound left-turn 

and westbound right-turn movements.  
iii. SimTraffic Review: Queues were observed but dissipated throughout the peak hour for the 

westbound left-turn, northbound shared through/right, and southbound left-turn movements.  
5. Beck Road and Providence South Drive experienced the following failing LOS: 

a. AM Peak Hour: 
i. LOS E – Eastbound left-turn movement 
ii. SimTraffic Review: No residual queueing was observed 
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BACKGROUND CONDITIONS 2033 
1. An annual growth rate of 0.5% was applied to the existing traffic to determine the 2033 build year data, based on the 

SEMCOG population and employment forecasts. 
2. One background development was identified within the vicinity of the project (El Car Wash – 48648 Grand River 

Avenue). 
a. Projected trip generated by the background development was applied to the study roadway network.  

3. The LOS was impacted in a negative manner at the following intersection movements: 
a. Grand River Avenue & Wixom Road: PM Peak Hour – Eastbound left-turn (E to F) 

i. Change of 17.0 seconds 
b. Grand River Avenue & Providence Parkway: AM Peak Hour – Northbound through/left (D to E) 

i. Change of 5.8 seconds 
c. Grand River Avenue & Beck Road: AM Peak Hour – Northbound through/right (D to E) 

i. Change of 0.9 seconds 
d. Grand River Avenue & Beck Road: PM Peak Hour – Northbound left-turn (E to F)  

i. Change of 1.8 seconds 

TRIP GENERATION 
1. ITE Trip Generation Manual, 11th Edition was utilized to calculate the trip generation. Land Use Code 215 Single-

Family Attached Housing fitted curve was used. 
a. 1,192 trips daily 
b. 79 trips in the AM peak hour (20 In and 59 Out) 
c. 94 trips in the PM peak hour (55 In and 39 Out) 

2. The subject property is proposed to be rezoned from I-1 (Light Industrial District) zoning to RM-2 (High-Density, Mid-
Rise Multiple Family District) zoning. 

3. Study state that “Review of the ITE land use descriptions indicates that the Warehouse (LUC 720) and Research 
and Development (LUC 760) use generates the highest number of trips and best matches the uses defined by the 
Ordinance and permitted by right under the existing I-1 zoning.” 

a. LUC 720 resulted in 2,574 trips for the weekday, 205 trips in the AM peak hour, and 224 trips in the PM 
peak hour 

b. LUC 760 resulted in 984 trips for the weekday, 92 trips in the AM peak hour, and 89 trips in the PM peak 
hour. 

4. The rezoning trip generation comparison resulted in -1,382 trips for the average daily traffic, -126 trips for the AM 
peak hour, and -130 trips for the PM peak hour.  

SITE TRIP DISTRIBUTION 
1. Trip distribution was calculated based on the proposed site access plan, existing peak hour traffic patterns, and 

methodologies published by ITE.  
a. The largest portion of traffic is assumed to be entering/exiting to the north via Beck Road. 

2. Site-generated traffic intending to travel outbound to the west was assumed to utilize the existing signalized 
intersection at Grand River Avenue & West Market Street with the justification provided:  

a. More efficient and safe route in comparison to the stop-controlled intersection of Grand River Avenue & 
Providence Parkway.  

The additional traffic being distributed at the intersection of Grand River Avenue and West Market Square impacted the 
northbound approach very minimally when compared to the previous distribution.  

FUTURE (2033) CONDITIONS 
1. The future conditions analysis indicates the proposed site driveway is expected to operate at an acceptable LOS 

during both peak periods.  
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2. All approaches and movements are expected to operate in a similar manner to the background condition analysis 
with the exception of the following: 

a. Grand River Avenue & Wixom Road: PM Peak Hour – Westbound left-turn movement (LOS F: +4.6 sec) 
b. Grand River Avenue & Providence Parkway: PM Peak Hour – Southbound approach (LOS F: +19.8 sec) 
c. Grand River Avenue & Providence Parkway: PM Peak Hour – northbound approach (LOS F: + 66.9 sec) 

3. The site driveways are expected to operate at LOS A during the AM peak period and LOS B during the PM peak 
period. 

4. SimTraffic simulation resulted in generally acceptable operations during both peak periods. Queues along 
Providence Parkway were observed to dissipate within peak periods.  

a. Applicant suggested a “Do Not Block Intersection” sign on the northbound Providence Parkway approach.  

FUTURE OPERATIONS WITH IMPROVEMENTS 
1. Grand River Avenue Intersections (Wixom Road and Beck Road) 

a. Applicant states the recent improvements to the I-96 flex lanes are anticipated to reduce the demand on 
the Grand River corridor.  

b. No mitigation measures were recommended. 
2. Grand River Avenue & Providence Parkway 

a. A signal warrant study was carried out, and study indicates that a traffic signal is currently warranted at the 
Grand River Avenue & Providence Parkway intersection. 

b. The applicant presented Gap study findings in the updated TIS report as follows: 
i. A gap study was performed on the traffic counts videos captured on Tuesday, June 24, 2025, on 

Grand River Avenue at the intersection of Providence Parkway.  
ii. Based on the AASHTO Green Book Table 9-5, the critical headway required for northbound left-

turning vehicles is 8.5 seconds.  
a. 220 gaps were available during the AM peak hour 
b. 172 gaps were available during the PM peak hour 

iii. Study suggests sufficient gaps were present to accommodate the northbound left-turning vehicles 
on Providence Parkway.  

CRASH ANALYSIS 
1. Five years of crash data was analyzed, and five crashes were reported at the intersection of Grand River Avenue 

and Providence Parkway. 
2. No fatal, type A, or type B injuries were reported.  

CONCLUSIONS 
1. The existing conditions indicate the following study intersections have at least one or more approaches/movements 

operating at a failing LOS: 
a. Grand River Avenue & Wixom Road 
b. Grand River Avenue & Providence Parkway 
c. Grand River Avenue & Beck Road 
d. Beck Road & Providence South Drive / Central Park Boulevard 

2. The background conditions indicated that all approaches and movements at the study intersections are projected to 
operate in a similar manner to the existing conditions with the exception of the following: 

a. Grand River Avenue & Wixom Road 
b. Grand River Avenue & Providence Parkway 
c. Grand River Avenue & Beck Road 

3. The building conditions indicated that all approaches and movements at the study intersections are projected to 
operate in a similar manner to the background conditions with the exception of the following: 

a. Grand River Avenue & Wixom Road 
b. Grand River Avenue & Providence Parkway 
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c. Grand River Avenue & Beck Road 
4. No mitigation measures were recommended at the intersections of Wixom Road and Beck Road along the Grand 

River Avenue corridor. Applicant suggested a “Do Not Block Intersection” sign on the northbound Providence 
Parkway approach. 

COMMENTS FROM RCOC 
RCOC has no plans to signalize this intersection.  The delays observed at this intersection occur on Providence Park Dr, a 
private roadway.  Since the delays occur on this private roadway, the costs of signalizing this intersection would be the 
responsibility of the private property owners not the RCOC.   
 

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

Sincerely,  

AECOM 

  

 

Carlie delaPaz 
Traffic Engineer 

Saumil Shah 
Project Manager 
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August 12, 2026 

 

City of Novi Planning Department 

45175 W. 10 Mile Rd.  

Novi, MI      48375-3024 

 

 

Attn:  Lindsay Bell, Director of Planning 

 

Re:  FACADE ORDINANCE  

 Providence Meadows JSP25-27 (PLSR) 

 Façade Region: 1  

  

Dear Mrs. Bell, 

 

The following Facade Review is based on the drawings prepared by 4545 Architecture 

dated 10/3/25. This project is subject to the Façade Ordinance Section 5.15, and the 

Planned Suburban Low-Rise Ordinance (PLSR) Section 3.21. The percentages of materials 

proposed for each façade are as shown in the tables below. Materials and designs in non-

compliance are highlighted. I should be noted that elevations for the 3, 4, 5, 6 & 8 - unit 

Townhomes were provided. Elevations for the Stacked Ranch units (Buildings 1 & 8) were 

not provided, therefor measurements of façade materials could not be performed. Comment 

related to the Stacked Ranch units are based only on the small rendering included in the 

Site Plan Narrative. 

 

3 Unit Building Front Left Right Rear 
Ordinance Maximum 

(Minimum) 

Brick 
37% 44% 44% 30% 

100%                       

(30% Minimum) 

Cement Fiber Siding, Horizontal 34% 48% 48% 37% 50% 

Trim 8% 8% 8% 5% 15% 

Asphalt Shingles 21% 0% 0% 28% 50% (Footnote 14) 

 

4 Unit Building Front Left Right Rear 
Ordinance Maximum 

(Minimum) 

Brick 
38% 44% 44% 37% 

100%                       

(30% Minimum) 

Cement Fiber Siding, Horizontal 31% 48% 48% 30% 50% 

Trim 8% 8% 8% 5% 15% 

Asphalt Shingles 23% 0% 0% 28% 50% (Footnote 14) 

Façade Review Status:  

• Section 5.15 – Not Approved, Insufficient 

information on the Stacked Ranch units. 

• Section 3.21 – Not Approved due to significant 

deviations. 



 

Page 2 of 3  

 

 

5 Unit Building Front Left Right Rear 
Ordinance Maximum 

(Minimum) 

Brick 
38% 44% 44% 33% 

100%                       

(30% Minimum) 

Cement Fiber Siding, Horizontal 30% 48% 48% 34% 50% 

Trim 9% 8% 8% 5% 15% 

Asphalt Shingles 23% 0% 0% 28% 50% (Footnote 14) 

 

6 Unit Building Front Left Right Rear 
Ordinance Maximum 

(Minimum) 

Brick 
38% 44% 44% 30% 

100%                       

(30% Minimum) 

Cement Fiber Siding, Horizontal 30% 48% 48% 37% 50% 

Trim 8% 8% 8% 5% 15% 

Asphalt Shingles 24% 0% 0% 28% 50% (Footnote 14) 

 

8 Unit Building Front Left Right Rear 
Ordinance Maximum 

(Minimum) 

Brick 
38% 44% 44% 32% 

100%                       

(30% Minimum) 

Cement Fiber Siding, Horizontal 30% 48% 48% 35% 50% 

Trim 8% 8% 8% 5% 15% 

Asphalt Shingles 24% 0% 0% 28% 50% (Footnote 14) 

 

Façade Ordinance 5.15 - As shown above all Townhome facades are in full compliance 

with the Façade Ordinance. A Section 9 Waiver is not required for the Townhomes. 

Compliance of the Stacked Ranch units could not be determined due to the lack of 

elevations.    

 

Planned Suburban Low-Rise Ordinance (PLSR Overlay District, Section 3.21) 

Section 3.21.C requires that certain additional Building Design Standards be met, as 

follows; 

 

(viii) All buildings shall have a maximum length of 180 feet. The largest building proposed 

(Buildings 1 & 8) are 170’ long. Complies 

 

(i) Maximum Height 35’, 2.5 Stories. The Townhomes are 32’ measured to the midpoint 

of the sloped roof. Complies. 

 

(ii.a.1) Offsets of 4’ minimum shall be provided every 50’. The Townhomes do not comply. 

The Stacked Ranch units (Buildings 1 & 8) appear to comply.  
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(ii.a.2) The front and rear elevations shall have entrance doors spaced not more than 60’. 

Complies. 

 

(ii.a.3) The entrances shall be recessed 4’ minimum and be located under a covered porch 

6’ minimum in depth. The townhomes do not comply. The Stacked Ranched appear to 

comply. 

 

(ii.b.1) Roofs shall be designed with gables and/or hip roof lines. The Townhomes do not 

comply, only shed rooflines are used on the front façade. The Stacked Ranch units appear 

to comply. 

 

(ii.b.2) Roof shall include multiple dormers and or gables to limit the amount of roofing 

material to a maximum of 70%. The townhomes do not comply. The Stacked Ranched 

appear to comply. 

 

(ii.b.3) Roofs shall have a 1’ minimum overhang. Complies. 

 

(ii.b.3) Roofs shall have minimum slope of 6:12. The Townhomes do not comply. The roof 

slopes appear to be 1:5. The Stacked Ranched appear to comply. 

 

(ii.b.4) All roofs shall be shingles or tile design of fiberglass, asphalt, wood, slate ceramic 

tile or metal. Complies. 

 

(ii.b.5) Solar collectors are allowed. No solar collectors are indicated. Complies.  

 

(ii.c.1) Windows shall be of a multiple pane or divided lite design. The maximum 

undivided lite shall not exceed 6 square feet in size. Does not comply. 

 

(ii.c.2) Windows shall not exceed 15’ in width. Complies. 

 

(ii.c.3) Windows shall have trim such as shutters or decorative moldings. Does not comply. 

 

Summary – It is our recommendation that the proposed designs for both the Townhomes 

and Stacked Ranch units have significant deviations from the minimum Design Standards 

set forth in the PLSR Ordinance.    

  

 

Sincerely, 

DRN & Associates, Architects PC 

 

 

Douglas R. Necci, AIA 
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July 29, 2026 
 
 
TO: Lindsay Bell – Director of Planning 
       Brad Doane - Planner 
       Diana Shanahan – Planner 
       Stacey Choi – Planning Assistant 
 
RE: Providence Meadows 
 
PSP26-034 
JSP26-0027 
JZ25-24 (FKA - Providence Park West – revised 10/2025)  

 
Project Description:  
Build 33 Multi-tenant residential structures off Providence Parkway 
 
Comments: 

1. Corrected from previous review on 10/29/25 - Plan Set page C-
21 was CORRECTED for revised for Fire Truck turning radii and is 
now acceptable.  

2. All fire hydrants MUST be installed and operational prior to any 
combustible material is brought on site. IFC 2015 3312.1 

3. For new buildings and existing buildings, you MUST comply with 
the International Fire Code Section 510 for Emergency Radio 
Coverage. This shall be completed by the time the final 
inspection of the fire alarm and fire suppression permits. 

4. The location of all “fire lane – no parking” signs are to be shown 
on the site plans.  (Fire Prevention Ord.). Add locations on Plan 
Set Sheet C-21 to coordinate with Fire Truck turning radii., and 
common area public parking spaces.   

5. The minimum width of a posted fire lane is 20 feet.  The minimum 
height of a posted fire lane is 14 feet.  (D.C.S Sec. 158-99(a).) 

6. All new multi-residential buildings shall be numbered.  Each 
number shall  be a minimum 10 inches high, 1 inch wide and be 
posted at least 15 feet above the ground on the building where 
readily visible from the street. (Fire Prevention Ord.) 

7. Fire hydrant spacing shall be measured as “hose laying 
distance” from fire apparatus.  Hose laying distance is the 
distance the fire apparatus travels along improved access 
routes between hydrants or from a hydrant to a structure. 

8. No part of a commercial, industrial, or multiple residential area 
shall be more than 300 feet from a hydrant.  (D.C.S. Sec. 11-68 
(f)(1)c.1) – NOTE – 2 hydrants may need to be added to the 
water main(s), on Plan set C-10.  
#1- near the north side of area between Buildings #22 & #23. 
#2 – near the north side of Building #26.    

9. A hazardous chemical survey is required to be submitted to the 
Planning & Community Development Department for 
distribution to the Fire Department at the time any Preliminary 

CITY COUNCIL 
 
Mayor 
Justin Fischer 
 
Mayor Pro Tem 
Laura Marie Casey 
 
Dave Staudt 
 
Brian Smith 
 
Matt Heintz 
 
Priya Gurumurthy 
 
Aaron Martinez 
 
City Manager 
Victor Cardenas 
 
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 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 



Site Plan is submitted for review and approval.  Definitions of 
chemical types can be obtained from the Fire Department at 
(248) 735-5674.

10. Water mains and fire hydrants shall be installed prior to
construction above the foundation.  Note this on all plans.

11. The building address is to be posted facing the street throughout
construction.  The address is to be at least 3 inches high on a
contrasting background.  Note this on all plans.

12. Prior to construction above the foundation of all multi-residential
buildings and single-family dwellings, all roads are to be paved.
Note this on all plans.

Recommendation:  
The Fire Dept. does not have any objections, as long as the above 
comments are met for final review.   

Items #4 & #8, will need to be addressed for next review. 

Sincerely, 

Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
cc: file 
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L A W  O F F I C E S  
LANDRY, MAZZEO, DEMBINSKI & ST EVENS,  P .C.  

37000 GR A N D  RI V E R  AV E N U E ,  SU I T E  2 0 0  
  FA R M I N G T O N  HI L L S ,  MI C H I G A N   48335    
 www.lmdlaw.com     Office:  (248) 476-6900 

D. B. LANDRY      Direct:  (248) 919-3783 
dlandry@lmdlaw.com      Fax:      (248) 476-6564 
  

August 27, 2026           
        

                                             
Lindsay Bell    Via E-Mail:  L bell@cityofnovi.org 
Planning Director 
City of Novi Planning Department  
45175 10 Mile Rd 
Novi, MI  48375 
 
Re:     Providence Meadows JZ26-0030 with ZMA 18.754  MPZ Narrative 

Property south of Grand River west of Providence Parkway  
Parcel Numbers 22-17-101-012 and 22-17-101-010 
Novi, MI 
 

Whitehall Real Estate Interests and Robertson Brothers Homes request consideration 
from the Master Planning Committee for a rezoning proposal for the approximately 31-
acre property south of Grand River Avenue and west of Providence Parkway. We are 
requesting approval under the Planned Suburban Low-Rise Overlay District (PSLR) to 
allow a for-sale residential community with townhomes and stacked ranch (single-level 
living) homes. 

We have been working with the city administration on this project for some time.  We 
initially proposed this as a rezoning with a Planned Rezoning Overlay (PRO).  We have 
made significant progress.  However, one issue which has come up is that with a 
rezoning with PRO the two parcels to the north, as zoned I-1, would become in some 
respects a non-conforming use with respect to parking setbacks, etc.  A means of 
avoiding that would be to develop the project under the Planned Suburban Low-Rise 
Overlay District (PSLR).  Under that avenue the underlying zoning remains and thus, 
the two parcels to the north would not be affected.  This is exactly the process that was 
used when the parcel to the south was developed from Industrial to Residential, i.e., 
The Villas at Stonebrook.  

We are requesting consideration from the Planning Commission Master Plan and 
Zoning committee of this proposal. 

 

http://www.lmdlaw.com/


CONTEXT OF THE SITE 

The parcel is south of Grand River Ave and immediately west of Providence Parkway, 
adjacent to Henry Ford Providence Hospital.  Below is an overhead view of the site to 
provide context: 

 

 

MASTER PLAN CONSIDERATIONS 

The property is currently zoned I-1.  It is included in the current Master Plan as 
Industrial/Office.  We believe the current Industrial zoning and Industrial/Office 
designation are no longer the best use of the site reflecting market demand. Industrial 
zoning has been significantly reduced in the area and this parcel is particularly not well 
suited for Industrial development regardless. The surrounding area has evolved 
significantly, with much of the property surrounding the Henry Ford Providence Hospital 
campus planned for and developed as Suburban Residential uses, including single-
family neighborhoods and senior housing. Residential development on this site would 
logically continue that existing pattern rather than introduce another industrial use, and 



Providence Meadows will provide for a more attainable price point than other 
developments soon to be built in Novi. 

Below are two maps depicting the properties currently zoned Industrial in this area and 
the Future Land Use Map for this area. 

ZONING MAP 

 

FUTURE LAND USE MAP

  



As you can see the Industrial uses are shrinking.  The property immediately to the 
south, while zoned I-2, has been developed as residential, The Villas at Stonebrook, 
under the PSLR overlay.  The parcel to the immediate west of the Villas at Stonebrook 
is also being developed residential.  The large parcel to the west at the corner of Wixom 
Rd and Grand River, while zoned Industrial, has long been developed as commercial 
under a Consent Judgment and one site has remained vacant. The industrial uses in 
this area of the City have shrunk significantly. 

Moreover, the potential for this site to ever be developed Industrial is virtually nil.  There 
are two reasons for this.  First, there is little demonstrated market demand for industrial 
or office development at this location. The property has been marketed by CBRE since 
2009 without meaningful interest from industrial, research, or office users. The site's 
limited frontage and visibility along Grand River Avenue and other physical constraints 
make it a challenging location for these uses.  Secondly, to develop this property as 
Industrial would require developing an Industrial roadway out to Grand River Ave.  That 
has in fact been explored and the results are that to develop such a roadway would cost 
more than the value of the property.  Thus, this parcel will never be developed as 
Industrial property. 

As anticipated by the City years ago, the development of Henry Ford Providence 
Hospital has changed the character of this area of the City.  The areas to the east, 
south and west of the Hospital have developed mainly as residential.  Residential 
development is well suited to this area given its proximity to the hospital, major 
employment centers, transportation routes, and surrounding neighborhoods.  The 
current Master Plan housing analysis suggests to “Identify specific areas in the city in 
proximity to healthcare and recreational facilities to enable the population of Novi to age 
in place.”  (MP page 45).  A Planned Suburban Low-Rise Overlay District (PSLR) would 
allow a for-sale residential community with townhomes and stacked ranch (single-level 
living) homes as proposed.  This planned, lower-intensity residential development 
provides a more appropriate transition than higher-intensity commercial or industrial 
development. 

Finally, Henry Ford Providence Hospital supports the proposed residential use and full 
vehicular access from Providence Parkway. With more than 2,000 employees at the 
campus, the development provides an opportunity to add attainable housing close to a 
major employment center and offers a convenient housing option for hospital 
employees, young professionals, first-time buyers, and active adults. An access 
easement is now in place providing full access to Providence Parkway. Overall, we 
believe the PSLR rezoning is a logical next step for this property. It reflects the area's 
current residential land-use pattern, responds to market conditions, preserves the 
development rights of the properties to the north, provides an appropriate transition from 



the hospital to the existing industrial properties, protects the neighboring residential 
community to the south, and has the support of the adjacent hospital campus. 

We look forward to 
discussing this project with 
the Planning Commission 
MPZ Committee on 
September 23, 2026.  
Thank you. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

      Very Truly yours: 
      
      LANDRY, MAZZEO, DEMBINSKI 
      & STEVEN, PC 
 
      David B. Landry 
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COMMERCIAL REAL ESTATE SERVICE 

Edward Wujek
  

  Vice Chairman 

    Advisory & Transaction Services  

2000 Town Center 
Suite 2200 
Southfield, MI 48075 

+1 248 351 2058 Office
edward.wujek@cbre.com

August 27, 2026 

Gary Steven Jonna   
President, Whitehall Community Management  
39525 13 Mile Road  
Suite 250  
Novi, MI 48377  

Dear Gary,  

As you know, West Park has been actively marketed by our firm for upwards of 13+ years. A lot has occurred during that 
timeframe, with most of the build to suit and spec activity at the earlier end.  We’ve presented the site to several interested 
users over that timeframe but were overlooked for other more competitive sites that do not have the same challenges that we 
have.   

Per our discussion, I’ve compiled several sites that would be considered “competition” with our West Park site at Grand River 
west of Beck.  As you can see, there are several sites within the City of Novi that would compete head to head on new build-to-
suit light industrial projects where their land costs are substantially lower (given West Tech’s entrance road challenge off Grand 
River) not to mention the fact that there are several “pad ready” sites with utilities stubbed and are essentially shovel ready.  
These sites are several months ahead and lower cost options and arguably superior locations.  Given the current appetite for new 
construction and the associated costs, we foresee a very long window to absorb light industrial land sites with a heavy 
concentration on the lower cost, better located sites below placing West Tech in a second-tier category with a much longer 
development window. Of note, when we reviewed the market in April 2025, the same sites were referenced (i.e. there has been 
no change and no new development on the “pad ready” sites mentioned). 

This does not include any of the vacant land along Meadowbrook between 11 Mile and 12 Mile, OST land owned by Northern 
Equities nor does it include any of the individual sites along Grand River.   There are also several sites in Wixom not included in 
this mix that would also be considered competitive.  

They are attached and summarized below: 

• Campus Park @ 11 Mile/Meadowbrook (Whitehall) – pad ready site for a 50KSF BTS w/ freeway ramp visibility

• Novi Corporate Campus (Dembs) – site plan approved for a 76KSF footprint on 12 Mile adjacent to Nachi as well as two
sites in the park that are pad ready.

• 12 Mile (General Development) – Marketing two sites on the south side of 12 Mile, one for up to 85KSF and the other
for up to 125KSF.

• Mahle Land on Haggerty North of 9 Mile – 9.08 acres zoned OS4.

If you have any questions or are in need more information, please feel free to reach out.   

Sincerely,  

Edward Wujek CBRE, Inc.  



 

 
  



 

 
  



 

 
  



 

 
 



 

 

EDWARD WUJEK 
Executive Vice President 

+1 248 351 2058 
edward.wujek@cbre.com 

KELLY CUBBIN 
Vice President 

+1 248 936 6852 
kelly.cubbin@cbre.com 

    PROPERTY FEATURES 
  
  ∙  Up to 7.67 Acres 

  ∙  Outstanding build-to-suit opportunity within   
                   Beck North Corporate Park, one of Novi's                     
Premier International Corporate Campuses 

  ∙  Join notable companies such as Denso, Mando, 
                   Creform, BLM Group, Metalsa, Broad 
                   Ocean and More 

  ∙  Close Proximity to Amenities and Shopping  
                   Destinations including Twelve Oaks Mall and  
                   West Oaks Shopping Center 

  ∙  Beck Road and Novi Road Interchanges Offer  
                   Quick, Convenient Access to I-96  

  ∙  Zoned: Light Industrial  

 

BUILD TO SUIT OPPORTUNITY   

BECK NORTH CORPORATE PARK 

  

 



 

 

EDWARD WUJEK 
Executive Vice President 

+1 248 351 2058 
edward.wujek@cbre.com 

KELLY CUBBIN 
Vice President 

+1 248 936 6852 
kelly.cubbin@cbre.com 

     
© 2023 CBRE, Inc. All rights reserved. This information has been obtained from sources believed reliable, but has not been 
veri�ied for accuracy or completeness. You should conduct a careful, independent investigation of the property and verify all 
information. Any reliance on this information is solely at your own risk. CBRE and the CBRE logo are service marks of CBRE, Inc. 



 

 

EDWARD WUJEK 
Executive Vice President 

+1 248 351 2058 
edward.wujek@cbre.com 

KELLY CUBBIN 
Vice President 

+1 248 936 6852 
kelly.cubbin@cbre.com 

All other marks displayed on this document are the property of their respective owners. Photos herein are the property of their 
respective owners. Use of these images without the express written consent of the owner is prohibited. 
© 2023 CBRE, Inc. All rights reserved. This information has been obtained from sources believed reliable, but has not been 
veri�ied for accuracy or completeness. You should conduct a careful, independent investigation of the property and verify all 
information. Any reliance on this information is solely at your own risk. CBRE and the CBRE logo are service marks of CBRE, Inc. 

BUILD TO SUIT OPPORTUNITY   

BECK NORTH CORPORATE PARK 
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Executive Vice President 
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Vice President 
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All other marks displayed on this document are the property of their respective owners. Photos herein are the property of their 
respective owners. Use of these images without the express written consent of the owner is prohibited. 



 

 
  

 

 



 

 
  

 

 

 

 

 

 

 

 

  

 

 



 

 
  

 
 

 
  

 
  

 
  

 
  

 
 

 
 

 



 

 
  



 

 
     

   

 
 

 
 

 

 

 
 

 
 
 

 
 

  

 



 

 
  

    

 

 

    

 

    

    

 

    

  

 

    

 



 

 
  

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 

 
 

 
 

 



 

 
 

   
 

 
 

 
 

 
 

 
 

 
 
 
 
 

 



 

 
  

 

  

 

 

 



 

 
  

 

  
 

  

  

  

  

  

  

  

  

  

 

 
 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 

    
       

     

 



Development Opportunity 
±9.08 Acres | Haggerty Road | Farmington Hills, MI PRICE: $4,500,000

N

H
aggerty Road  | 14,271 VPD

H
aggerty Road  | 14,271 VPD

+/- 9.08 Acres 

153,644 VPD

153,644 VPD



Vacant Land Parcels                                                                                                                                                
Haggerty Road | Farmington Hills, MI 

The Offering 

For Sale

	+ Zoned OS - 4 - Office Service District 
	 This zoning is considered optimal for future office/research-based 		
use with close proximity to commuter traffic from both I-275 and 		
Haggerty Road.

	+ Excellent Visibility
	 Approximately 650’ of frontage on Haggerty Road which 				  
experiences over 20,000 vehicles per day. 

	+ Strong Demographics 
	 Populations in surrounding areas have increased since 				  
2010, and are expected to expand further over the next 				  
five years. 

	+ Desirable Location 
	 Close proximity to Twelve Oaks Mall, Schoolcraft College, and 			 
Ascension Providence Hospital-Novi campus. 

Site Aerial 
The property consists of three adjacent tax parcels which form a 
+/- 9.08 Acre site. 

www.cbre.com/detroit 

N



Vacant Land Parcels                                                                                                                                                
Haggerty Road | Farmington Hills, MI For Sale

Area Overview  

www.cbre.com/detroit 

SITE

45 Minutes45 Minutes  

30 Minutes30 Minutes  

20 Minutes20 Minutes  

SITE

N

Location Miles Minutes 

Ann Arbor 26 Miles 30 Minutes 

Auburn Hills 31 Miles 45 Minutes 

Detroit Metro Airport (DTW) 22 Miles 25 Minutes 

Downtown Detrotit 28 Miles 30 Minutes 

Pontiac 21 Miles 40 Minutes 

Southfield 15 Miles 21 Minutes 

Troy 33 Miles 42 Minutes 

Drive Times

N



© 2025 CBRE, Inc. All rights reserved. This information has been obtained from sources believed 
reliable, but has not been verified for accuracy or completeness. You should conduct a careful, 
independent investigation of the property and verify all information. Any reliance on this information 
is solely at your own risk. CBRE and the CBRE logo are service marks of CBRE, Inc. All other marks 
displayed on this document are the property of their respective owners, and the use of such logos 
does not imply any affiliation with or endorsement of CBRE. Photos herein are the property of 
their respective owners. Use of these images without the express written consent of the owner is 
prohibited.

Contact Us

Andrew Baines
Vice President 
+1 248 351 2010
Andrew.Baines@cbre.com 

Jamie Dingeman 
Senior Vice President 
+1 248 351 2003
Jamie.Dingeman@cbre.com 

For Sale

10400 Assembly Park Dr�

© Mapbox, © OpenStreetMap, © MAXAR

Nearby Amenities 

Vacant Land Parcels                                                                                                                                                
Haggerty Road | Farmington Hills, MI 

	+ Twelve Oaks Mall 
+/-  1,500,000 SF Shopping Center anchored by Nordstrom, 
Macy’s and JCPenny. 

	+ Laurel Park Place Mall 
+/-  506,685 SF Shopping Center anchored by Von Maur, Eddie 
Bauer, and Bar Louie. 

	+  Schoolcraft College  
This +/-  139 AC campus, known for it‘s Culinary Arts and 
Continuing Education programs, provides education to 7,440 
undergraduate students annually. 

	+ Ascension Providence Hospital - Novi 
A +/- 500,000 SF Hospital, a +/- 210,000 SF medical office 
building, and a +/- 60,000 SF Orthopedic and Ambulatory 
Surgical Center all lie on the Novi Campus. 

	+ Madonna University
This +/- 80 AC private Roman Catholic campus provides 
education to 2,040 undergraduate students annually. 
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September 17, 2026

Support for Providence Meadows

Dear Committee Members:

The Michigan State Housing Development Authority (MSHDA) reports there is a shortage of nearly

100,000 homes in Michigan.  

YIMBY Oakland County advocates for local communities and home builders to work together to address

this shortage.  

The proposed Providence Meadows neighborhood would add homes near a major employment center

(Henry Ford Providence Novi Hospital), public transit, shopping, and other amenities.  There are many

community benefits to this proposed neighborhood.  One specific community benefit is making homes

more attainable in Novi by providing a lower-price-point option and increasing the total number of

homes available (increasing supply of homes has been studied extensively and is shown to help manage

housing costs).  Additionally, the Providence Meadows neighborhood would benefit the community by

providing a convenient housing option for employees of the adjacent medical campus (employees value

short commutes, so these nearby and attainable homes will help with recruiting the best nurses, resident

physicians, and other medical professionals to provide care for Novi families).

In summary, YIMBY Oakland County encourages the City of Novi to approve the proposed rezoning of

Grand River west of Providence Parkway so the Providence Meadows neighborhood can be built.  

Best regards,

Alexandra Morford & Sean Wolski

Volunteer Chapter Leads

YIMBY Oakland County

hello@yimbyoaklandcounty.org

YIMBY Oakland County advocates for welcoming communities
where everyone can thrive.

Master Plan and Zoning Committee
City of Novi Planning Commission
45175 Ten Mile Road
Novi, MI 48375

yimbyoaklandcounty.org



 
 

September 21, 2026 
 

To Novi Planning Commission, Master Plan Committee: 
 
I am writing to express YIMBY Plymouth’s strong support for the Planned Suburban Low-Rise 
Overlay District (PSLR) proposed at the property south of Grand River, west of Providence 
Parkway (Property).  
 
YIMBY stands for Yes in My Backyard. YIMBY Plymouth formed with the express goal of 
supporting housing projects (especially multifamily projects) in Plymouth and surrounding 
Michigan communities. We advocate for reforms and approvals that will increase the 
housing supply throughout the state. 
 
The Michigan State Housing Development Authority (MSHDA) estimates that Michigan is 
short approximately 119,000 housing units. While no community can address the shortage 
alone, all communities should do their part and allow for more housing to be built. 
 
The proposed location is ideal for housing, including missing middle housing options. The 
property is adjacent to single-family neighborhoods and the Henry Ford hospital campus, 
making its current industrial zoning unsuitable. Industrial properties come with heavy truck 
traffic and potential noise and lighting concerns.  
 
Adding housing at this site is logical. The proposal creates an appropriate buffer between 
single-family residential and the hospital campus. And it provides important housing options 
at reasonable prices. This will allow hospital employees to live close to work or seniors to 
downsize while remaining in the community. 
 
The Property has sat vacant since 2009. Putting the Property to a beneficial use would be a 
benefit to the City and surrounding neighbors. And appropriate buffering is planned around 
the existing neighborhood. The proposal will also further the goal of connectivity by adding 
a sidewalk along Grand River Avenue.  
 
For all of the foregoing reasons, YIMBY Plymouth requests that this Master Plan Committee 
take steps to move this project forward.  
 

Respectfully,  
 
Jaimie Cavanaugh 
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Co-Founder 
YIMBY Plymouth 
248-895-1555 
hello@yimbyplymouth.org  
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