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 CITY COUNCIL AGENDA 

 

CITY OF NOVI 

Regular City Council Meeting  

 February 23, 2026 | 7:00 PM 

Council Chambers | Novi Civic Center | 45175 Ten Mile Road  

(248) 347-0460 

 
 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL –  Mayor Fischer, Mayor Pro Tem Casey, Council Members Gurumurthy, 

Heintz, Martinez, Smith, Staudt 

APPROVAL OF AGENDA 

PUBLIC HEARINGS 

PRESENTATIONS 

REPORTS 

1.  Manager/Staff 

2.  Attorney 

AUDIENCE COMMENT – In order to hear all citizen comments at a reasonable hour, the 

City Council requests that speakers respect the three-minute time limit. This is not a 

question-answer session. However, it is an opportunity to voice your thoughts with City 

Council. Speakers wishing to display visual materials through the City’s audiovisual system 

must provide the materials to the City Clerk’s Office no later than 12:00 P.M. the day of 

the meeting. The materials cannot be changed before the meeting. 

CONSENT AGENDA REMOVALS AND APPROVALS – All items listed under Consent Agenda 

are considered routine by the City Council and will be enacted by one motion.  There 

will be no separate discussion of these items unless a Council Member so requests, in 

which event the item will be removed from the Consent Agenda and considered at the 

end of the normal Agenda.   

MATTERS FOR COUNCIL ACTION 

1. Consideration of a new Class C quota license from OCK Company Inc and a 

special land use for the service of alcoholic beverages located at 24267 Novi Rd, 

and Agreement on the Prohibition on Profiteering by Class C Liquor License 

Holders. 

2. Consideration of a new Class C quota license from Shake Shack located at 

43335 Crescent Blvd, and Agreement on the Prohibition on Profiteering by Class 

C Liquor License Holders. 
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3. Consideration of approval to award a contract to Luigi Ferdinandi & Son 

Cement Co., and Santos Cement Inc. for as-needed concrete repairs, with the 

estimated annual amount of $608,000. 

4. Consideration of Resolution Authorizing issuance of 2026 Unlimited Tax General 

Obligation bonds for Public Safety Facilities  

5. Consideration for tentative approval of the request of Avalon Investment Group, 

LLC, JSP25-02 Camelot Parc Townhomes, for a Planned Suburban Low-Rise (PSLR) 

Overlay Development Agreement Application and Concept Plan.  

6. Consideration of final approval for rezoning property north of Eight Mile Road, 

west of Garfield Road. The development is Mariella Estates, a 10-lot single-family 

project. The zoning will change from Residential Acreage to R-1 with a Planned 

Rezoning Overlay.  

7. Approval of the FIRST READING of Text Amendment 18.306 to reclassify auto 

washes from Principal Permitted Uses to Special Land Uses in the B-3 District, and 

to add use standards to be met by new Auto Wash establishments.   

CONSENT AGENDA REMOVALS FOR COUNCIL ACTION – Consent Agenda items which 

have been removed for discussion and/or action. 

AUDIENCE COMMENT – In order to hear all citizen comments at a reasonable hour, the 

City Council requests that speakers respect the three-minute time limit. This is not a 

question-answer session. However, it is an opportunity to voice your thoughts with City 

Council. Speakers wishing to display visual materials through the City’s audiovisual system 

must provide the materials to the City Clerk’s Office no later than 12:00 P.M. the day of 

the meeting. The materials cannot be changed before the meeting. 

COMMITTEE REPORTS 

1. Long-Range Strategic Planning Committee - Mayor Pro Tem Casey 

2. Finance & Administration Committee - Mayor Fischer 

3. Public Utilities & Technology Committee - Councilmember Gurumurthy 

MAYOR AND COUNCIL ISSUES 

COMMUNICATIONS 

CONSENT AGENDA – Background information for Consent Agenda items is available for 

review at the City Clerk’s Office.   

A. Approve Minutes of: 

     February 9, 2026 - Regular Meeting 

B. Consideration of Ordinance 26-184.01 to amend the City of Novi Code of 

Ordinances, Chapter 16, “Garbage and Refuse”, to allow for rates to be set by 

user fee. SECOND READING 
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C. Acceptance of a highway easement from the property owner of 26255 Beck 

Road, parcel 50-22-17-400-044, for the reconstruction and widening of Beck Road 

between 11 Mile Road and Grand River Avenue. 

D. Acceptance of a highway easement and a temporary construction easement 

from the property owner of 47460 11 Mile Road (parcel 50-22-17-400-028) for the 

future construction of a roundabout at 11 Mile Road and Beck Road, in the 

amount of $76,600. 

E. Approval of claims and warrants – Warrant 1197 

ADJOURNMENT 

SCHEDULED MEETINGS – All Regular Council meetings are held in the Council Chambers 

unless otherwise noted. For a complete listing of scheduled meetings, please visit the 

Event Calendar at cityofnovi.org. 

NOTICE:  People with disabilities needing accommodations for effective participation in this 

meeting should contact the City Clerk (248) 347-0456 at least two working days in advance of 

the meeting.  An attempt will be made to make reasonable accommodations. 

 

 

 



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

SUBJECT: Consideration of a new Class C quota license from OCK Company Inc 

and a special land use for the service of alcoholic beverages located at 

24267 Novi Rd, and Agreement on the Prohibition on Profiteering by Class 

C Liquor License Holders. 

  

SUBMITTING DEPARTMENT: City Clerk 

 

KEY HIGHLIGHTS:  

 K-Bunsik is an existing restaurant operating in Pine Ridge. 

 The restaurant is casual Korean street food themed. 

 The City currently has one available quota liquor licenses, and two applications 

to be considered. 

 The two applications are being presented to Council in the order in which they 

were submitted.  

 

BACKGROUND INFORMATION:  

 

The City currently has one Class C quota liquor licenses available. Chapter 3 of the City 

code contains the review criteria for considering a new license.  Section 3-13 establishes 

the city's general licensing policy, which considers whether the facility: 

  

a) Will provide a service, product, or function that is not presently available within 

the city or that would be unique to the city or to an identifiable area within the 

city.   

b) Is of a character that will foster or generate economic development or growth 

within the city, or an identifiable area of the city, in a manner consistent with the 

city's policies.   

c) Represents an added financial investment on the part of a long-term business or 

resident with recognized ties to the city and the local community.  

 

In addition, Section 3-15 (g) establishes specific criteria, evaluating the application with 

regard to: 

 

The applicant (subsection [g][1]), such as: 

 The applicant’s management experience in the alcohol/liquor business 

 



The facility (subsection [g][2]), such as: 

 compliance with building, zoning, and other code requirements 

 effects on traffic  

 effects on surrounding businesses and neighborhood 

 proximity of the proposed business facility to other similarly situated licensed 

liquor facilities  

 

Benefits to the community (subsection [g][3]) 

 effects upon the economic development of the city 

 effects on the health, welfare and safety of the general public 

 whether the applicant has demonstrated a public need or convenience for the 

issuance of the liquor license for the business facility at the location proposed, 

taking into consideration, among other things: 

1. total number of licenses for similar establishments and/or operations in the 

city; and  

2. proximity of the establishment to other licensed liquor establishments 

 The uniqueness of the facility contrasted with other existing or proposed facilities 

 The permanence of the proposed facility in the community. 

 

Section 3-17 of the City Code allows for an agreement on the prohibition on 

profiteering by Class C liquor license holders.  Under the terms of the agreement, the 

City Council shall not approve the transfer of a Class C liquor license within three (3) 

years of the date of the original issuance of the license.  A draft agreement is included 

in this packet. 

 

K-Bunsik will continue to operate as a casual Korean street food themed restaurant 

offering popular Korean dishes, beverages, and a welcoming dining atmosphere. K-

Bunsik is located in the Pine Ridge Plaza which offers other dining and retail 

opportunities. The issuance of a liquor license will allow them to offer a convenient full-

service dining option while enhancing the areas social and economic activity. 

 

A public hearing was held on February 11, 2026 for consideration of the Special Land 

Use request for approval for service of alcoholic beverages at the existing restaurant, K-

Bunsik, in accordance with section 4.89 of the Novi Zoning Ordinance. The Community 

Development Department has reviewed the required application and plans and found 

the documents to be complete. Jan Zozios, Assessor, Charles Boulard, Community 

Development Director and Aaron Staup, Construction Engineer, considered the request 

in accordance with the standards for review specified in Section 4.89 of the Zoning 

Ordinance and determined to forward a recommendation to City Council for approval 

of the Special Land Use.   

 

 



RECOMMENDED ACTION OPTIONS (3):  

 

1. APPROVAL of a request from OCK Company Inc (DBA: K-Bunsik) for a special land use 

request for service of alcoholic beverages AND APPROVAL of a new Class C quota 

license to be located at 24267 Novi Rd, Novi, MI 48375 and Agreement on the 

Prohibition on Profiteering by Class C Liquor License Holders. The addition of a liquor 

license will complement the area and provide residents with a dining option which 

will foster or generate economic development or growth within the City, in a manner 

consistent with the City's policies. The applicant appears to qualify for a license under 

the City’s ordinance. It also meets the requirements of Section 4.89 of the Zoning 

Ordinance because  

I. The establishment will promote the City’s economic development goals and 

objectives, and will be consistent with the City’s master plan and zoning 

ordinance 

II. Given the character, location , development trends and other aspects of the 

area in which the proposed use or change in use is requested, it is demonstrated 

that the use will provide a service, product, or function that is not presently 

available within the City and that is unique to the City and is in character with 

the location and will be an asset to the area. 

III. The use or change in use as constructed and operated by the applicant is 

compatible with the area in which it will be located, since it is an existing 

restaurant, and will not have any appreciable negative secondary effects on 

the area, such as: 

a. Vehicular and pedestrian traffic, particularly during late night or early 

morning hours, that might disturb the area residents. 

b. Noise, odors, or lights that emanate beyond the site’s boundaries onto 

property in the area on which there are residential dwellings. 

c. Excessive number of persons gathering outside the establishment. 

d. Peak hours of use that add to congestion or other negative effects in the 

neighborhood. 

e. Fighting, brawling, outside urination or other behavior that can accompany 

intoxication. 

2. APPROVAL of a request from OCK Company Inc (DBA: K-Bunsik) for a special land use 

request for service of alcoholic beverages AND DENIAL OF a new Class C quota 

license to be located at 24267 Novi Rd, Novi, MI 48375 and Agreement on the 

Prohibition on Profiteering by Class C Liquor License Holders. Considering the 

applicable standards in 13-15(g)(3) of the City’s ordinance regarding effects that the 

issuance of a license would have upon the economic development of the city or the 

surrounding area, the City found that because a quota license is a tool to promote 

new development, the issuance of the license would not promote additional 

economic development in the area because K-Bunsik is already operating within the 

City and has committed to being in Novi without need of a quota license.  



3. DENIAL of a request from OCK Company Inc (DBA: K-Bunsik) for a special land use 

request for service of alcoholic beverages because it does not meet the 

requirements of Section 4.89 of the Zoning Ordinance AND DENIAL OF a new Class C 

quota license to be located at 24267 Novi Rd, Novi, MI 48375 and Agreement on the 

Prohibition on Profiteering by Class C Liquor License Holders because a liquor license 

cannot be granted to this location without Special Land Use approval. 

 

 





































 
 
 
 

 
 
 

 
 
 
 
December 16, 2025 
 
 
 
 
TO:            Cortney Hanson, City Clerk 
                       Melissa Morris, Deputy City Clerk 
 
FROM:            Andrew Copeland – Fire Marshal  
 
SUBJECT: -Liquor Business License– 
                         OCK Company Inc.  – DBA - K-Bunsik 
                         24267 Novi Rd, Novi. Mi. 48375 
 
 
A fire inspection will be conducted upon final construction and final 
opening permits for occupancy, at the above location. At this time, the 
Fire Dept. does not object to the Liquor License application.  
 
 
 
Sincerely, 

 
Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
 
cc. file 
 
 

CITY COUNCIL 
 
Mayor 
Justin Fischer 
 
Mayor Pro Tem 
Laura Marie Casey 
 
Dave Staudt 
 
Brian Smith 
 
Ericka Thomas 
 
Matt Heintz 
 
Priya Gurumurthy 
 
 
 
City Manager 
Victor Cardenas 
 
City Clerk 
Cortney Hanson 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City of Novi 
45175 Ten Mile Road 
Novi, Michigan 48375 
248.347.0460 
248.347.0577 fax 
 
cityofnovi.org 
 



port 
 
 
 
 
 

 
Present: Charles Boulard, Director of Community Development; Aaron Staup, Construction 
Engineer; Jan Ziozios, Assessor; Alan Hall, Deputy Director of Community Development; Nina 
Schaffrath, Recording Secretary; Jaein Yu, Restaurant Manager; Ock Kyoung Kim, Restaurant 
Owner 
 
Applicant: OCK Company LLC – K Bunsik   
 
Hearing called to order at 1:30 P.M.  
 
Correspondence Received: None 
 
Public Participation: 
None 
 
1. PSLU26-0001 – 24267 Novi Road – Parcel Number: 50-22-22-400-026 

The applicant, OCK Company LLC (K Bunsik) is requesting Special Land Use approval at 
24267 Novi Road, parcel number 50-22-22-400-026.  The applicant is requesting approval to 
use a portion of the parcel for service of alcoholic beverages in accordance with Section 4.89 
of the Zoning Ordinance. 

OCK Company (K-Bunsik) is asking for Special Land Use approval for the service of 
alcoholic beverages. Charles Boulard called the hearing to order at 1:30 P.M. There were 29 
public hearing notice letters sent out on January 21, 2026, there was no return correspondence 
or public participation.  

Charles Boulard asked the applicants about their hours, expected customer base, how 
employees will be trained and what expected balance between alcohol and food sales.  
Mr. Yu answered that their hours of operation are 11:30 AM – 9:00 PM everyday and they will 
be keeping that time frame. He stated that their restaurant is casual and they would like to 
keep it casual with no bars, live music and intend to keep the dining experience inside, with no 
outdoor seating. They will be serving beer and wine and do not intend to have a full bar. For 
training he stated that he and his wife, Ms. Kim, will both be ServSafe certified and have been 
doing internet research to make sure that they are following all rules and make their business 
the best it can be. He stated that they will have signage posted throughout the restaurant with 
the “legal to drink age” on them and he and Ms. Kim will be the only ones serving alcohol. 
They will be checking ID’s for every patron who orders a drink. The applicant believes having a 
liquor license will give them the opportunity to grow their business and create a casual 
environment to bring the community into where they can enjoy their meal with a drink.  
 
Jan Ziozios made a motion to recommend approval to City Council for the Special Land Use 
for a Liquor License at K Bunsik in accordance with section 4.89 – 4-A, 4-B, and 4-C of the City 
of Novi Zoning Ordinance. Aaron Staup stated that the Department of Public works has no 
objections and seconded the motion. The motion passed 3-0.  

 
 
IN CASE NO. PSLU26-0001 Motion to recommend approval, because:  

SUMMARY OF MINUTES 
SPECIAL LAND USE HEARING 

CITY OF NOVI 
February 11, 2026, 1:30 PM  

Mayor’s Conference Room | Novi Civic Center 
45175 Ten Mile Road 

   
 



1. The proposed establishment will promote the City’s economic development goals and 
objectives, and will be consistent with the City’s master plan and zoning ordinance 

2. Given the character, location , development trends and other aspects of the area in 
which the proposed use or change in use is requested, it is demonstrated that the use will 
provide a service, product, or function that is not presently available with in the City or 
that would be unique to the City or to an identifiable area within the City and that the 
addition of the use or proposed change in use will be an asset to the area.  

3. The use or change in use as constructed and operated by the applicant is compatible 
with the area in which it will be located, and will not have any appreciable negative 
secondary effects on the area, such as: 

a. Vehicular and pedestrian traffic, particularly during late night or early morning 
hours that might disturb the area residents.  

b. Noise, odors, or lights that emanate beyond the site’s boundaries onto property in 
the area on which there are residential dwellings.  

c. Excessive number of persons gathering outside the establishment.  
d. Peak hours of use that add to congestion or other negative effects in the 

neighborhood.  
e. Fighting, brawling, outside urination or other behavior that can accompany 

intoxication.   
 

Motion approved 3-0 Voice Vote.  
 
Meeting was adjourned at 1:38 P.M.   
 





 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

SUBJECT: Consideration of a new Class C quota license from Shake Shack located 

at 43335 Crescent Blvd, and Agreement on the Prohibition on Profiteering 

by Class C Liquor License Holders. 

  

SUBMITTING DEPARTMENT: City Clerk 

 

KEY HIGHLIGHTS:  

 Shake Shack is an existing restaurant operating in the Novi Town Center. 

 The business is a roadside burger and shakes restaurant. 

 The City currently has one available quota liquor license and two applications to 

be considered. 

 The two applications are being presented to Council in the order in which they 

were submitted.  

 

BACKGROUND INFORMATION:  

 

The City currently has one Class C quota liquor license available. Chapter 3 of the 

City code contains the review criteria for considering a new license.  Section 3-13 

establishes the city's general licensing policy, which considers whether the facility: 

  

a) Will provide a service, product, or function that is not presently available 

within the city or that would be unique to the city or to an identifiable area 

within the city.   

b) Is of a character that will foster or generate economic development or 

growth within the city, or an identifiable area of the city, in a manner 

consistent with the city's policies.   

c) Represents an added financial investment on the part of a long-term business 

or resident with recognized ties to the city and the local community.  

 

In addition, Section 3-15 (g) establishes specific criteria, evaluating the application 

with regard to: 

 

The applicant (subsection [g][1]), such as: 

 The applicant’s management experience in the alcohol/liquor business 

 

The facility (subsection [g][2]), such as: 



 compliance with building, zoning, and other code requirements 

 effects on traffic  

 effects on surrounding businesses and neighborhood 

 proximity of the proposed business facility to other similarly situated licensed 

liquor facilities  

 

Benefits to the community (subsection [g][3]) 

 effects upon the economic development of the city 

 effects on the health, welfare and safety of the general public 

 whether the applicant has demonstrated a public need or convenience for 

the issuance of the liquor license for the business facility at the location 

proposed, taking into consideration, among other things: 

1. total number of licenses for similar establishments and/or operations 

in the city; and  

2. proximity of the establishment to other licensed liquor establishments 

 The uniqueness of the facility contrasted with other existing or proposed 

facilities 

 The permanence of the proposed facility in the community. 

 

Section 3-17 of the City Code allows for an agreement on the prohibition on 

profiteering by Class C liquor license holders.  Under the terms of the agreement, the 

City Council shall not approve the transfer of a Class C liquor license within three (3) 

years of the date of the original issuance of the license.  A draft agreement is 

included in this packet. 

 

Shake Shack will continue to operate as a roadside burger and shakes themed 

restaurant within the Novi Town Center, which offers other dining and retail 

opportunities. The issuance of a liquor license will allow them to offer a convenient 

full-service dining option while enhancing the areas social and economic activity. 

 

Recommended ACTION OPTIONS:  

 

1) APPROVAL of a request from Shake Shack for a new Class C quota license to be 

located at 43335 Crescent Blvd, Novi, MI 48375 and Agreement on the Prohibition 

on Profiteering by Class C Liquor License Holders. The addition of a liquor license will 

complement the area and provide residents with a dining option which will foster or 

generate economic development or growth within the City, in a manner consistent 

with the City's policies. The applicant appears to qualify for a license under the City’s 

ordinance. It also meets the requirements of Section 4.89 of the Zoning Ordinance 

because  

a) The establishment will promote the City’s economic development goals and 

objectives, and will be consistent with the City’s master plan and zoning 

ordinance 

b) Given the character, location , development trends and other aspects of the 

area in which the proposed use or change in use is requested, it is demonstrated 

that the use will provide a service, product, or function that is not presently 

available within the City and that is unique to the City and is in character with 

the location and will be an asset to the area. 



c) The use or change in use as constructed and operated by the applicant is 

compatible with the area in which it will be located, since it is an existing 

restaurant, and will not have any appreciable negative secondary effects 

on the area, such as: 

i. Vehicular and pedestrian traffic, particularly during late night or early 

morning hours, that might disturb the area residents.  

ii. Noise, odors, or lights that emanate beyond the site’s boundaries onto 

property in the area on which there are residential dwellings. 

iii. Excessive number of persons gathering outside the establishment.  

iv. Peak hours of use that add to congestion or other negative effects in the 

neighborhood. 

v. Fighting, brawling, outside urination or other behavior that can 

accompany intoxication. 

 

2) DENIAL OF a new Class C quota license to be located at 24267 Novi Rd, Novi, MI 

48375 and Agreement on the Prohibition on Profiteering by Class C Liquor License 

Holders. Considering the applicable standards in 13-15(g)(3) of the City’s ordinance 

regarding effects that the issuance of a license would have upon the economic 

development of the city or the surrounding area, the City found that because a 

quota license is a tool to promote new development, the issuance of the license 

would not promote additional economic development in the area because Shake 

Shack is already operating within the City and has committed to being in Novi 

without need of a quota license. 









































 
 
 
 

 
 
 

 
 
 
January 16, 2026 
 
 
 
 
TO:            Cortney Hanson, City Clerk 
                       Melissa Morris, Deputy City Clerk 
 
FROM:            Andrew Copeland – Fire Marshal  
 
SUBJECT: -Liquor Business License Transfer – 
                        Shake Shack, 43335 Cresent Blvd, Novi Mi. 48375  
 
 
A fire inspection was conducted at the above business and the business 
has been found to be in compliance with the adopted fire prevention 
code.  
 
The Fire Department does not have any objections to this Liquor License 
application at this time.  
 
 
Sincerely, 

 
Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
 
cc. file 
 
 
 

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 
 



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

 

SUBJECT: Consideration of approval to award a contract to Luigi Ferdinandi & Son Cement 

Co., and Santos Cement Inc. for as-needed concrete repairs, with the estimated 

annual amount of $608,000. 

SUBMITTING DEPARTMENT: Department of Public Works, Engineering Division 

 

KEY HIGHLIGHTS:  

 The City’s preventative and routine maintenance program includes road panel 

replacement, road curb repairs, sidewalk flag replacements, and storm drain 

structure rehabilitation. 

 Awarding the two low bidders with a shared median unit price.  

BACKGROUND INFORMATION:  

A primary goal of the City’s asset management program is the preservation of 

infrastructure to prevent costly, large-scale reconstruction. Examples of preventative 

and routine maintenance include, but are not limited to, road panel replacement, 

curb repairs, sidewalk flag replacements, and storm drain structure rehabilitation. Each 

of these programs helps ensure City assets remain in good, functional condition. 

 

Novi’s preventative maintenance program, in conjunction with other asset 

improvement initiatives, is intended to result in an overall improvement to the quality 

of the City’s right-of-way. The objective of this service is to preserve concrete assets 

through lower-cost rehabilitation techniques, rather than allowing deterioration to 

progress to the point where extensive reconstruction is required resulting in significantly 

higher costs and effort. 

 

To perform concrete maintenance work in a timely and efficient manner, the 

Department of Public Works is proposing to award as-needed concrete repair 

contracts to two bidders: Luigi Ferdinandi & Son Concrete Co. and Santos Cement Inc. 

Both contractors have agreed to a shared median unit price. 

 

Eight bids were received and publicly opened on January 27, 2026, following a 

public bid solicitation period. The bid tabulation is included in the packet.  Luigi 

Ferdinandi & Son Concrete Co. and Santos Cement Inc. are recommended as being 



in the best interest of the City, as both firms met all requirements of the bidding 

instructions and submitted the lowest combined bid.  

 

The contract term is one year with three potential one-year extensions.  

 

 

RECOMMENDED ACTION: Approval to award a contract to Luigi Ferdinandi & Son 

Cement Co., and Santos Cement Inc. for as-needed concrete repairs, with the 

estimated annual amount of $608,000 

 

 



Luigi 
Ferdinandi 

& Sons

Santos 
Cement Agreed Pricing

Unit Price Unit Price Unit Price

Remove and replace, 
Concrete 4 inch Sq. Ft. 5000 $8.33 $7.50 $7.91

Remove and replace, 
Concrete 6 inch Sq. Ft. 10000 $9.33 $8.50 $8.91

Remove and replace, 
Concrete 8 inch Sq. Ft. 7500 $11.33 $10.00 $10.66

Integral Concrete Curb & 
Gutter LF 2000 $30.00 $30.00 $30.00

Concrete Curb LF 1000 $30.00 $22.00 $26.00

Catch basin, reconstruction VF 10 $100.00 $200.00 $150.00

Catch basin, rehabilitation 
(top 12”) Each 10 $1,000.00 $200.00 $600.00

Catch basin, tuck pointing 
(top 24 ") Each 20 $250.00 $200.00 $225.00

21AA aggregate (beyond 
refreshing) Sq. Yd. 1000 $1.00 $15.00 $8.00

Joint Seal/Overband LF 2000 $1.50 $1.00 $1.25

Asphalt remove & replace 
(pathways) Sq. Ft. 1000 $10.00 $8.00 $9.00

Asphalt mill & replace (2") 
(pathways) Sq. Ft. 2000 $7.50 $7.00 $7.25

ADA tile, provide & install LF 25 $55.43 $55.00 $55.21

Single lane non-freeway 
closure, if needed Per Day 7 $333.00 $1,000.00 $666.50

Est. 
QuantityPay UnitPay Item

2026 AS-NEEDED CONCRETE REPAIRS CONTRACT 









































































NOTICE - CITY OF NOVI  

INVITATION TO BID 

AS-NEEDED CONCRETE REPAIR CONTRACT 

This bid is issued by the Purchasing Office of the City of Novi. 

IMPORTANT DATES 

Bid Issue Date   

Last Date for Questions 

Response Due Date 

January 12, 2026 

Tuesday, January 20, 2026, by 12:00 p.m. 
Please submit all questions via email to:  
Tracey Marzonie, Purchasing Department 
tmarzonie@cityofnovi.org 

Tuesday, January 27, 2026, by 2:00 p.m. 
Uploaded to the MITN website at 
https://www.bidnetdirect.com/mitn 

DESCRIPTION: 
This is a contract for as-needed concrete repairs within the City limits that may include 
road panels, sidewalks, driveways, catch basins, curbs, etc.  It is the City’s intent to 
make an award to multiple contractors. 

NOTICE TO BIDDERS 
The City of Novi officially distributes bid documents through the Michigan Intergovernmental Trade 
Network (MITN). Copies of bid documents obtained from any other source are not considered 
official copies.  The City of Novi cannot guarantee the accuracy of any information not obtained 
from the MITN website and is not responsible for any errors contained by any information received 
from alternate sources.  Only those vendors who obtain bid documents from the MITN system are 
guaranteed access to receive addendum information, if such information is issued. If you 
obtained this document from a source other than the source indicated, it is recommended that 
you register on the MITN site, www.bidnetdirect.com/mitn and obtain an official copy.  
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INSTRUCTIONS 

QUESTIONS 
Please email all questions to the staff member listed above.   Please write the name of 
the bid in the subject line.   If you write anything else in the subject line, your email may 
be deleted as spam.  Vendors/contractors are specifically directed not to contact any 
other City staff.  Unauthorized contact of any City department employee may result in 
rejection of submittal.  

TYPE OF CONTRACT 
If a contract is executed as a result of the bid, it stipulates a fixed price for products/ 
services.  The contract period will be for one (1) year. Upon mutual consent of the City 
of Novi and the successful bidder, the contract may be renewed three (3) times in one 
(1) year increments at the same terms and conditions of the original contract.

CHANGES TO THE BID/ADDENDA 
Should any prospective Bidder be in doubt as to the true meaning of any portion of the 
ITB, or should the Bidder find any patent ambiguity, inconsistency, or omission therein, 
the Bidder shall make a written request (via email) for official interpretation or 
correction.  Such request shall be submitted to the staff member indicated above.  The 
individual making the request shall be held responsible for its prompt delivery. 

Such interpretation or correction, as well as any additional Bid provisions that the City 
may decide to include, will be made as an addendum, which will be posted on the 
MITN website at www.bidnetdirect.com/mitn .  Any addendum issued by the City shall 
become part of the ITB and subsequent contract and shall be taken into account by 
each bidder in preparing its bid.  Only written addenda are binding.  It is the Bidder’s 
responsibility to be sure they have obtained all addenda.   Receipt of all addenda must 
be acknowledged on bid form. 

BID SUBMITTALS 
Proposals must be uploaded to the MITN (www.bidnetdirect.com/mitn ) website by the 
due date and time. Allow sufficient time to go through the uploading process. The MITN 
system will not allow for late submittals. This responsibility rests entirely with the bidder 
respondent, regardless of delays resulting from the uploading process.  

Submit as a single file, in DOC, DOCX, PDF, or JPG format with a size limitation of 20MB. If 
the file size exceeds 20 MB, please upload in 20 MB increments.   PDF is preferred. 

Due to security risks associated with some file formats, the following file types are not 
able to be opened by the City: DOCM, DOT, XLS, XLSM, XLSB, XLT, PPT, PPTM, TIF, or RTF. 
All of these formats can contain malicious code. The City will not accept ZIP files. 
Alternatively, you could convert these files to PDF.   

For assistance on how to upload, contact MITN directly at (800) 835-4603. 
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As this ITB is being made available by electronic means, the proposer accepts 
full responsibility to ensure that no changes are made to the ITB documents. In the 
event of conflict between a version of the ITB submitted by proposer, the version 
maintained by the City of Novi Purchasing Department shall govern. 

FAILURE TO SUBMIT PRICING ON THE BID FORM PROVIDED BY THE CITY OF NOVI MAY 
CAUSE THE BID TO BE CONSIDERED NON-RESPONSIVE AND INELIGIBLE FOR AWARD. 

SUBMISSION OF BID 
To be considered, bids must be submitted as specified in the Notice page, on or before 
the specified time and date.  There will be no exceptions to this requirement. Faxed, 
emailed, or telephone bids are not acceptable.   

Bids must be signed by an Authorized Representative of the submitting company on the 
enclosed form when one is provided.   Bids must show unit and total prices when 
requested.  In case of mistakes in price extension, unit pricing shall govern.  ANY 
CHANGES MADE ON THE BID FORM MUST BE INITIALED OR YOUR BID MAY BE 
CONSIDERED NON-RESPONSIVE. 

A bid may be withdrawn by giving written notice to the Purchasing Manager before the 
stated due date/closing time.   After the stated closing time, the bid may not be 
withdrawn or canceled for a period of One Hundred and Twenty (120) days from 
closing time. 

Bidders are expected to examine all specifications and instructions.  Failure to do so will 
be at the bidder’s risk. 

Failure to include in the bid all information requested may be cause for rejection of the 
bid. 

No bid will be accepted from, or contract awarded to any person, firm, or corporation 
that is in arrears or is in default to the City of Novi upon any debt or contract, or that is in 
default as surety or otherwise, or failed to perform faithfully any previous contract with 
the City. 

RESPONSIVE BIDS 
All pages and the information requested herein shall be furnished completely in 
compliance with instructions.  The manner and format of submission is essential to 
permit prompt evaluation of all bids on a fair and uniform basis.  Unit prices shall be 
submitted if space is provided on bid form.  In cases of mistakes in extension, the unit 
price shall govern. Accordingly, the City reserves the right to declare as non-responsive 
and reject an incomplete bid if material information requested is not furnished, or 
where indirect or incomplete answers or information is not provided.  Any exceptions to 
the specifications must be noted on the bid form.   
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EXCEPTIONS  
The City will not accept changes or exceptions to the bid documents/specifications 
unless Contractor indicates the change or exception in the “Exceptions” section of the 
bid form.  If Contractor neglects to make the notation on the bid form but writes it 
somewhere else within the bid documents and is awarded the contract, the change or 
exception will not be included as part of the contract.  The original terms, conditions 
and specifications of the bid documents will be applicable during the term of the 
contract. 

CONTRACT AWARD 
The contract will be awarded to that responsible, responsive bidder whose bid, 
conforming to this solicitation, will be most advantageous to the City of Novi.  
Qualifications, experience, references, comparable projects, price, previous 
experience with vendor/contractor, delivery, and other factors will be considered in the 
evaluation process and award of contract.  The City reserves the right to accept any or 
all alternative bids and award the contract to other than the lowest bidder, to waive 
any irregularities or informalities or both; to reject any or all bids; and in general to make 
the award of the contract in any manner deemed by the City, in its sole discretion, to 
be in the best interest of the City of Novi.  

The City reserves the right to accept any or all alternative bids and award a contract to 
other than the lowest bidder, to waive any irregularities or informalities or both; to reject 
any or all bids; to subdivide the award, and in general to make the award of the 
contract in any manner deemed by the City, in its sole discretion, to be in the best 
interest of the City of Novi. 

After contract award, a summary of total price information for all submissions will be 
posted on the MITN website at www.mitn.info .  

The City may, from time to time, find it necessary to continue this contract on a month-
to-month basis only, not to exceed a six (6) month period.  Such month-to-month 
extended periods shall be by mutual agreement of both parties, with all provisions of 
the original contract or any extension thereof remaining in full force and effect.  

VENDOR DISQUALIFICATION 
The City maintains the right to disqualify vendors under the following conditions: 

1. In addition to any other remedies authorized by law, a vendor may be disqualified
from bidding on any City contracts for up to three (3) years if it has been
determined that the vendor, after award of the contract:

(a) Failed to provide the service or supplies required.
(b) Provided the service or supplies in an untimely manner causing delays and

interference.
(c) Lacked financial resources and the ability to satisfactorily fulfil the contract or

provide the services or supplies.
(d) Exhibited poor quality of performance in delivering the service.
(e) Delivered poor quality of goods;
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(f) Failed to comply with laws and ordinances relating to the contract performance. 
(g) Defaulted on its quotations. 
(h) Such other action what leads the City to believe that the contractor’s duties will 

not comport or comply with the bid requirements. 

 2.  Vendors who are listed on the Excluded Parties List System at www.sam.gov  
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GENERAL CONDITIONS 
 
 
INSURANCE 
A certificate of insurance naming the City of Novi as an additional insured must be provided 
by the successful bidder prior to commencement of work.  A current certificate of insurance 
meeting the requirements in Attachment A is to be provided to the City and remain in force 
during the entire contract period. 
 
SAFETY REQUIREMENTS 
The Contractor shall be solely responsible for the entire work site and provide all necessary 
protections as required by laws or ordinances governing such conditions and as required 
by the Owner.  The Contractor shall be responsible for any damage to the Owner’s 
property or that of others on the job by Contractor’s personnel or subcontractors and 
shall make good such damages.  The Contractor shall be responsible for and pay for any 
claims against the Owner arising from such damages. 
 
The Contractor shall provide all necessary safety measures for the protection of all 
persons on the work and shall fully comply with all state laws or regulations and Michigan 
State building code requirements to prevent accident or injury to persons on or about 
the location of the work.   Contractor shall clearly mark or post signs warning of existing 
hazards and shall barricade excavations and similar hazards.  Contractor shall protect 
against damage or injury resulting from falling materials and shall maintain all necessary 
protective devices and signs throughout the progress of the work.   
 
Traffic control shall be performed in accordance with the Manual on Uniform Traffic 
Control Devices (11th Edition, 2023). 

 
CONTRACT RENEWAL 
No contract shall be automatically renewed at the end of any contract term.  
 
NO EXCLUSIVE CONTRACT  
Contractor agrees and understands that the contract shall not be construed as an 
exclusive agreement and further agrees that the City may, at any time, secure similar or 
identical products/services at its sole option.  The Contractor will not be reimbursed for 
any anticipatory profits should the City exercise this option. 
 
NOTICE TO BIDDERS 
The City of Novi officially distributes bid documents through the Michigan 
Intergovernmental Trade Network (MITN). Copies of bid documents obtained from any 
other source are not considered official copies.  The City of Novi cannot guarantee the 
accuracy of any information not obtained from the MITN website and is not responsible 
for any errors contained by any information received from alternate sources.  Only those 
vendors who obtain bid documents from the MITN system are guaranteed access to 
receive addendum information, if such information is issued. If you obtained this 
document from a source other than the source indicated, it is recommended that you 
register on the MITN site, www.bidnetdirect.com/mitn and obtain an official copy.  
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TAX EXEMPT STATUS 
It is understood that the City of Novi is a governmental unit, and as such, is exempt from 
the payment of all Michigan State Sales and Federal Excise taxes.  Do not include such 
taxes in the bid prices.  The City will furnish the successful bidder with tax exemption 
certificates when requested.  The City’s tax-exempt number is 38-6032551.   

The following exception shall apply to installation projects:  When sales tax is charged to 
the successful bidder for materials to be installed during the project, that cost shall be 
included in the “Complete for the sum of” bid price and not charged as a separate line 
item.  The City is not tax exempt in this case and cannot issue an exemption certificate. 

FREIGHT CHARGES/SHIPPING/HANDLING 
All bid/proposal pricing is to be F.O.B. destination. 

DOWN PAYMENTS OR PREPAYMENTS 
Any bid submitted which requires a down payment or prepayment prior to delivery and 
full acceptance, as being in conformance with specifications, will not be considered for 
award.  No payments will be made until work is performed/goods are received to the 
satisfaction of the authorized City representative.  

INVOICING 
Invoices may be mailed to: City of Novi, Attn: Department of Public Works, 26300 Lee 
BeGole Dr., Novi, MI  48375. 

CONTRACT TERMINATION 
The City may terminate and/or cancel this contract (or any part thereof) at any time 
during the term, any renewal, or any extension of this contract, upon thirty days (30) 
days written notice to the Contractor, for any reason, including convenience without 
incurring obligation or penalty of any kind.   The effective date for termination or 
cancellation shall be clearly stated in the written notice.   

TRANSFER OF CONTRACT/SUBCONTRACTING 
The successful bidder will be prohibited from assigning, transferring, converting or otherwise 
disposing of the contract agreement to any other person, company or corporation without 
the expressed written consent of the City of Novi.  Any subcontractor, so approved, shall be 
bound by the terms and conditions of the contract.  The contractor shall be fully liable for 
all acts and omissions of its subcontractor(s) and shall indemnify the City of Novi for such 
acts or omissions. 

ANTI-DISCRIMINATION 
The Contractor shall not discriminate against any employee, or applicant for 
employment because of religion, race, color, national origin, age, sex, height, weight, 
handicap, ancestry, place of birth, sexual preference or marital status.   The Contractor 
further covenants that it will comply with the Civil Rights Act of 1973, as amended; and 
the Michigan Civil Rights Act of 1976 (78. Stat. 252 and 1976 PA 453) and will require a 
similar covenant on the part of any consultant or subcontractor employed in the 
performance of this contract.  
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ACCEPTANCE OF BID CONTENT 
Should a contract ensue, the contents of the bid of the successful Bidder may become 
contractual obligations.  Failure of a contractor to accept these obligations may result 
in cancellation of the award. 
 
DISCLOSURE 
All documents, specifications, and correspondence submitted to the City of Novi 
become the property of the City of Novi and are subject to disclosure under the 
provisions of Public Act No. 442 of 1976 known as the “Freedom of Information Act”.  
This Act also provides for the complete disclosure of contracts and attachments hereto.  
This means that any informational material submitted as part of this ITB is available 
without redaction to any individual or organization upon request. 
 
ECONOMY OF PREPARATION 
Bids should be prepared simply and economically, providing a straightforward and 
concise description of the bidder’s ability to meet the requirements of the bid.  
Emphasis should be on completeness and clarity of content.  Included in the response 
must be a point by point response to the Requirements and other sections of the bid. 
 
The City of Novi is not liable for any costs incurred by bidders prior to issuance of a 
contract. 
 
INDEPENDENT PRICE DETERMINATION 
By submission of a bid, the offeror certifies, and in case of a joint bid, each party hereto 
certifies as to its own organization, that in connection with the bid: 
 
(a) The prices in the bid have been arrived at independently without consultation, 
communication, or agreement, for the purpose of restricting competition, as to any 
matter relating to such prices with any other offeror or with any other Competitor; and 
 
(b) No attempt has been made or will be made by the offeror to induce any other 
person or firm to submit or not submit a bid for the purpose of restricting competition. 
 
Each person signing the bid certifies that: 
 
(c) They are the person in the offeror’s organization responsible within that 
organization for the decision as to prices being offered in the bid and that they have 
not participated and will not participate in any action contrary to (a) and (b) above; or 
 
(d) They are not the person in the offeror’s organization responsible within that 
organization for the decision as to prices being offered in the bid but that they have 
been authorized in writing to act as agent for the persons responsible for such decisions 
in verifying that such persons have not participated, and will not participate, in any 
action contrary to (a) and (b) above, and that as their agent, does hereby so certify; 
and that they have not participated, and will not participate in any action contrary to 
(a) and (b) above.  
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CITY OF NOVI 

AS-NEEDED CONCRETE REPAIR CONTRACT 

SPECIFICATIONS 

OVERVIEW 
The City of Novi is soliciting bids from qualified contractors for as-needed miscellaneous 
concrete repairs at sites located throughout the City of Novi.  These services may be 
awarded to more than one contractor and may be used on a rotating basis at the 
discretion of the City of Novi. The amount budgeted for fiscal year 2025-26, starting July 
1, 2025, is approximately. $780,000  This budget may increase, decrease, or be eliminated 
in future fiscal years.   

DESCRIPTION OF WORK 
This work shall include all labor, materials and equipment required for performing as-
needed concrete repairs at locations indicated by the City of Novi.  Any utilities 
encountered or damaged will be considered incidental to the work and additional 
compensation will not be allowed.  The contractors shall be responsible for calling MISS 
DIG before the work is done.  All repair work shall be completed within thirty (30) working 
days of receipt of the work order unless otherwise authorized. 

MATERIALS 
The materials shall meet the requirements specified in the Michigan Department of 
Transportation (MDOT) Standard Specifications for MDOT Standard Specifications for 
Road & Bridge Construction (Div. 10 for concrete).. The concrete mixture shall conform to 
the MDOT requirements listed for Grade P1L Concrete as described in Table 601-2 of the 
specifications and must be a state-certified mix. 

CONSTRUCTION 
All work shall conform to MDOT Standard Specifications for Construction (2020), Section 
603 Concrete Pavement Restoration. 

All unstable subgrade material shall be removed and replaced with Class II granular 
material per MDOT specification. All excavated materials will be hauled away. All backfill 
will be compacted in appropriate lifts to 95% of the modified proctor. 

Forms shall be clean and straight and composed of wood or metal. Concrete forms must 
be at an adequate depth to ensure stability, prevent settling, and meet load 
requirements. The forms shall be staked to line and grade in a manner that will prevent 
deflection or settlement.  Forms shall be oiled before placing concrete. 
The base shall be thoroughly wetted, and the concrete deposited thereon to the proper 
depth.   

Concrete shall be vibrated along the forms, compressed and struck-off flush with the top 
of the forms.  The surface shall be floated with a steel float, edges and joints properly 
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tooled, and then finished with a wood float or brush, transverse to the centerline to 
provide a non-slip surface. 

During the placement of Concrete, the Contractor shall use a mechanical vibrator to 
compact and consolidate, the full depth of the concrete to provide even, 
homogeneous placement, and to prevent voids, honeycombing, and/or pockets of air 
forming within the concrete.  

4” concrete sidewalk removal and replacement shall be all inclusive of saw cuts, tree 
root removal, and any stone refreshment. Contraction joints on sidewalks shall be placed 
every five (5) feet.  All joints shall be constructed at right angles to the centerline of the 
sidewalk. 

6” and 8” concrete panel removal and replacement shall be all inclusive of saw cuts, 
steel reinforcement (i.e. dowel bars, etc.), and any stone refreshment.  

Integral Concrete Curb & Gutter shall be sawcut if removed and shall be replaced with 
the same detail that exists on each side of the saw cuts. The replacement curb shall be 
anchored to the existing curb using steel reinforcement per MDOT specifications. The 
concrete, steel reinforcement, and curing compound shall meet 2020 MDOT 
specifications. 

When performing catch basins, curbs, and curb & gutter repairs, the roadway repair must 
be done with similar material, i.e. on an asphalt road, the repair around the catch basin 
or along the curb will be asphalt. This shall be included in the catch basins, curbs, and 
curb & gutter pricing. 

Detectable warning plates may be required at all barrier-free ramps, hazardous vehicular 
crossings, and other locations where the sidewalk is flush with adjacent drive or parking 
pavement. All barrier-free ramps shall comply with current MDOT specifications for ADA 
sidewalk ramps. Armor Tile ADA warning surface, or an approved equivalent, shall be 
installed. Any proposed equivalent product must be submitted to the City for review and 
must receive written approval prior to installation. 

The concrete shall be cured with white membrane curing compound, wet burlap, or by 
other methods approved by the City.  Concrete shall not be placed on frozen grade.  
When the temperature is below forty (40) degrees Fahrenheit, or when freezing 
temperatures are forecast, concrete shall not be placed unless protection against 
freezing of the grade and/or concrete is provided. 

Asphalt pavement repairs shall be sealed with polymer modified overband crack seal as 
per 2020 MDOT specification 505. All materials shall meet the requirements of 2020 MDOT 
specification 904 or better. 

Concrete pavement repairs shall be sealed with hot poured rubber per 2020 MDOT 
specification 602 and 603. Materials shall conform to 2020 MDOT 914 or better. 
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Any residential or commercial property whose driveway will be blocked as a result of this 
project must be notified by the contractor at least 48 hours prior to work beginning. 
The Contractor shall exercise care when removing existing concrete so as to not cause 
damage to adjoining sections. 
 
All concrete work shall be constructed to maintain positive drainage. Any section that 
displays ponding or improper drainage shall be removed and reconstructed as required 
to correct the deficiency, as determined by the City. All corrective work shall be 
performed at the Contractor’s sole expense. 
 
 
 
Traffic Control - The Contractor shall furnish, install, maintain, and remove all traffic control 
devices necessary to protect the public, the workers, and the work zone. All traffic control 
shall conform to the Michigan MUTCD and local agency requirements. 
 
The Contractor is responsible for maintaining safe and reasonable access of vehicular 
and pedestrian traffic throughout all phases of construction. 
 
A detailed Traffic Control Plan (TCP) shall be submitted to the City for review at least 7 
calendar days prior to the start of work. 
 
The Contractor shall keep a responsible representative reachable 24/7 for all 
emergencies.  
 
The City will require review of all catch basin repairs, prior to the concrete pour in order 
to determine the proper method of the repair.  
 
 
Sweeping and clean up shall be performed daily, unless otherwise directed by the City.  
The contractor is required to have a street sweeper or broom available to clean the 
required areas as needed.   
 
All equipment and materials shall be removed if work is suspended for more than three 
days in a given location. 
 
The Contractor must ensure proper containment and disposal of all concrete wash-out 
materials. Under no circumstances shall concrete waste or slurry be discharged to 
anything other than a portable wash-out trailer or equivalent wash-out facility, which 
shall be maintained on-site for all concrete wash and equipment clean-up operations. 
Containment practices will be subject to inspection for full compliance of the City’s 
Illicit Discharge Ordinance (Article IV – Illicit Discharge – Sec. 12-97) 
 
 
CLEANUP AND SITE RESTORATION 
The contractor shall be responsible for the removal and disposal of all materials, forms, 
and the restoration of all lawn areas and irrigation systems disturbed during construction 
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activities.  Lawn areas shall be consolidated to prevent settling, restored with topsoil, seed 
and mulch. Sod replacement may be used on a case by case basis. All restoration work 
shall be completed within fourteen (14) calendar days upon completion of work unless 
otherwise authorized. 

Once a location is ready for inspection, it will be inspected by the City. If the work is not 
accepted by the City, then the contractor shall have five (5) business days to resolve.  If 
the five (5) day period has expired, the City reserves the right to finish the project and 
deduct this expense from the contractor’s invoice. 

TYPE OF WORK / ESTIMATED QUANTITIES 
This work is on an as-needed basis and will require the successful bidder(s) to mobilize 
multiple times each year.  The total amount of work to be performed under the terms of 
this contract is unknown.  To assist the contractors in preparing their bids we have 
included estimated quantities in the bid form below.  The contractor will be paid only for 
work completed, and the City cannot guarantee any minimum amount of work.  

FEE STRUCTURE 
a. A completed Bid Form shall be submitted for consideration of future projects.

Following receipt of all bids, the City will evaluate the bidder’s qualifications &
pricing.  Two firms may be selected for further negotiation to develop a uniform
price schedule.  (Both firms agree to be paid the same unit price for pay items.)

b. If the City and either/both of the selected firms are unable to agree upon a
uniform price schedule, the City will act in its best interest and further
negotiations may be required with the next qualified bidder.

CONTRACTOR EXPERIENCE 
The Contractor must provide a list of municipal client project references. 

SUBCONTRACTING OF WORK 
Work under this contract shall not be sub-contracted without the authorization of the 
City of Novi. 

STORAGE AND STAGING OF EQUIPMENT AND MATERIALS 
The Contractor will not store equipment or materials on City of Novi properties. 
Equipment and materials will not be staged on streets and sidewalk overnight.  

ROAD WEIGHT RESTRICTIONS 
The City of Novi has several Restricted Commercial Vehicle Routes.  These sections of 
roadway are closed to commercial thru traffic. You may drive on these sections of road 
only if you are providing the contracted service within that particular section. At no time 
will the contractor drive more than a one (1) mile distance on a restricted road. For a 
poster-sized map with additional details, contractors can check our Map Gallery: 
https://cityofnovi.org/media/xpijgbuk/roadwayweightclassificationsmap.pdf 
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CITY OF NOVI 

CONTRACTOR QUALIFICATIONS QUESTIONNAIRE 

AS-NEEDED CONCRETE REPAIR CONTRACT 

Failure to answer all questions could result in rejection of your proposal. 

Name of Firm  _______________________________________________________________________ 

Address: ____________________________________________________________________________  

City, State Zip _______________________________________________________________________ 

Telephone ______________________________________ Fax _______________________________  

Cell ___ _____________________________________________________________________________ 

Agent’s Name (please print) _________________________________________________________ 

Agent’s Title ________________________________________________________________________ 

Email Address: ______________________________________________________________________  

Website ____________________________________________________________________________ 

1. Organizational structure:  Corporation, Partnership,  etc.  __________________________

2. Firm established:_____________________      Years in business:  _______________________

3. Has your firm filed for Chapter 7 or Chapter 11 within the last ten (10) years?

No _____ Yes _______  Reason: _____________________________________________ 

4. Under what other or former names has your organization operated?

_________________________________________________________________________________

5. How many full-time employees? _________________   Part-time? _____________________

6. Are you able to provide insurance coverage as required by this bid? _____________

7. List the scope of services (type of work) you are able to perform.

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

8. Provide a list of employees and all other professional staff to be assigned to this

contract.  Include name, title, license number, years’ of experience, full/part time,

on-call availability, qualifications, and experience.

14 of 24



_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

9. List equipment, tools, and all other resources available to your firm to perform this

contract:

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

10. Provide a list of all open contracts your company currently holds.  Include contact

name, organization, type, size, required date of completion, percentage of

completion, value of contract.

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

_________________________________________________________________________________

11. References: Provide at least three (3) references for projects that are comparable in

scope to this bid.  Several references from municipalities would be desirable.

Company ____________________________________________________________________ 

Address ______________________________________________________________________  

Phone ________________________ Contact name ________________________________ 

   Company ____________________________________________________________________ 

Address ______________________________________________________________________  

Phone ________________________ Contact name ________________________________ 
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 Company ____________________________________________________________________  

 Address ______________________________________________________________________  

 Phone ________________________ Contact name ________________________________  

 

12. Claims and Suits: Does your firm have any litigation pending or outstanding against 
your organization or its officers?   If yes, please provide details. 

No ________    Yes __________   

_________________________________________________________________________________ 

_________________________________________________________________________________  

_________________________________________________________________________________  

 

13. Provide any additional information you would like to include which may not be 

included within this Questionnaire.  You may attach additional sheets. 

 

THE FOREGOING QUESTIONNAIRE IS A TRUE STATEMENT OF FACTS: 

Signature of Authorized Company Representative: ___________________________________ 

Representative’s Name (please print) ________________________________________________ 

Date _______________________________________________________________________________ 
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CITY OF NOVI 

AS-NEEDED CONCRETE REPAIR CONTRACT 

BID FORM  

We, the undersigned as bidder, propose to furnish to the City of Novi, according to the 
specifications, terms, conditions and instructions attached hereto and made a part 
thereof: 

Pay Item Pay Unit Estimated 
Quantity 

Unit Price 

Remove and replace, Concrete, 4 inch SF 5,000 $ 

Remove and replace, Concrete, 6 inch SF 10,000 $ 

Remove and replace, Concrete, 8 inch SF 7,500 $ 

Integral Concrete curb & gutter LF 2,000 $ 

Concrete curb LF 1,000 $ 

Catch basin, reconstruction VF 10 $ 

Catch basin, rehabilitation (top 12”) Ea 10 $ 

Catch basin, tuck pointing (top 24”) Ea 20 $ 

21AA aggregate (beyond refreshing) SY 
1,000 (as 
needed) $ 

Joint Seal / Overband LF 2,000 $ 

Asphalt remove & replace (pathways) SF 1,000 $ 

Asphalt mill & replace (2”) (pathways) SF 2,000 $ 

ADA tile, provide and install LF 25 $ 
Single lane (non-freeway) closure, if 
needed Per Day 7 $ 

ADDITIONAL CHARGES (Any and all potential additional charges must be disclosed. The 
City will not pay any additional charges if they are not listed here, or attached on an 
additional sheet).   
_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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_____________________________________________________________________________________  

 
COMMENTS: ________________________________________________________________________  

_____________________________________________________________________________________  

_____________________________________________________________________________________  

_____________________________________________________________________________________  

 
We acknowledge receipt of the following Addenda: ________________________________ 

       (please indicate numbers) 
 
NON-IRAN LINKED BUSINESS 
By signing below, I certify and agree on behalf of myself and the company submitting 
this proposal the following: (1)that I am duly authorized to legally bind the company 
submitting this proposal; and (2) that the company submitting this proposal is not an “Iran 
linked business,” as that term is defined in Section 2(e) of the Iran Economic Sanctions 
Act, being Michigan Public Act No. 517 of 2012; and (3) That I and the company 
submitting this proposal will immediately comply with any further certifications or 
information submissions requested by the City in this regard. 
 

THIS BID SUBMITTED BY:  

Company (Legal Registration) _______________________________________________________  
 
Address  ____________________________________________________________________________  
 
City  _____________________________________ State ____________ Zip _____________________  
 
Telephone _______________________________  Fax ______________________________________  
 
Representative’s Name _____________________________________________________________  
 
Representative’s Title ________________________________________________________________ 
 
Authorized Signature ________________________________________________________________ 
 
E-mail ______________________________________________________________________________   

 
Date _______________________________   
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CITY OF NOVI 
INSURANCE REQUIREMENTS 

ATTACHMENT A 

1. The Contractor shall maintain at its expense during the term of this Contract, the
following insurance:

a. Worker's Compensation insurance with the Michigan statutory limits and
Employer's Liability insurance with minimum limits of $100,000 (One Hundred
Thousand Dollars) each accident.

b. Commercial General Liability Insurance – The Contractor shall procure and
maintain during the life of this contract, Commercial General Liability
Insurance, Personal Injury, Bodily Injury and Property Damage on an
“Occurrence Basis” with limits of liability not less than $1,000,000 (One Million
Dollars) per occurrence combined single limit.

c. Automobile Liability insurance covering all owned, hired and non-owned
vehicles with Personal Protection insurance to comply with the provisions of
the Michigan No Fault Insurance Law including Residual Liability insurance
with minimum bodily injury limits of $1,000,000 (One Million Dollars) each
person and $1,000,000 (One Million Dollars) each occurrence and minimum
property damage limits of $1,000,000 (One Million Dollars) each
occurrence.

2. All policies shall name the Contractor as the insured and shall be accompanied
by a commitment from the insurer that such policies shall not be canceled or
reduced without at least thirty (30) days prior notice date to the City; alternately,
contractor may agree to provide notice of such cancellation or reduction.

3. The City of Novi shall be named as Additional Insured for General Liability and Auto
Liability. Certificates of Insurance evidencing such coverage shall be submitted to
City of Novi, Purchasing Department, 45175 Ten Mile Road, Novi, Michigan 48375-
3024 prior to commencement of performance under this Contract and at least
fifteen (15) days prior to the expiration dates of expiring policies.  A current
certificate of insurance must be on file with the City for the duration of the
contract.   Said coverage shall be PRIMARY COVERAGE rather than any policies
and insurance self-insurance retention owned or maintained by the City. Policies
shall be issued by insurers who endorse the policies to reflect that, in the event of
payment of any loss or damages, subrogation rights under those contract
documents will be waived by the insurer with respect to claims against the City

4. The Contractor shall be responsible for payment of all deductibles contained in
any insurance required hereunder.

5. If, during the term of this Contract, changed conditions or other pertinent factors
should in the reasonable judgment of the City render inadequate insurance limits,
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the Contractor will furnish on demand such additional coverage as may 
reasonably be required under the circumstances.  All such insurance shall be 
effected at the Contractor's expense, under valid and enforceable policies, 
issued by the insurers of recognized responsibility which are well-rated by national 
rating organizations and are acceptable to the City. 

 
6. If any work is sublet in connection with this Contract, the Contractor shall require 

each subcontractor to effect and maintain at least the same types and limits of 
insurance as fixed for the Contractor. 

 
7. The provisions requiring the Contractor to carry said insurance shall not be 

construed in any manner as waiving or restricting the liability of the Contractor 
under this contract. 

 
8. The City has the authority to vary from the specified limits as deemed necessary. 
 
 

  
ADDITIONAL REQUIREMENTS 

  
HOLD HARMLESS/INDEMNITY 

 
 
1. The Contractor agrees to fully defend, indemnify and hold harmless the City, its 

City Council, its officers, employees, agents, volunteers and contractors from any 
claims, demands, losses, obligations, costs, expenses, verdicts, and settlements 
(including but not limited to attorney fees and interest) resulting from: 

 
A.  Acts   or   omissions   by the   Contractor,   its   agents,   employees,   servants   and 

contractors in furtherance of execution of this Agreement, unless resulting from the 
sole negligence and tort of the City, its officers, employees, agents and 
contractors. 

 
B.  Violations  of state  or federal  law involving  whether  administrative  or judicial, 

arising  from the nature and extent of this Agreement. 
 
C.  The Contractor agrees to defend the City from and against any and all actions or 

causes of action, claims, demands or whatsoever kind or nature arising from the 
operations of the Contractor and due to the acts or omissions of the Contractor 
or its agents, including, but not limited to, acts of omissions alleged to be in the 
nature of gross negligence or willful misconduct.  The Contractor agrees to 
reimburse the City for reasonable attorney fees and court costs incurred in the 
defense of any actions, suits, claims or demands arising from the operations of the 
Contractor under this Agreement due to the above-referenced acts or omissions. 

 
2. The Contractor agrees that it is its responsibility and not the responsibility of the City 

of safeguard the property and materials used in performing this Contract.  Further 
the Contractor agrees to hold the City harmless for any loss of such property and 
materials used in pursuant to the Contractor's performance under this Contract. 

20 of 24



 

 
3. The Contractor shall not discriminate against any employee, or applicant for 

employment because of religion, race, color, national origin, age, sex, height, 
weight, handicap, ancestry, place of birth, sexual preference or marital status.   
The Contractor further covenants that it will comply with the Civil Rights Act of 
1973, as amended; and the Michigan Civil Rights Act of 1976 (78. Stat. 252 and 
1976 PA 453) and will require a similar covenant on the part of any consultant or 
subcontractor employed in the performance of this contract.  
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SAMPLE

CONTRACT FOR AS-NEEDED CONCRETE REPAIRS 

This Agreement shall be considered as made and entered into as of the date of the last 
signature (“Effective Date”), and is between the City of Novi, 45175 Ten Mile, Novi, 
Michigan 48375 “City”, and _______________________, whose address is 
________________________________, “Contractor.” 

Work.  For and in consideration of payment by the City as provided under the Payment 
Section of this Contract, Contractor shall perform the work described on and in the Work 
Specifications listed in “Exhibit A”, which is a part of this Contract, in a competent, 
efficient, timely, good and workmanlike manner and in compliance with the following 
terms and conditions. 

Permits.  The work to be performed includes applying and paying for, and obtaining 
issuance of all required permits and satisfying all requirements or conditions for such 
permits. 

Bonds and Insurance.  This Contract is conditioned on Contractor securing and 
maintaining the liability insurance specified in the Bid Specifications, which are a part of 
this Contract, which shall be confirmed by Certificate(s) of Insurance, with said 
coverages to be maintained for the life of this Contract and the City entitled to thirty (30) 
days written notice of any cancellations or changes.  Contractor shall also supply 
payment, performance, and maintenance bonds as required, in a form acceptable to 
the City. 

Time of Work.  All Insurance requirements shall be satisfied within 14 days, and work shall 
be completed within 30 days of the Effective Date of this Contract.  These time limits are 
of the essence of this Contract and failure to meet them shall permit City to terminate 
this Contract whether or not work has been commenced. 

Payment.  The City agrees to pay the Contractor based on unit pricing included in Exhibit 
A, payment to be made after satisfactory completion of the work and within thirty (30) 
days of receiving a final bill or invoice for the work from the Contractor, accompanied 
by a sworn statement and full unconditional waivers of lien, confirming that all 
subcontractors and any material suppliers have been paid in full. 

Changes.  Any changes in the provisions of this Contract must be in writing and signed 
by the City and Contractor. 

Liability.  Contractor shall be liable for any injury or damage occurring on account of the 
performance of its work under this Contract.  Consistent with this liability, the Contractor 
agrees to defend, pay on behalf of, and hold harmless the City, it agents, and others 
working on its behalf against any and all claims, demands, suits, losses and settlements, 
including actual attorney fees incurred and all costs connected therewith, for any 
damages which may be asserted, claimed or recovered against the City by reason of 
personal injury and/or property damages which arises out of or is in any way connected 
or associated with this Contract. 
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 SAMPLE  

 

Inspections, Notices and Remedies Regarding Work.  During the performance of the work 
by Contractor, City shall have the right to inspect the work and its progress to assure that 
it complies with this Contract.   If such inspections reveal a defect in the work performed 
or other default in this Contract, City shall provide Contractor with written notice to 
correct the defect or default within a specified number of days of the notice.  Upon 
receiving such a notice, Contractor shall correct the specified defects or defaults within 
the time specified.  Upon a failure to do so, the City may terminate this Contract by 
written notice and finish the work through whatever method it deems appropriate, with 
the cost in doing so a valid claim and charge against Contractor, or, preserve the claims 
of defects or defaults without termination by written notice to Contractor. 
 
Demolition Disposal Requirements.  The Contractor shall perform all work and dispose of 
all materials in compliance with all provisions of applicable federal, state, county and 
City environmental laws.  This obligation includes lawful disposal of all material, with a 
condition of the City’s payment obligation  being Contractor delivering to City copies of 
written documents from the licensed landfill or disposal site, confirming the dates, 
quantities and types of demolition debris disposed of, the disposal costs and that those 
costs have been paid in full by Contractor. 
 
Compliance with Laws.  This Contract and all of Contractor's work and practices shall be 
subject to all applicable state, federal and local laws, rules or regulations, including 
without limitation, those which apply because City is a public governmental agency or 
body.  Contractor represents that it is in compliance with all such laws and eligible and 
qualified to enter into this Contract. 
 
Anti-Discrimination. The Contractor shall not discriminate against any employee, or 
applicant for employment because of religion, race, color, national origin, age, sex, 
height, weight, handicap, ancestry, place of birth, sexual preference or marital status.   
The Contractor further covenants that it will comply with the Civil Rights Act of 1973, as 
amended; and the Michigan Civil Rights Act of 1976 (78. Stat. 252 and 1976 PA 453) and 
will require a similar covenant on the part of any consultant or subcontractor employed 
in the performance of this contract. 
 
Governing Law.  This Contract shall be governed by the laws of the State of Michigan. 
 
Assignment.  Contractor shall not assign this Contract or any part thereof without the 
written consent of the City. 
 
Successors and Assigns.  This Contract shall be binding on the parties, their successors, 
assigns and legal representatives. 
 
Notices.  Written notices under this Contract shall be given to the parties at their 
addresses on page one by personal or registered mail delivery to the attention of the 
following persons: 
 
 City:  Victor Cardenas, City Manager and Cortney Hanson, City Clerk 
 
 Contractor:     
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SAMPLE

Contract Term. The Contract Term shall be as set forth in the attached Exhibit A. 

Contract Termination. The City may terminate and/or cancel this contract (or any part 
thereof) at any time during the term, any renewal, or any extension of this contract, upon 
thirty (30) days written notice to the Contractor, for any reason, including convenience 
without incurring obligation or penalty of any kind.  The effective date for termination or 
cancelation shall be clearly stated in the written notice.  In the event of termination 
Contractor shall be paid as compensation in full for services performed to that date an 
amount calculated for that particular project. Such amount shall be paid by the City 
upon Contractor delivering or otherwise making available to the City all data, drawings, 
specifications, reports, estimates, summaries, and such other information and materials 
as may have been prepared and/or accumulated by Contractor in performing the 
services up to the date of termination.  

Waivers.  No waiver of any term or condition of this Contract shall be binding and 
effective unless in writing and signed by all parties, with any such waiver being limited to 
that circumstance only and not applicable to subsequent actions or events. 

WITNESS AND DATES  CITY OF NOVI 
OF SIGNATURES: 

_______________________________  _________________________________ 
By:  Justin Fischer 

Date:  __________________________  Its:  Mayor 

_______________________________  _________________________________ 
By:  Cortney Hanson 

Date:  __________________________  Its:  Clerk 

WITNESSES AND DATES CONTRACTOR 
OF SIGNATURES:  

_______________________________  _________________________________ 
By:   

Date:  __________________________  Its: 
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CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

SUBJECT: Consideration of Resolution Authorizing issuance of 2026 Unlimited Tax 

General Obligation bonds for Public Safety Facilities  

  

SUBMITTING DEPARTMENT: City Manager  

 

KEY HIGHLIGHTS:  

 This is the next step in the process related to the Public Safety Facilities  

 The first issuance will be for $35,000,000 

 Two additional issuances will occur the next two years, all totaling $120,000,000  

 

BACKGROUND INFORMATION:  

 

As a result of the successful election in August 2026, authorizing the City of Novi to 

issue $120,000,000 for the construction of new public safety facilities, the following 

resolution is the initial step in the process.  A letter from the City’s bond counsel, Pat 

McGow of Miller Canfield is enclosed in which he states the proposed “Resolution is 

based upon the bond specifications prepared by PFM Financial Advisors LLC, the 

City’s financial advisors, and is intended to pay part of the initial engineering, design, 

and first stage construction and acquisition expenses, plus the issuance costs relating 

to the Bonds. 

 

The Bonds will pledge the City’s unlimited tax, full faith and credit for support of the 

Bonds, and will be paid from the special debt millage levied to pay the debt service 

on the Bonds. The Resolution sets forth the terms of the Bonds, the form of Bonds, and 

provides for a negotiated sale of the Bonds to an underwriter yet to be selected.” 

 

 

RECOMMENDED ACTION: Approval of Resolution Authorizing issuance of 2026 Unlimited 

Tax General Obligation bonds for Public Safety Facilities  

 

 

 



MILLER, CANFIELD, PADDOCK AND STONE, P.L.C. 

 

RESOLUTION AUTHORIZING 

2026 UNLIMITED TAX GENERAL OBLIGATION BONDS 

 ___________________________________ 

CITY OF NOVI 

County of Oakland, State of Michigan 

___________________________________ 

 

 Minutes of a regular meeting of the City Council of the City of Novi, County of Oakland, 

Michigan, held on February 23, 2026, at 7:00 p.m., prevailing Eastern Time. 

 

PRESENT: Members:          

             

ABSENT: Members:          

 The following preamble and resolution were offered by Member ___________________ 

and supported by Member _____________________: 

WHEREAS, the qualified electors of the City of Novi, County of Oakland, State of 

Michigan (the “City”), at the election duly called and held on August 5, 2025, did by more than 

the required majority of those voting approve the following proposition (the “Bond Proposal”): 

Public Safety Facilities Bond Proposal 

 Shall the City of Novi, Michigan, borrow the principal sum of not to exceed One 

Hundred Twenty Million Dollars ($120,000,000), and issue its unlimited tax 

general obligation bonds, in one or more series, payable in not to exceed twenty-

five (25) years from the date of issue, to pay the cost of acquiring, constructing, 

furnishing and equipping a new public safety facility including police department 

and fire department facilities; two new fire department facilities to replace Fire 

Stations 2 and 3; and renovations to Fire Station 4; including site acquisition, 

demolition, and related road and site improvements?  If approved, the estimated 

millage to be levied in 2026 is 1.0 mills ($1.00 per $1,000 of taxable value) and the 

estimated simple average annual millage rate required to retire the bonds is 0.95 

mills ($0.95 per $1,000 of taxable value). 

WHEREAS, the City Council has determined that it is necessary to issue the first series of 

bonds pursuant to the Bond Proposal in the principal amount of not to exceed Thirty-Five Million 

Dollars ($35,000,000) for the purpose of paying part of the cost to acquire, construct, furnish and 

equip a new public safety facility including police department and fire department facilities; two 

new fire department facilities to replace Fire Stations 2 and 3; and renovations to Fire Station 4; 

including site acquisition, demolition, and related road and site improvements (the “Project”); and 

WHEREAS, the City desires to solicit proposals from, and to negotiate the sale of the 

Bonds to, an underwriter to be selected by the City within the parameters established by this 

resolution. 
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NOW, THEREFORE, BE IT RESOLVED THAT: 

1. Authorization of Bonds; Bond Terms.  Bonds of the City designated 2026 

UNLIMITED TAX GENERAL OBLIGATION BONDS  (the "Bonds") are authorized to be 

issued in the aggregate principal sum of not to exceed Thirty-Five Million Dollars ($35,000,000), 

or such lesser amount as shall be determined by the City Manager, Assistant City Manager or 

Finance Director (each, an "Authorized Officer") at the time of sale of the Bonds, for the purpose 

of paying part of the costs of the Project, including the costs incidental to the issuance, sale and 

delivery of the Bonds. 

The issue shall consist of bonds in fully-registered form of the denomination of $5,000, or 

multiples of $5,000 thereof not exceeding for each maturity the maximum principal amount of that 

maturity, numbered consecutively in order of registration, dated as of the date of delivery, or such 

other date as determined by an Authorized Officer, and mature or be subject to mandatory 

redemption on May 1 or November 1 in the years 2027 to 2051, inclusive, or such other dates 

and/or years as shall be determined at the time of sale and in the amounts as determined by an 

Authorized Officer. The Bonds shall bear interest at a rate or rates to be determined upon 

negotiated sale thereof, payable semi-annually on May 1 and November 1, first payable on 

November 1, 2026, or such other date as determined by an Authorized Officer at the time of sale, 

provided that the true interest cost per annum on the Bonds shall not exceed five percent (5.50%) 

per annum.  The Bonds may be issued as serial or term bonds or both and may be subject to 

redemption prior to maturity as determined at the time of sale.   

The record date of determination of registered owner for purposes of payment of interest 

as provided in this paragraph may be changed by the City to conform to market practice in the 

future.  The principal of the Bonds shall be payable at the designated corporate trust office of a 

Michigan bank or trust company selected by an Authorized Officer at the time of sale to act as 

registrar and transfer agent for the Bonds (the “Transfer Agent”).  

Interest on the Bonds shall be paid by check drawn on the Transfer Agent mailed to the 

registered owner of the Bonds at the registered address, as shown on the registration books of the 

City maintained by the Transfer Agent.  Interest shall be payable to the registered owner of record 

as of the fifteenth day of the month prior to the payment date for each interest payment.  The date 

of determination of registered owner for purposes of payment of interest as provided in this 

paragraph may be changed by the City to conform to market practice in the future. 

2. Execution of Bonds; Book-Entry-Only Form.  The Bonds of this issue shall be 

executed in the name of the City with the manual or facsimile signatures of the Mayor and the City 

Clerk and shall have the seal of the City, or a facsimile thereof, printed or impressed on the Bonds.  

No Bond executed by facsimile signature shall be valid until authenticated by an authorized officer 

or representative of the Transfer Agent.  The Bonds shall be delivered to the Transfer Agent for 

authentication and be delivered by the Transfer Agent to the purchaser or other person in 

accordance with instructions from an Authorized Officer upon payment of the purchase price for 

the Bonds in accordance with the offer therefor when accepted.  Executed blank certificates for 

registration and issuance to transferees shall simultaneously, and from time to time thereafter as 

necessary, be delivered to the Transfer Agent for safekeeping. 
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The Bonds may be issued in book-entry-only form through The Depository Trust Company 

in New York, New York ("DTC") and the Authorized Officers are each authorized to execute such 

custodial or other agreements with DTC as may be necessary to accomplish the issuance of the 

Bonds in book-entry-only form and to make such changes in the Bond Form within the parameters 

of this resolution as may be required to accomplish the foregoing. 

Unless waived by any registered owner of Bonds to be redeemed, official notice of 

redemption shall be given by the Transfer Agent on behalf of the City.  Such notice shall be dated 

and shall contain at a minimum the following information:  original issue date; maturity dates; 

interest rates; CUSIP numbers, if any; certificate numbers (and in the case of partial redemption) 

the called amounts of each certificate; the redemption date; the redemption price or premium; the 

place where the Bonds called for redemption are to be surrendered for payment; and that interest 

on the Bonds or portions thereof called for redemption shall cease to accrue from and after the 

redemption date. 

In addition, further notice shall be given by the Transfer Agent in such manner as may be 

required or suggested by regulations or market practice at the applicable time, but no defect in 

such further notice nor any failure to give all or any portion of such further notice shall in any 

manner defeat the effectiveness of a call for redemption if notice thereof is given as prescribed 

herein. 

3. Transfer of Bonds.  The Transfer Agent shall keep the books of registration for this 

issue on behalf of the City.  Any Bond may be transferred upon such registration books by the 

registered owner of record, in person or by the registered owner’s duly authorized attorney, upon 

surrender of the Bond for cancellation, accompanied by delivery of a duly executed written 

instrument of transfer in a form approved by the Transfer Agent.  Whenever any Bond or Bonds 

shall be surrendered for transfer, the City shall execute and the Transfer Agent shall authenticate 

and deliver a new Bond or Bonds, for like aggregate principal amount.  The Transfer Agent shall 

require the payment by the bondholder requesting the transfer of any tax or other governmental 

charge required to be paid with respect to the transfer. 

4. Debt Retirement Fund; Unlimited Tax Pledge; Defeasance of Bonds.  The City 

Treasurer is authorized and directed to open a depositary account with a bank or trust company 

designated by the City Council, to be designated 2026 UNLIMITED TAX GENERAL 

OBLIGATION BONDS DEBT RETIREMENT FUND (the “Debt Retirement Fund”), the moneys 

to be deposited into the Debt Retirement Fund to be specifically earmarked and used solely for the 

purpose of paying principal of and interest on the Bonds as they mature.  The City hereby pledges 

its unlimited tax full faith and credit for the prompt payment of the Bonds.  All proceeds from 

taxes levied for the Debt Retirement Fund shall be deposited into the Debt Retirement Fund as 

collected.  Commencing with the year 2026, there shall be levied upon the tax rolls of the City for 

the purpose of the Debt Retirement Fund each year, in the manner required by the provisions of 

Act 34, Public Acts of Michigan, 2001, as amended, an amount sufficient so that the estimated 

collection therefrom will be sufficient to promptly pay, when due, the principal of and interest on 

the Bonds becoming due prior to the next annual tax levy; provided, however, that if at the time 

of making any such annual tax levy there shall be other funds available or surplus moneys on hand 

in the Debt Retirement Fund for the payment of principal of and interest on the Bonds, then credit 

therefor may be taken against such annual levy for the Debt Retirement Fund. 
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In the event cash or direct obligations of the United States or obligations the principal of 

and interest on which are guaranteed by the United States, or a combination thereof, the principal 

of and interest on which, without reinvestment, come due at times and in amounts sufficient to pay 

at maturity or irrevocable call for earlier optional redemption, the principal of, premium, if any, 

and interest on the Bonds, shall be deposited in trust, this resolution shall be defeased and the 

owners of the Bonds shall have no further rights under this resolution except to receive payment 

of the principal of, premium, if any, and interest on the Bonds from the cash or securities deposited 

in trust and the interest and gains thereon and to transfer and exchange Bonds as provided herein. 

5. Construction Fund; Proceeds of Bond Sale.  The City Treasurer is authorized and 

directed to open a separate depositary account with a bank or trust company designated by the City 

Council, to be designated 2026 UNLIMITED TAX GENERAL OBLIGATION BONDS 

CONSTRUCTION FUND (the “Construction Fund”), and deposit into said Construction Fund the 

proceeds of the Bonds less accrued interest, if any, which shall be deposited into the Debt 

Retirement Fund.  The moneys in the Construction Fund shall be used solely to pay the costs of 

the Project and the costs of issuance of the Bonds. 

6. Bond Form.  The Bonds shall be in substantially the following form with such 

changes as may be required to conform to the final terms of the Bonds established by the Sale 

Order: 
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UNITED STATES OF AMERICA 

STATE OF MICHIGAN 

COUNTY OF OAKLAND 

CITY OF NOVI 

2026 UNLIMITED TAX GENERAL OBLIGATION BOND 
 

 

 

 

           Date of 

Interest Rate  Maturity Date   Original Issue   CUSIP 

 

   May/November 1, 20__   _________, 2026 

 

 

Registered Owner: 

Principal Amount:          Dollars 

 

The City of Novi, County of Oakland, State of Michigan (the "City"), acknowledges itself to owe 

and for value received hereby promises to pay to the Registered Owner specified above, or registered 

assigns, the Principal Amount specified above, in lawful money of the United States of America, on the 

Maturity Date specified above, unless prepaid prior thereto as hereinafter provided, with interest thereon 

(computed on the basis of a 360-day year consisting of twelve 30-day months) from the Date of Original 

Issue specified above or such later date to which interest has been paid, until paid, at the Interest Rate per 

annum specified above, first payable on November 1, 2026 and semiannually thereafter.  Principal of this 

bond is payable at the corporate trust office of _________________________________, Michigan, or such 

other transfer agent as the City may hereafter designate by notice mailed to the registered owner not less 

than sixty (60) days prior to any interest payment date (the "Transfer Agent").  Interest on this bond is 

payable to the registered owner of record as of the fifteenth (15th) day of the month preceding the interest 

payment date as shown on the registration books of the City kept by the Transfer Agent by check or draft 

mailed to the registered owner of record at the registered address.  For prompt payment of this bond, both 

principal and interest, the full faith, credit and resources of the City are hereby irrevocably pledged. 

This bond is one of a series of bonds of even Date of Original Issue aggregating the principal sum 

of $_________, issued for the purpose of acquiring, constructing, furnishing and equipping public safety 

facilities in the City and paying the costs incidental to the issuance of the bonds in pursuance of a vote of 

the qualified electors of the City voting thereon at an election duly called and held on August 5, 2025. 

[Bonds of this issue shall not be subject to optional redemption prior to maturity.] 

[Bonds of this issue maturing in the years 20__ to 20__, inclusive, shall not be subject to redemption 

prior to maturity.  Bonds or portions of bonds of this issue in multiples of $5,000 maturing in the year 20__ 

and thereafter shall be subject to redemption prior to maturity, at the option of the City, in any order of 

maturity and by lot within any maturity, on any date on or after May 1, 20__, at par and accrued interest to 

the date fixed for redemption.] 

[Insert mandatory redemption provisions if needed.] 
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In case less than the full amount of an outstanding bond is called for redemption, the Transfer 

Agent, upon presentation of the bond called in part for redemption, shall register, authenticate and deliver 

to the registered owner of record a new bond in the principal amount of the portion of the original bond not 

called for redemption. 

Notice of redemption shall be given to the registered owner of any bond or portion thereof called 

for redemption by mailing of such notice not less than thirty (30) days prior to the date fixed for redemption 

to the registered address of the registered owner of record.  A bond or portion thereof so called for 

redemption shall not bear interest after the date fixed for redemption provided funds are on hand with the 

Transfer Agent to redeem said bond or portion thereof. 

This bond is transferable only upon the registration books of the City kept by the Transfer Agent 

by the registered owner of record in person, or by the registered owner's attorney duly authorized in writing,  

upon the surrender of this bond together with a written instrument of transfer satisfactory to the Transfer 

Agent duly executed by the registered owner or the registered owner's attorney duly authorized in writing, 

and thereupon, a new registered bond or bonds in the same aggregate principal amount and of the same 

maturity shall be issued to the transferee in exchange therefor as provided in the resolution authorizing this 

bond and upon the payment of the charges, if any, therein prescribed.  Neither the City nor the Transfer 

Agent shall be required to transfer or exchange this bond or portion of this bond either during the period of 

fifteen (15) days immediately preceding the date of the mailing of any notice of redemption or (except as 

to the unredeemed portion, if any, of this bond) after this bond or any portion of this bond has been selected 

for redemption. 

This bond is payable out of the City’s Debt Retirement Fund for this issue and in order to make 

such payment, the City is required each year to levy taxes on all taxable property within the boundaries of 

the City for such payment, without limitation as to either rate or amount. 

It is hereby certified and recited that all acts, conditions and things required by law to be done, 

precedent to and in the issuance of this bond and the series of bonds of which this is one, exist and have 

been done and performed in regular and due form and time as required by law, and that the total 

indebtedness of the City, including this bond, does not exceed any constitutional, statutory or charter debt 

limitation. 

This bond is not valid or obligatory for any purpose until the Transfer Agent's Certificate of 

Authentication on this bond has been executed by the Transfer Agent. 
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IN WITNESS WHEREOF, the City of Novi, County of Oakland, State of Michigan, by its City 

Council, has caused this bond to be signed in the name of the City by the facsimile signatures of its Mayor 

and City Clerk and a facsimile of its corporate seal to be printed hereon, all as of the Date of Original Issue. 

 

CITY OF NOVI 

County of Oakland 

State of Michigan 

 

 

 

By:        

 Its Mayor 

 (SEAL) 

 

 

 

 

By:        

        Its City Clerk 

 

 

(Form of Transfer Agent’s Certificate of Authentication) 

DATE OF AUTHENTICATION: 

CERTIFICATE OF AUTHENTICATION 

This bond is one of the bonds described in the within-mentioned resolution. 

 

 

 

      ____________________ 

      ____________________ 

      Transfer Agent 

 

 

  

      By:        

       Authorized Signatory 

 

 

 

 

 

[Bond printer to insert form of assignment]  
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7. Negotiated Sale.  The City Council has considered the option of selling the Bonds 

through a competitive sale and a negotiated sale, and pursuant to the requirements of Act 34, based 

on the advice of its financial advisor, determines that a negotiated sale of the Bonds will allow 

more flexibility in accessing the municipal bond market, and to price and sell the Bonds at the time 

that is expected to best achieve the most advantageous interest rates and costs to the City, and will 

provide the City with greater flexibility in structuring bond maturities and adjusting terms for the 

Bonds. 

8. Bond Purchase Agreement; Delegation to Authorized Officer; Sale Order.  The 

Authorized Officers are each hereby authorized to select an underwriter and to negotiate the sale 

of the Bonds with such underwriter, negotiate and execute a Bond Purchase Agreement, execute a 

Sale Order specifying the final terms of the Bonds and take all other necessary actions required to 

effectuate the sale, issuance and delivery of the Bonds within the parameters authorized in this 

resolution. 

 

9. Adjustment of Bond Terms; Bond Parameters.  The Authorized Officers are each 

hereby authorized to adjust the final bond details as set forth herein to the extent necessary or 

convenient to complete the sale of the Bonds and in pursuance of the forgoing is each authorized 

to exercise the authority and make the determinations pursuant to Sections 315(1)(d) of Act 34, 

including but not limited to determinations regarding interest rates, prices, discounts, maturities, 

principal amounts, denominations, date of issuance, interest payment dates, redemption rights and 

other matters within the parameters established by this resolution; provided that the principal 

amount of Bonds issued shall not exceed the principal amount authorized in this resolution, the 

true interest cost on the Bonds shall not exceed 5.50% per annum, the underwriter’s discount shall 

not exceed 0.75% of the par amount of the Bonds and the Bonds shall mature in not more than 

twenty-five (25) annual installments.   

10. Official Statement; Qualification for Insurance; Ratings.  Each Authorized Officer 

is hereby authorized and directed to (a) approve the circulation of a preliminary official statement 

describing the Bonds and to deem the preliminary official statement “final” for purposes of Rule 

15c2-12 of the SEC; (b) solicit bids for and approve the purchase of a municipal bond insurance 

policy for the Bonds, if deemed economically advantageous to the City; (c) apply for ratings on 

the Bonds; and, (d) do all other acts and take all other necessary procedures and make such filings 

with any parties, including the Michigan Department of Treasury, necessary or desirable to 

effectuate the sale, issuance and delivery of the Bonds. 

11. Continuing Disclosure.  The City agrees to enter into a continuing disclosure 

undertaking for the benefit of the holders and beneficial owners of the Bonds in accordance with 

the requirements of Rule 15c2-12 promulgated by the Securities and Exchange Commission, and 

each Authorized Officer is hereby authorized to execute such undertaking prior to delivery of the 

Bonds 

12. Useful Life of Project.  The estimated period of usefulness of the Project is hereby 

declared to be not less than twenty-five (25) years. 

13. Tax Covenant.  The City shall, to the extent permitted by law, take all actions within 

its control necessary to maintain the exclusion of the interest on each issue of the Bonds from gross 



MILLER, CANFIELD, PADDOCK AND STONE, P.LC. 

9 

 

income for federal income tax purposes under the Internal Revenue Code of 1986, as amended 

(the "Code"), including, but not limited to, actions relating to any required rebate of arbitrage 

earnings and the expenditures and investment of Bond proceeds and moneys deemed to be Bond 

proceeds. 

14. Bond Counsel.  The appointment of the law firm of Miller, Canfield, Paddock and 

Stone, P.L.C. of Detroit, Michigan, as Bond Counsel for the Bonds is hereby confirmed, 

notwithstanding the periodic representation by Miller, Canfield, Paddock and Stone, P.L.C., in 

unrelated matters of parties and potential parties to the issuance of the Bonds, including the 

purchaser of the Bonds. 

15. Financial Advisor.  PFM Financial Advisors LLC, is retained as the registered 

municipal advisor to the City in connection with the issuance of the Bonds. 

16. Rescission.  All resolutions and parts of resolutions insofar as they conflict with the 

provisions of this resolution be and the same hereby are rescinded. 

 

AYES:  Members:          

             

NAYS: Members:          

ABSTAIN:            

 

 RESOLUTION DECLARED ADOPTED. 

 

              

         Cortney Hanson 

City Clerk 

 

 I hereby certify that the foregoing is a true and complete copy of a resolution adopted by 

the City Council of the City of Novi, County of Oakland, State of Michigan, at a regular meeting 

held on February 23, 2026, and that the meeting was conducted and public notice of the meeting 

was given pursuant to and in full compliance with the Open Meetings Act, being Act 267, Public 

Acts of Michigan, 1976, as amended, and that the minutes of the meeting were kept and will be or 

have been made available as required by the Act. 

        

         Cortney Hanson 

City Clerk 

 45665459.3/065576.00097 
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February 12, 2026

Victor Cardenas
City Manager
City of Novi
45175 W. Ten Mile Road
Novi, MI 48375-3024

Re: City of Novi 
2026 Unlimited Tax General Obligation Bonds for Public Safety Facilities - 
Bond Authorizing Resolution

Dear Victor:

I have enclosed the Resolution Authorizing the 2026 Unlimited Tax General Obligation 
Bonds to be considered for approval by the City Council at its meeting on Monday, February 23rd.  
The Resolution authorizes the issuance of Bonds in the amount not to exceed $35,000,000 as the 
first series of Bonds issued pursuant to the Public Safety Facilities Bond Proposal approved by the 
City voters at the August 2025 election, for the purpose of paying part of the cost of acquiring, 
constructing, furnishing and equipping a new public safety facility including police department 
and fire department facilities; two new fire department facilities to replace Fire Stations 2 and 3; 
and renovations to Fire Station 4; including site acquisition, demolition, and related road and site 
improvements (the “Project”).

The Resolution is based upon the bond specifications prepared by PFM Financial Advisors 
LLC, the City’s financial advisors, and is intended to pay part of the initial engineering, design, 
and first stage construction and acquisition expenses, plus the issuance costs relating to the Bonds.  
The Bonds will pledge the City’s unlimited tax full faith and credit for support of the Bonds and 
will be paid from the special debt millage levied to pay the debt service on the Bonds.  

The Resolution sets forth the terms of the Bonds, the form of Bonds and provides for a 
negotiated sale of the Bonds to an underwriter yet to be selected.  The Resolution authorizes the 
City Manager, Assistant City Manager and/or Finance Director (each, an “Authorized Officer”) to 
select the underwriter and finalize the terms of the Bonds upon sale and sign a Bond Purchase 
Agreement and Sale Order.   There are various blanks in the Resolution in the form of bond that 
are intended to be in blank, as those items will be completed in the final forms of those documents.
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Mr. Victor Cardenas -2- February 12, 2026

The enclosed Resolution is the only remaining approval from the City Council needed to 
issue and sell this first series of Bonds.  The Resolution allows the Authorized Officers to adjust 
the size of the Bonds either before or at the time of sale of the Bonds based on the interest rates 
and bid premium received at the time of sale.  The current plan is to sell the Bonds this spring and 
close in May to allow the first debt millage levy on July 1, 2026.

We would appreciate receiving one certified copy of the Resolution after adoption by the 
City Council.  I plan to attend the City Council meeting to answer any questions about the 
Resolution or the Bonds.  If you have any further questions, please give me a call.

Very truly yours,

MILLER, CANFIELD, PADDOCK AND STONE, P.L.C.

By: 
Patrick F. McGow

Attachment
Cc: Karen Lancaster

Kari Blanchett
Sean Wahl
Conor Starrs

45673060.1/065576.00097



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

SUBJECT: Consideration for tentative approval of the request of Avalon Investment 

Group, LLC, JSP25-02 Camelot Parc Townhomes, for a Planned Suburban 

Low-Rise (PSLR) Overlay Development Agreement Application and 

Concept Plan.  

 

SUBMITTING DEPARTMENT: Community Development Department - Planning 

 

KEY HIGHLIGHTS: 

 City Council postponed decision on this matter on December 1, 2025, asking 

the applicant to address issues raised at the meeting, including deviations for 

open space and the Stonebrook Drive maintenance agreement. 

 A revised plan dated January 9, 2026, includes public access to the nature trail 

from an entrance on Wixom Road, additional active open space, private 

green space available behind each unit, and a proposal to contribute 15% to 

the maintenance of Stonebrook Drive.  

 The revisions also impact additional wetland area (0.04 acre), which is not 

accounted for in the on-site wetland mitigation plan. During site plan review, 

the applicant will need to either reduce wetland impacts, provide additional 

mitigation area on-site, or construct mitigation on another site in the City. 

 The vacant parcel totals 8.24 acres (net) south of the Novi Promenade 

Shopping Center, east of Wixom Road. 

 The plan shows the development of 22 townhome units in five 2-story buildings. 

 The units would be for-sale, and each would have a two-car garage. 

 The subject property is currently zoned R-1, One Family Residential, with a PSLR 

Overlay.     

 To satisfy the requirement of the Zoning Ordinance that the project “will result 

in a recognizable and substantial benefit to the ultimate users of the project 

and to the community,” the applicant proposes conservation easements and 

enhancements to areas to be preserved, as well as a donation to fund 

improvements to the adjacent Wildlife Woods Park pavilion and restrooms, 

which are expected to be utilized by residents of the development.  

 In 2023 the City Council denied a previous PSLR request on the site with 46 

apartment units.  

 



 

BACKGROUND INFORMATION:  

 

The applicant is proposing a Planned Suburban Low-Rise Overlay (PSLR) Concept Plan 

to construct 22 for-sale townhome units on the east side of Wixom Road, north of 

Eleven Mile Road.  The homes will be in five low-rise (2-story) buildings with a proposed 

density of 2.7 units per acre.  The concept plan indicates the main entrance to the 

development off Stonebrook Drive, with secondary emergency-only access provided 

on the west side directly to Wixom Road. The applicant is proposing a trail for residents 

through the open space areas and proposes wetland preservation and mitigation on-

site. Low rise multiple family is considered a Special Land Use in the PSLR overlay. 

 

In the PSLR Overlay, low-rise multiple family residential uses are permitted as a special 

land use up to 6.5 dwellings per acre. As stated in the Ordinance: “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 low-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 

residential character to the streetscape.” The PSLR district requires a Development 

Agreement between the property owner and the City of Novi, which may be 

approved by City Council following a recommendation from the Planning 

Commission. This is the same type of development agreement that the Villas of 

Stonebrook was approved under.  

 

The access easement to the property from Stonebrook Drive was a condition of 

approval in the PSLR Agreement for the Villas at Stonebrook in order to limit the number 

of driveways with direct access to Wixom Road, in the interest of safety. The applicant 

has proposed to contribute to the maintenance costs for Stonebrook Drive, which 

would need to be formalized in a private agreement between the two communities. 

  

The proposed development is largely in conformance with ordinance requirements, 

with requested deviations noted in the suggested motion. About half of the property 

contains natural features, which has caused the remaining area to be more densely 

developed, leading to the need for these deviations.  

 

This property had previously been proposed for a development a few years ago that 

included 46 apartment units in 3 buildings. One of the big concerns at that time was 

the density and open parking areas. The current proposal eliminates much of the 

surface parking by providing 2-car garages for each unit. The number of units has also 

been reduced by more than half, which reduces the traffic generated.  

 

Special Land Use Conditions 

When the PD-2 Option is utilized, all uses fall under the Special Land Use requirements. 

Section 6.1.2.C of the Zoning Ordinance outlines specific factors the Planning 

Commission shall consider in the review and recommendation to City Council of the 

Special Land Use Permit request.  The Planning Commission reviewed and 



recommended approval of the Special Land Use request with the findings provided in 

the Recommended Action section of this document.   

 

Staff Reviews and Ordinance Deviations 

All staff and consultants have reviewed the proposed concept plan and 

recommended approval having found the plan to generally be in compliance with 

the stated intent of the PSLR Overlay District which 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.” 

 

Section 3.21.1 permits deviations from the strict interpretation of the Zoning Ordinance 

within a PSLR Overlay agreement.  These deviations may 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 has provided a narrative document describing each deviation request and 

substitute safeguards for each item that does not meet the strict requirements of the 

Zoning Ordinance.   

 

PSLR Overlay Procedures 

Section 3.21.3.B of the Ordinance provides the general review standards for use of the 

PSLR project: (i) it will result in a recognizable and substantial benefit to the ultimate 

users of the project and to the community; (ii) it 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; (iii) it will not cause a negative 

impact upon surrounding properties; and (iv) it 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. 

 

At its September 10, 2025, meeting the Planning Commission held a public hearing, 

and reviewed the PSLR Overlay Concept Plan and other information relative to the 

PSLR Overlay Development Agreement Application.  The Planning Commission has 

provided a favorable recommendation to the City Council of the PSLR Overlay 

application and Concept Plan, subject to a number of conditions (see attached 

minutes).   

 

The City Council is asked to review the application and take one of two possible 

actions under Section 3.21.3.C of the zoning ordinance:  

 

(a) Indicate its tentative approval of the PSLR Overlay Development 

Agreement Application and PSLR Overlay Concept Plan, and direct the 

City Administration and City Attorney to cause to be prepared, for 



review and approval by the City Council, a PSLR Overlay Development 

Agreement; or  

 

(b) Deny the proposed PSLR Overlay Development Agreement Application 

and PSLR Overlay Concept Plan. 

 

If tentative approval is granted, following preparation of a proposed PSLR Overlay 

Development Agreement, the City Council will be asked to make a final determination 

regarding the approval of the PSLR Overlay Concept Plan and Agreement.  Following 

final approval of the PSLR Overlay Concept Plan and Agreement, the applicant could 

proceed with the standard site plan review and approval procedures outlined in 

Section 6.1 and Section 3.21of the Zoning Ordinance. 

 

Updates following City Council Postponement 

Following the discussion by the City Council on December 1, 2025, the applicant has 

revised the PSLR Plan to accommodate additional private and active open space 

within the site. The plan now shows a 10-ft by 26-ft area behind each unit to be 

available as private open space, so that the project now exceeds the requirement of 

the Ordinance. The nature trail has also been connected to Wixom Road, which will 

permit public access over the majority of the walking path. The requirement for 10% 

active open space has now been met. However, because the passive open space on 

the site is so large, the active open space is still below the 50% of total open space 

requirement. Over 50% of the site is to be preserved in a conservation easement, 

offering permanent protection to woodland, wetland, and wetland mitigation areas.  

 

Given the proximity of Wildlife Woods Park and the likelihood that new residents will 

utilize the park, the applicant has proposed a financial contribution to help improve 

the park. In a letter to the City dated November 17, 2025, the applicant proposes to 

provide funding ($30,000) to put toward a list of improvements to Wildlife Woods Park 

pavilion and restrooms, which were identified as needed: 

 

 New roofing 

 Seal and paint the pillars and exterior gutters 

 2 new steel picnic tables 

 Improve the lighting and add security cameras 

 Epoxy bathroom floor 

 Paint restrooms 

 Install new faucets 

 Repair concrete behind pavilion 

 Install bathroom partition wraps 

 

In addition, the developer states they will enhance the habitat of the remaining natural 

features to be preserved on the property by removing invasive species, providing 

native plant seeding to promote the growth of desirable wetland species, placing 

habitat structures within the emergent wetland areas, and planting additional trees in 

the mitigation areas.  

 

Regarding the Maintenance Agreement for Stonebrook Drive with the Villas at 

Stonebrook, the applicant has indicated they have been in communication with the 



Home Owner’s Association (HOA) several times over the last three months. The plans 

now show the applicant has proposed the shared maintenance area extended from 

Wixom Road to the park entrance, with the pro rata share calculated to 12.7% of the 

maintenance cost. The applicant offered the HOA an annual contribution from the 

Camelot development of 15% of the actual costs, inclusive of curbs, sidewalks, catch 

basins, street lights, lawn mowing, edging, weeding, mulching, fertilizer, sprinklers, 

treatment for trees, pest control and irrigation. As of now, the HOA has not indicated 

they have accepted this offer. A letter from the applicant and a draft of the 

Contribution Agreement from early December is in the packet. The terms of the 

agreement are subject to change as negotiations continue between the parties.  

 

RECOMMENDED ACTION:  

Tentative approval of the request of Avalon Investment Group, LLC, JSP25-02, for a 

Planned Suburban Low-Rise (PSLR) Overlay Development Agreement Application and 

Concept Plan for the Camelot Parc Townhomes based on the following findings, City 

Council deviations, and conditions, with the direction that the applicant shall work with 

the City Attorney’s Office to prepare the required Planned Suburban Low-Rise Overlay 

Agreement and return to the City Council for Final Approval:  

1. The PSLR Overlay Development Agreement and PSLR Overlay Concept Plan will 

result in a recognizable and substantial benefit to the ultimate users of the project 

and to the community.  [The applicant proposes a walking trail through a 0.92 acre 

area of woodland to be preserved, which meets the10% site area requirement. 

Most of this nature trail will be publicly accessible from an entrance on Wixom 

Road.  There are benches in separate locations as enhancements of the common 

open spaces shown on the site. Much of the property is wetland area to be 

preserved and wetland mitigation, with over 50% of the site to be placed in 

conservation easements. Removal of invasive species, native seeding, and 

habitat structures for wildlife are proposed to enhance the natural features of the 

property. The site would have a connection to Wildlife Woods Park, the extensive 

pathway system within Ascension Providence Park hospital campus to the east 

and ITC Trail. The applicant also proposes to contribute to a list of improvements 

to the Wildlife Woods Park pavilion and restrooms as a benefit to the larger public.] 

2. In relation to the underlying zoning or the potential uses contemplated in the City 

of Novi Master Plan, the proposed type and density of use(s) will not result in an 

unreasonable increase in the use of public services, facilities and utilities, and will 

not place an unreasonable burden upon the subject property, surrounding land, 

nearby property owners and occupants, or the natural environment. [The 

estimated number of daily vehicle trips is 132, which is less than the 750 trip 

threshold for a Traffic Study. Peak hour trips also do not reach the threshold of 100 

trips (Estimated: 5 peak hour AM trips, 10 peak hour PM trips). The proposed use is 

expected to have minimal impacts on the use of public services, facilities, and 

utilities over what the underlying zoning would allow. The proposed concept plan 

impacts about 0.37 acres of existing 2.41 acres of wetlands and proposes removal 



of approximately 20 of the regulated woodland trees. The plan indicates 

appropriate mitigation measures will be provided and  woodland replacement 

credits will be planted on-site to the extent practical.]   

3. In relation to the underlying zoning or the potential uses contemplated in the City 

of Novi Master Plan, the proposed development will not cause a negative impact 

upon surrounding properties.  [The proposed buildings are buffered by 

landscaping and preserved natural features. The multi-family residential use is a 

reasonable transition from the two-family and one-family developments to the 

west, east and south and the commercial shopping center to the north.]   

4. The proposed development will be consistent with the goals and objectives of the 

City of Novi Master Plan, and will be consistent with the requirements of this Article 

[Article 3.1.27].  [The proposed development could help provide for missing middle 

housing needs that are walkable to the commercial areas to the north, which is 

recommended in the City’s Master Plan for Land Use. The area was included in 

the PSLR overlay in the Master Plan and Zoning Map, which permits multiple-family 

uses as a special land use. The proposed arrangement of buildings and site layout 

minimizes the impact on existing natural features.]   

5. City Council deviations for the following (as the Concept Plan provides substitute 

safeguards for each of the regulations and there are specific, identified features 

or planning mechanisms deemed beneficial to the City by the City Council which 

are designed into the project for the purpose of achieving the objectives for the 

District as stated in the planning review letter):   

a. Deviation from Sec. 3.21.2.A.i to allow development to front on an approved 

private drive, which does not conform to the City standards with respect to 

required sixty foot right-of-way, as the road was previously approved for the 

Villas at Stonebrook development, and because the shared access reduces 

the number of curb cuts on Wixom Road;   

b. Deviation from Sec. 3.21.2.A.ii.d. to allow two buildings to be a minimum of 25 

feet apart (minimum 30 feet required) as the remaining buildings are properly 

spaced, and the 5-foot deviation is relatively minor;  

c. Deviation from Sec. 3.21.2.A.iii.c. to allow parking spaces to be within 8 feet of 

a building (15 feet minimum required), as they are no closer than the driveway 

parking permitted;   

d. Deviation from Sec. 3.21.2.A.v to allow reduction of minimum percentage of 

active recreation areas (50% of open spaces required, approximately 32% 

provided), as the development proposes connection and improvements to 

Wildlife Woods Park, which contains connections to the Providence and the 

ITC tail systems, and providing additional active recreation would cause 

greater wetland and woodland impacts;  



e. Deviation from Sec. 3.21.2.A.iii and Sec. 5.5.3 to allow absence of required 

landscaped berm along Wixom Road north of the emergency access drive 

due to resulting woodland impacts and there is no development proposed in 

that area. In addition, the berm south of the access drive is not long enough 

to provide undulation.  

f. Deviation from Sec. 3.6.2.M to allow deficiencies in the required 25-foot 

wetland buffers north of Avalon Drive, with the condition that the developer 

install signage and plantings to prevent mowing and other disturbance.   

g. Deviation from Sec. 5.5.3.B(10) to allow a deficiency in street trees along Wixom 

Road, as the existing utility easements and pathway do not provide room for 

them. 

h. Deviation from Sec. 5.10.1.B.ii to allow a minor drive to exceed 600 feet. The 

anticipated traffic for 22 units is low and a major drive would require wider road 

width and not permit perpendicular visitor parking, and would be unnecessary 

for this small site and cause greater impacts to natural features.  

i. Deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance of City 

Code of Ordinances for absence of a stub street required at 1,300 feet intervals 

along the property boundary to provide connection to the adjacent property 

boundary, due to conflict with existing wetlands and woodlands. 

j. Deviation from Design and Construction Standards to allow sidewalks to be 

placed adjacent to the curbed roadway, as to locate them further from the 

road would cause greater impacts to natural features, and traffic volume and 

speeds are low. 

k. Deviation from Code of Ordinances, Section 11-256, to allow an absence of 

sidewalks in some areas north of Avalon Drive, as there are no buildings 

adjacent to those areas, and building the sidewalks would cause greater 

impacts to wetlands.  

l. The findings of compliance with Ordinance standards in the staff and 

consultant review letters and the conditions and the items listed in those letters 

being addressed on the Preliminary Site Plan; and 

 

6. The following conditions shall also be made part of the PSLR Agreement: 

a. Consistent with its representations at the Planning Commission meeting, the 

applicant shall work in good faith with the Villas of Stonebrook to enter into a 

reasonable Maintenance Agreement that requires the applicant’s property to 

share in maintenance costs for Stonebrook Drive (subject to City review). 

b. A conservation easement shall be provided for the remaining woodland and 

wetland areas, woodland credit replacements, and wetland mitigation areas, 

to ensure permanent protection of these natural features (approximately 4.25 



acres).  Such easements shall also be reflected on the Master Deed for the 

property.  

c. A public access easement shall be placed over a portion of the nature trail 

through the northern area of the property, west of the stormwater detention 

basin. Such easement shall also be reflected on the Master Deed for the 

property.  

d. Wetland areas and buffers shall be enhanced with appropriate seeding and 

plant selection, placement of habitat structures, as well as invasive species 

removal, which will be shown and reviewed during site plan submittals.  

e. Wetland and Woodland impacts shall be permitted by the Planning 

Commission during site plan review under the process and conditions of the 

Code of Ordinances.  

f. Disturbance of the wetland buffer area shall be discouraged by the installation 

of appropriate landscaping and signage. 

g. The applicant shall provide funding to the Department of Parks, Recreation 

and Cultural Services to complete the improvements to Wildlife Woods Park 

pavilion and restrooms, as proposed in the applicant’s letter dated November 

17, 2025, in order to address potential impacts of use by residents of those 

facilities. 

h. Items noted in the Staff and Consultant review letters, except as otherwise 

noted in the Agreement, shall be addressed in the site plan process.  

 

This motion is made because the plan is otherwise in compliance with Article 3, Article 4 

and Article 5 of the Zoning Ordinance and all other applicable provisions of the 

Ordinance. 
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APPLICANT LETTER AND  

DRAFT MAINTENANCE AGREEMENT 

 

  





 
 
 
 
 
 
 
 

CONTRIBUTION FOR  
MAINTENANCE AND REPAIR OF PRIVATE ROAD 

 
This CONTRIBUTION FOR MAINTENANCE AND REPAIR OF PRIVATE ROAD (“Camelot 

HOA”) made this ____day of _____________, 2025, by AVALON INVESTMENT GROUP 
(“Developer”), a Michigan limited liability company, whose address is 14955 Technology Dr., Shelby 
Township, MI 48315 and the VILLAS OF STONEBROOK CONDOMINIUM ASSOCIATION (“Villas 
HOA”), a Michigan non-profit corporation, whose address is One Heritage Place, Ste. 120, Southgate, MI 
48195. 
 
 WHEREAS, Developer proposes to develop property described in attached Exhibit A into 
Camelot Parc Townhomes consisting of 22 townhomes; and 
 
 WHEREAS, Developer intends to utilize the Access Road Easement as defined in the Access 
Easement, recorded in Liber 58854 Page 508, attached as Exhibit B.   
 
 WHEREAS, Developer intends to form a homeowner’s association to manage the affairs of 
the homeowners pursuant to the master deed and bylaws of Camelot Parc Townhomes (Camelot HOA);  
 
 WHEREAS, Developer desires for Camelot HOA to contribute towards the repair and 
maintenance of the Access Road Easement upon the completion of the development site improvements and 
receipt of a certificate of occupancy for the first townhome. 
 
  NOW, THEREFORE, in consideration of the approval of this Agreement by City of Novi and 
of the mutual promises contained herein, the parties hereto agree as follows: 
 

1.  Contribution. The need for any particular act or item of repair or maintenance shall be 
determined by Villas pursuant to competing bids, which shall be presented to Camelot HOA for review and 
approval.  Upon completion of the development site improvements and receipt of a certificate of occupancy 
for the first townhome, Camelot HOA shall be responsible for and shall contribute to Villas ___ % of the 
approved cost to repair and maintain the road, including snow and ice removal as follows: (i)  Villas shall 
pay the one half of the amount determined to be due within thirty (30) days after receipt of written notice 
of the necessity of a required repair or maintenance project; and (ii) the remaining balance within thirty 
(30) days after receipt of written notice of completion and acceptance of the work performed by Villas.  
Villas shall provide Camelot HOA verification of payment of the approved proposal within seven (7) days 
of payment.   
 

2. The benefits, covenants, obligations and restrictions herein provided, shall run with the 
land and shall inure to the benefit of and be binding upon the assigns, grantees, transferees and successors 
in title of each condominium unit owner of Camelot Parc Townhomes.  Membership in Camelot HOA shall 
be mandatory for all condominium unit owners in Camelot Parc Townhomes.   
 
   IN WITNESS WHEROF, the parties have executed this agreement on the date first written 
above. 
 
 
                     AVALON INVESTMENT GROUP, LLC 
                                 a Michigan limited liability company 
 
 

   By: ______________________________________ 
                                                                                                                                     , Manager 
         
 
 
 
 
 
 
 



 
 
STATE OF MICHIGAN } 
    }SS 
COUNTY OF MACOMB } 
 
 The foregoing instrument was acknowledged before me this   day of    
  2025, by ______________, Manager of Avalon Investment Group, LLC, a Michigan limited 
liability company, on behalf of and by authority of the Company. 
 
        _____________  ___ 
                                                                               ____________________________, Notary Public 
           County, Michigan 
      My commission expires:     
        
 
 
 
 
 
 

                   VILLAS OF STONEBROOK CONDOMINIUM  
                                          ASSOCIATION 

                  a Michigan non-profit corporation 
 
 

                                                             By: ______________________________________ 
                                                                                                                       , Manager 
         
 
 
 
STATE OF MICHIGAN } 
    }SS 
COUNTY OF OAKLAND } 
 
 The foregoing instrument was acknowledged before me this   day of    
  2025, by ______________, Manager of Villas of Stonebrook Condominium Association, a 
Michigan non-profit corporation, on behalf of and by authority of the Corporation. 
 
        _____________  ___ 
                                                                               ____________________________, Notary Public 
           County, Michigan 
      My commission expires:     
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January 9, 2026 
 
Lindsay Bell, AICP, Senior Planner 
City of Novi 
45175 W. Ten Mile 
Novi, MI 48375 
 
Re: Camelot Parc – PSLR Overlay Plan Revisions 
 
 
Dear Ms. Bell: 
 
Please allow this letter to serve as an explanation of the PSLR plan revisions that have been made pursuant 
to feedback received from City Council and our follow-up meeting with city staff and consultants on 
December 22nd. 

1. A connection has been added from the internal walking path to the Wixom Rd ROW and a public 
access easement provided over the pathway that is located within the preservation area.  An 
additional extension of path was added near the detention pond extending north to an additional 
observation area with bench.  Adding these additional pathways has increased the amount of 
active open space to meet the ordinance requirement and thus removed a previous deviation 
request. 

2. The preservation area has been defined and reflected on a new plan sheet (sheet 8) within the 
plan set.  This area (4.25 acres) equates to over 50% of the net site area. 

3. At the request of City Council and further discussion with city staff and consultants, the grading 
north of units 19-22 has been further extended into the existing wetland to provide for rear yard 
space and buffer behind the building.  The grading has been adjusted to provide a 10’ wide private 
open space area followed by a 15’ buffer to the wetland.  A similar adjustment along the north 
side of the road was reviewed and discussed with city staff but ultimately determined that 
impacting wetland to create a larger wetland buffer along the roadway was counter to the goals 
of the city and exacerbated the discrepancy between required mitigation and the available space 
on site to provide such mitigation.  The hybrid result presented in this plan reflects only a minor 
deficiency in on-site wetland mitigation of 0.04 acres.  As such, a deviation request has been 
added to allow for this discrepancy to be constructed elsewhere within the city. 



 
 

 
 

4. The wetland protection signs along the roadway have been moved along the curb line to reinforce 
the space between the curb and wetland is a buffer and should not be mowed.  The shrubs were 
left at the wetland line as a delineator of the wetland and to minimize impacts to the shrubs from 
winter maintenance.  Similar adjustments were made behind units 19-22, where the signs and 
shrubs we located just behind the private open space limits to preserve the buffer space. 

5. The grading revision behind units 19-22 has allowed each unit to exceed the private open space 
requirement and therefore the previous associated deviation request has been removed. 

6. 26 additional trees have been added in the northern area along the property line as well as around 
the detention basin to reduce the number of tree mitigation credits to be paid into the tree fund.  
This number is further reduced by another 14 trees per the city’s ordinance allowance for tree 
credit for shrubs and native seeding areas that are not otherwise required by ordinance.  The 
previous payment for 53 trees has been reduced to 13 trees. 

7. The developer has expanded the area of maintenance contribution for the shared Stonebrook 
Drive to include roadway up to Wildlife Woods Park, which now calculates out to 12.61% and is 
rounded up to a proposed 15% contribution.  We feel this is a mathematically supported 
contribution amount that is fair to both the current City residents of Stonebrook Villas and the 
future City residents of Camelot Parc.  The developer has scheduled a meeting with the HOA to 
discuss the amount and language of the agreement.  A draft copy will be provided to the City 
following these discussions. 

8. Note 9 on sheet 4 has been modified to reflect that the emergency gate must be closed prior to 
the issuance of the first certificate of occupancy rather than the first building permit in order to 
allow construction traffic to utilize the emergency access drive as long as possible. 

If you have any questions, please do not hesitate to contact my office.  We look forward to being 
scheduled for the next available City Council meeting. 

Sincerely, 
ATWELL, LLC 

 
Jared M. Kime, PE   
Project Manager 





AYATON NNIVIESTIVIENT GR.OL[]P, LtC
14955 Technology Dr.

Shelby Township, Ml 48315
586-944-8660 - jpolyzois@yahoo. com

November 17,2025

City of Novi
Lindsay Bell
Community DevelopmenUPlanning Division
45175 Ten Mile Rd
Novi, Ml 48375

Re: Camelot Parc Townhomes

Dear Mrs. Bell:

Please allow this letter to serve as an explanation of the public benefits
provided by the proposed Camelot Parc Townhomes in connection with our
PSLR request. The proposed development is a 22-unit residential development
featuring two-story townhomes located on 8.78 acres on the east side of Wixom
Road between West 11 Mile Road and Grand River Avenue. The site is currently
vacant with both wetland and woodland present. Public benefits are as follows:

1. Shared access location on to Wixom Rd (rather than a separate private
entrance) reducing the number of conflict points and congestion along
Wixom Rd. thereby improving vehicular safety along this busy corridor.

2. The townhome product serves the often referred to "missing" middle
market providing an attractive for-sale home for young professionals in the
transitional period of their lives who may not be ready to settle into a larger
family home.

3. Natural features preservation - The development proposes a conservation
easement over the existing and proposed wetlands and woodlands
located on the property to support the community goals of preservation.

4. Habitat enhancement - As part of the development of the property, the
developer proposes to enhance the habitat of the preserved natural
features within the property which includes:

- Removal of invasive species (phragmites)



- Native seeding to promote new growth

- Place new habitat structures within the existing emergent wetland
areas

- Planting of additional trees within the proposed wetland mitigation
areas to create higher quality wetlands and reduce the number of trees
to be mitigated through payment to the tree fund.

5. $30,000 contribution toward the desired public improvements for the
Wildlife Woods Park pavilion and restrooms along with 2 steel picnic
tables. This donation acknowledges the expected impact of our
development near the park, which will likely be regularly utilized by our
residents. The donation would occur upon final approval to commence
construction of the Camelot Parc Townhomes.

lf you have any questions, please do not hesitate to contact my otfice.
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June 17, 2025 

 

Lindsay Bell, AICP, Senior Planner 

City of Novi 

45175 W. Ten Mile 

Novi, MI 48375 

 

Re: Camelot Parc – PSLR Overlay Deviation Request 

 

Dear Ms. Bell: 

 

Camelot Parc is a 22-unit residential development featuring two-story townhomes located on 8.78 acres 

on the east side of Wixom Road between West 11 Mile Road and Grand River Avenue.  The site is 

currently vacant with both wetland and woodland present.  A berm was built along the south side to 

screen from the previous driveway for an industrial use to the east that has since been replaced with a 

residential development.  The northern portion of the site contains an existing shed and a pond within 

one of the wetlands. 

While the current zoning and future land use designation is R1, the parcel has an existing PSLR overlay 

associated with it. This overlay allows for low-rise multiple- family residential as a special land use.  

Residential developments are located to the east (Stonebrook) and to the west (Island Lake). 

With 2.69 acres of open space, the development contains a walking path that embraces a park like 

setting.  The development will be serviced by public utilities and an entrance to Stonebrook Drive 

(private).  There is an existing access easement for this parcel from Stonebrook Drive. 

This proposed development offers the following community benefits:   

- 2.69 acres of open space contiguous to surrounding area 

- walking paths and park features  

- lower density than allowable 

- no new curb cuts on Wixom Road 

 

As part of the approval process for the PSLR overlay development, deviations from the standards of the 

zoning ordinance may be authorized by the City Council with features deemed beneficial to the City for 

purposes of achieving the objective of the district.  Below we have addressed each of the identified 

deviations.  

 

 

 



 

 

 

 

1. To allow development to front on approved private roadway, which does not conform to the 

City standards with respect to 60’ ROW, as the road was previously approved for the Villas at 

Stonebrook development with planned access to the development parcel to reduce the number 

of curb cuts on Wixom Road (Sec. 3.21.2.A.i).  

The connection to the private roadway was previously planned for in order to reduce curb 

cuts along Wixom Road.  A public ingress/egress easement exists over this private roadway 

and a separate access easement and agreement has been executed specific to the new 

proposed development. 

2. A Waiver to the requirement of a stub street to the property boundary at intervals not to 

exceed 1,300-feet along the perimeter. No secondary access street is being provided (ZO SEC 

4.04).  

Providing additional stub roads would require impacts to woodland trees and wetlands and 

there are no logical connection points.  Due to the site’s existing natural features, expansion 

of the proposed development and/or connection to adjacent properties is not feasible. 

3. Reduction in required parking distance from the buildings (15 feet required) from the facade 

down to 8 feet diagonally from units 5/6 and 11 feet diagonally from units 14, 15, & 19 (Sec. 

3.21.2.A.iii.c).  

These angular dimensions to supplemental parking spaces are the only locations where the 

separation distance deviates from the ordinance standard.  Additional separation could only 

be achieved by either removing the parking or shifting the layout north which would increase 

wetland impacts north of the drive.  The minor reduction will have no noticeable impact on 

the development and allow for greater preservation of the site’s natural features.  

Additionally, the driveway of each unit provides closer proximity of parking to the buildings 

than these supplemental spaces. 

4. A waiver for less than 200 square feet of open space per unit (Sec 3.21.2.A.v).  

Some private open space is provided for each unit via private patios/balconies; however, the 

available space is deficient from the ordinance criteria (approximately 125 sf covered porch 

per unit).  Revising the layout to provide this private open space adjacent to each unit would 

require increased wetland impacts by expanding the developed area to the north.  

Additionally, achieving private open space is difficult in a 2-story townhome development 



 

 

 

 

with limited space for private patios and balconies.  To compensate, a significant portion of 

the property is being preserved as natural open space with an added walking trail through the 

woodlands and wetlands. 

5. A waiver for the requirement of active recreation areas shall comprise at least 50% of the open 

space provided (Sec 3.21.2.A.v).  

Due to the extensive natural features and wetland mitigation areas onsite, meeting the 50% 

requirement for active open space is not feasible.  Walking trails have been provided where 

possible to maximize the use around the natural features areas. 

6. A waiver for greater than 10% of the total site area as active open space (Sec 3.21.2.A.v).  

Due to the extensive natural features and wetland mitigation areas onsite, meeting the 10% 

of total site area requirement for active open space is not feasible.  Walking trails have been 

provided where possible to maximize the use around the natural features areas. 

7. A waiver for the requirement of all buildings, parking lots and loading areas to be separated 

from section line road rights-of-way by a 50 ft. landscape buffer containing an undulating 3-5 ft. 

tall, landscaped berm for the area north of the emergency access drive (Sec. 3.21.2.A.iii and Sec. 

5.5.3).  

The area north of the emergency access drive is proposed to remain in its natural state to 

preserve the existing woodland trees and wetlands.  Providing a berm in this location would 

be detrimental to these natural features.  Additionally, there are no proposed improvements 

adjacent to this area that would require this screening. In the area along Stonebrook Drive, 

the existing preserved landscape berm satisfies this requirement. 

8. A waiver for the landscape requirements along Wixom Road and Stonebrook Drive of 1 

deciduous canopy or evergreen tree per 40 LF, 1 deciduous sub-canopy tree per 25 LF, and 1 

deciduous canopy tree per 35 LF between the area of the sidewalk and curb. After preserving 

the existing trees and vegetation in these areas and having separation from existing utilities the 

requirement can not be met. (Sec. 5.5.3.B.ii) 

With preserving the wooded wetland area along Wixom road and the existing vegetation 

along Stonebrook Drive while also having separation from existing utilities, the landscape 

requirement can not be met. 



 

 

 

 

9. A waiver to allow the two western-most buildings to be 25-feet apart in lieu of the required 

minimum 30-feet. (Sec. 3.21.2.A.ii) 

Due to the natural features constraints of the site and all other buildings exceeding the 

requirement a waiver is being requested. 

10. A waiver to the requirement for minor drives are not to exceed 600-feet. (Sec. 5.10.1.B.ii) 

Due to the existing wetlands which constrain development to the southern area of the site 

the waiver is being requested. A wider road width is unnecessary for the small site and 

would cause greater impacts to the natural features. Additionally, this minor drive is accessed 

in the middle, meaning the length in each direction from the access intersection is less than 

the length requirement. 

11. A waiver to allow sidewalks to be at the back of curb in lieu of the requirement for the outside 

edge of the sidewalk is a minimum of 15-feet from back of curb. (Design and construction 

standards) 

In this case, locating the sidewalk further from the roadway would cause additional impacts 

to wetland areas. The traffic volume is expected to be low enough for this small development 

that the safety of pedestrians would not be at risk with the current sidewalk locations. 

12. A waiver to allow sidewalks to be only on part of the north side of Avalon Drive in lieu of the 

requirement to have 5-foot sidewalks on both sides of the private roadways. (CO. Sec. 11-256) 

The areas without sidewalk are not near buildings, and installing them would require greater 

impacts to the wetlands. 

13. A waiver to the 25-foot wetland buffer north of Avalon Drive. (Sec. 3.6.2.M) 

Due to the natural features constraining the development to the southern area of the site a 

waiver is being requested. Wetland protection area signage has been provided around the 

building within the buffer and along the drive and pathways stating “Wetland Protection Area 

Do Not Mow” to provide a visual reminder to help protect the wetland area. 

 

 



 

 

 

 

Sincerely, 

ATWELL, LLC 

 
Jared M. Kime, PE   

Project Manager 
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Notes:
Soils Information is Shown on Sheet 2.
Trees Shall be Planted 10' from Sanitary Sewer, Utility Structures Including
Hydrants and 5' from Utility Lines.
Tree Shall not Be Planted within 4' of Property Lines.
Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn.  Any
Damaged Trees Shall be Replaced as Needed.
All Utility Boxes Shall be Screen per Detail on Sheet L-3.  Approximately 8-12
Shrubs will be Required per Box.
No Overhead Lines Exist.
See Sheet 3 for Phragmites Locations and Removal.  Japanese Knotweed is not
Present on this Site.
An Irrigation Plan will be Provided for Stamping Sets.

Street Trees
  Street Frontage 1,642 l.f.
    Less Drives 352 l.f.
  Net Frontage 1,290 l.f.
  Trees Required 36.8 Trees  (1,290 / 35)
  Trees Provided 37 Trees

Multi-Family Trees
  Total Units 22 Units
  Trees Required 66 Trees (22 x 3)
  Trees Provided 66 Trees

Woodland Replacement
  Replacement Required 53 Trees
  Total Trees Provided 40 Trees
     Trees Provided 26 Trees
     Large Shrubs 12 Trees (148  @ 6:1, 30% Max)
     Native Seeding 2 Trees (723 s.y. @ 70:1, 5% Max)
  Trees to be Paid into Fund 13 Trees

Detention Pond Plantings
    10' Low-Water Elevation 324 l.f.
    Required Planting 227 l.f. (70%)
    Planting Provided 245 l.f. (75.6%)
    Pond Frontage for Trees 190'
    Trees Required 5.4 Trees (190 / 35)
    Trees Provided 8 Trees

Requested Waivers:

1. Landscape Waiver from Sec. 5.5.3.B.ii for Deficiency of Required
Wixom Road Street Lawn Trees Due to Preservation of Existing
Woodland.

2. Landscape Waiver from Sec. 5.5.3.B.i.i.f for Deficiency of Wixom
Road and Stonebrook Drive Greenbelt Plantings Due to
Preservation of Existing Vegetation.

Stonebrook Dr.

No Scale
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Tree Canopy

Plantings Shall be no
Closer than 4' to
Property Line

Tree Canopy

Stormwater Seed Mix

Note:
Contractor Shall Provide Proof of Seed to be Used in the Form of an
Invoice or Photo of the Seed Bag to rmeader@cityofnovi.org for
Approval Prior to Installation.  If an Unacceptable Seed Mix is Used, the
City Reserves the Right to Destroy the Plants and Re-seed with and
Acceptable Mix at the Developer's Expense.

6,118 s.f. Total Area
34.2 lbs. per Acre Application Rate
4.8 lbs. of Detention Seed Mix Required
3"-6" of Topsoil with 20%-30% Compost Shall be
Placed in this Area.

N t

6,118 s.f. Total Area
34.2 lbs. per Acre Application Rate
4.8 lbs. of Detention Seed Mix Required
3"-6" of Topsoil with 20%-30% Compost Shall be
Placed in this Area.

See L-2 for Geenbelts

1 2 3 4 5 6 7 8 9 10

22 21 20 19

11 12 13 14 15 16 17 18

Grading Limits

Tree Protection
Fencing

Seating -
See Above

Bench - 3 Instances
6' Bench
DuMor Model 79

Bench

Bench

Grading Limits
Shrubs to Demarcate Wetland Edge

Area North of Avalon Drive
Between the Curb and
Wetland Edge to be Planted
with Native Seeding.  See L-2

Shrub Planting to be Field
Located to Avoid Existing
Understory Disturbance

Wetland Mitigation

Bench
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Stonebrook Drive Greenbelt

Wixom Road Greenbelt

North

Landscape Summary  
Wixom Road
  Street Lawn
    Total Street Frontage 391 l.f.
      Less Drive Opening 20 l.f.
      Less Preserved Frontage 223 l.f.
    Net Street Frontage 148 l.f.
    Trees Required 4.2 Trees (148 / 35)
    Trees Provided 4 Trees

  Greenbelt Plantings
    Total Street Frontage 391 l.f.
      Less Drive Opening 20 l.f.
      Less Preserved Frontage 223 l.f.
    Net Street Frontage 148 l.f.
    Canopy Trees Required 3.7 Trees (148 / 40)
    Canopy Trees Provided 4 Trees
    Sub-Canopy Trees Required 7.4 Trees (148 / 20)
    Sub-Canopy Trees Provided 7 Trees

Stonebrook Drive
  Street Lawn
    Total Street Frontage 710 l.f.
    Less Drive Opening 28 l.f.
    Net Street Frontage 682 l.f.
    Trees Required 19.5 Trees (682 / 35)
    Trees Provided 24 Trees (24 Existing)

  Greenbelt Plantings
    Total Street Frontage 710 l.f.
      Less Drive Opening   28 l.f.
      Less Preserved Frontage 594 l.f.
    Net Street Frontage 88 l.f.
    Canopy Trees Required 2.2 Trees (88 / 40)
    Canopy Trees Provided 4 Trees (4 Existing)
    Sub-Canopy Trees Required 3.5 Trees (88 / 25)
    Sub-Canopy Trees Provided 4 Trees (3 Existing)

Stonebrook Drive

Unit Type Unit Length Required Landscape (35%) Landscape Provided
4 Unit 107' 37.5' 42.8'

5 Unit 133.5' 46.7' 53.2'

Typical Units
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Tree Canopy

Existing Deciduous TreesExisting Ornamental Trees Entry Monument

Basic Shortgrass Seed Mixgg

Note:
Contractor Shall Provide Proof of Seed to be Used in the Form of an
Invoice or Photo of the Seed Bag to rmeader@cityofnovi.org for
Approval Prior to Installation.  If an Unacceptable Seed Mix is Used, the
City Reserves the Right to Destroy the Plants and Re-seed with and
Acceptable Mix at the Developer's Expense.

5,790 s.f. Total Area
31.3 lbs. per Acre Application Rate
4.1 lbs. of Seed Mix Required
3"-6" of Topsoil Shall be Placed in this Area.
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4.

All plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
Plants shall be full, well-branched, and in healthy vigorous growing
condition.
Plants shall be watered before and after planting is complete.
All trees must be staked, fertilized and mulched and shall be guaranteed
to exhibit a normal growth cycle for at least two (2) full years following
City approval.
All material shall conform to the guidelines established in the most recent
edition of the  American Standard for Nursery Stock.
Provide clean backfill soil, using material stockpiled on site.  Soil shall be
screened and free of any debris, foreign material, and stone.
"Agriform" tabs or similar slow-release  fertilizer shall be added to the
planting pits before being backfilled.
Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
1/3 compost, mixed well and spread to the depth as indicated in planting details.
All plantings shall be mulched per planting details located on this sheet.
The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect.
The Landscape Architect shall be notified in writing of any discrepancies between
the plans and field conditions prior to installation.
The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical condition throughout the guaranteed period.
The Landscape Architect shall have the right, at any stage of the installation,
to reject any work or material that does not meet the requirements of the
plans and specifications, if requested by owner.
Contractor shall be responsible for checking plant quantities to ensure
quantities on drawings and plant list are the same.  In the event of a
discrepancy, the quantities on the plans shall prevail.
The Landscape Contractor shall seed and mulch or sod (as indicated on plans)
all areas disturbed during construction, throughout the contract limits.
A pre-emergent weed control agent, "Preen" or equal, shall be applied
uniformly on top of all mulching in all planting beds.
Sod shall be two year old "Baron/Cheriadelphi" Kentucky Blue Grass grown in a sod
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LANDSCAPE NOTES
1.

2.

3.

EVERGREEN TREE PLANTING DETAIL

4"

DECIDUOUS TREE PLANTING DETAIL

4"

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

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

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

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

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

TREE PIT = 3 x 
ROOTBALL WIDTH

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

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

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

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

NOTE:
GUY DECIDUOUS TREES ABOVE
3"CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

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

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

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

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

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

TREE PIT = 3 x 
ROOTBALL WIDTH

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

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

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

SHRUB PLANTING DETAIL

4"

6"

PERENNIAL PLANTING DETAIL
Not to scale

NOT TO SCALE

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

MOUND EARTH TO FORM SAUCER

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP 13 OF THE ROOTBALL.

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

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

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

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

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

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

PLANTING MIXTURE, AS SPECIFIED

2" SHREDDED BARK

METAL EDGING

FINISHED GRADE

TREE STAKING DETAIL
Not to scale

STAKING/GUYING LOCATION

STAKING DETAIL
GUYING DETAIL

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

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

STAKES AS SPECIFIED 3 PER
TREE

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

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

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

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

Not to scale Not to scale

HORIZONTAL
SCALE:
1"=10'

LAWN

PROPOSED CANOPY TREE

PROPOSED 3'
HIGH EARTH BERM
W/ 1 ON 3 SIDE
SLOPES
AND A MIN. 2' FLAT
CROWN.  TOP 6" TO
BE LOAM

Wixom Road3
1

Berm Detail

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

THE SITE WILL BE MAINTAINED BY THE DEVELOPER IN ACCORDANCE WITH THE STANDARDS SET FORTH
IN THE CITY OF NOVI ZONING ORDINANCE.  THIS INCLUDES WEEDING AND WATERING AS REQUIRED BY
NORMAL MAINTENANCE PRACTICES.

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

PLANT MATERIALS SHALL BE GUARANTEED FOR 2 YEARS AND SHALL BE MAINTAINED IN ACCORDANCE
WITH CITY ORDINANCES.  WARRANTY PERIOD BEGINS AT THE TIME OF CITY APPROVAL.  WATERING AS
NECESSARY SHALL OCCUR DURING THIS WARRANTY PERIOD.

ANY SUBSTITUTIONS MUST BE SUBMITTED IN WRITING AND APPROVED BY THE CITY.

TRANSFORMER SCREENING DETAIL
Not to scale

3' 3'

3'

8'
MEDIUM SHRUB THAT

TRANSFORMER (TYP.)

OPTIONAL ROW

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

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

All proposed street trees shall be planted a minimum of 4' from both the back of curb and
proposed walks.

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

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

All landscape islands shall be backfilled with a sand mixture to facilitate drainage.
All proposed landscape islands shall be curbed.

Overhead utility lines and poles to be relocated as directed by utility company of record.

CITY OF NOVI NOTES

All landscape areas shall be irrigated.
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MULTI-STEM TREE PLANTING DETAIL

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

STAKES TO EXTEND 12" BELOW
TREE PIT IN UNDISTURBED
GROUND

SCARIFY SIDES TO 4"
DEPTH AND RECOMPACT

PLANT MIXTURE AS SPECIFIED

MOUND TO FORM SAUCER

12" MIN.

PRUNE AS SPECIFIED
STAKE 3 LARGEST STEMS, IF
TREE HAS MORE THAN 3
LEADERS
SET TREE STAKES VERTICAL
AND AT SAME HEIGHT.

NOTES:

3 STAKES PER TREE MAX.

LACE STRAPS TOGETHER WITH
SINGLE STAY

PLAN

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL.  CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/3 OF THE ROOTBALL.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK TO EXPOSE
ROOT FLARE.  REMOVE EXCESS
SOIL TO EXPOSE ROOT FLARE IF
NECESSARY.

NOT TO SCALE

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

 
  



 
 

 
 
 
 
 
 
 

PETITIONER 
Avalon Park Development, LLC 
 
REVIEW TYPE 
2nd Revised PSLR Concept Plan 
 
PROPERTY CHARACTERISTICS 

 Section 17 

 Site Location East side of Wixom Road, north of Eleven Mile Road; 
22-17-300-019 
 
 
 
 

 Site School District Novi  Community School District 
 Site Zoning R-1 One Family Residential with Planned Suburban Low-Rise Overlay (PSLR) 

 Adjoining Zoning North I-1 Light Industrial & R-1: One-Family Residential with PSLR 
overlay 

  East I-2: General Industrial with PSLR overlay 
  West R-1: One-Family Residential  
  South I-2: General Industrial with PSLR overlay 
 Current Site Use Vacant 

 Adjoining Uses 

North Single family home, Retail shopping center (Novi Promenade) 
East Two-family attached residential (Villas at Stonebrook) 
West Island Lake residential subdivision 
South Private road, Public park (Wildlife Woods Park) 

 Site Size 8.78 acres (Gross); 8.24 (Net) 
 Plan Date January 9, 2026 

  
PROJECT SUMMARY 

The subject property is approximately 8.78 acres and undeveloped. It is zoned R-1, with an overlay of 
Planned Suburban Low Rise (PSLR). The applicant is proposing 22 attached housing units in five 
townhome buildings (2-stories). The concept plan indicates the main entrance to the development on 
Stonebrook Drive, with secondary gated emergency access provided on the west side connecting 
directly to Wixom Road. The applicant is proposing a trail for residents through the open space areas, 
and proposes wetland preservation and mitigation. Low rise multiple family is considered a Special Land 
Use in the PSLR overlay. 
 
RECOMMENDATION  

The PSLR Concept Plan is recommended for approval, if City Council finds the PSLR standards for 
approval have been met.  Please see detailed comments in this and other review letters. The Planning 
Commission recommended approval of the project on September 10, 2025. 
 
It is recommended that during site plan review the applicant continue to work on either reducing the 
wetland impact, or find additional area on-site to place the required mitigation. If that is not possible, 
the off-site mitigation for deficient area will need to be built elsewhere in the City under the terms of the 
Wetland & Watercourse Protection ordinance.  
 

 
PLAN REVIEW CENTER REPORT 

February 2, 2026 
Planning Review 

Camelot Parc Townhomes 
JSP25-02 
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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. 
 
In making its recommendation to the City Council, the Planning Commission shall consider the following: 
(Staff comments are provided in italics and bracketed.)  

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 a walking trail through a 0.92 acre area of woodland to be preserved, 
which is 0.1 acre more than the 10% of site area requirement. Most of this nature trail will be 
publicly accessible from an entrance on Wixom Road. The enhancements of the common open 
spaces are the walking trail and two benches, which are proposed for public access through an 
easement. Much of the property is wetland area to be preserved and wetland mitigation, with 
over 50% of the site to be placed in conservation easements. Removal of invasive species, 
native seeding, and habitat structures for wildlife are proposed to enhance the natural features 
of the property.] 

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 132, which is less 
than the threshold for a Traffic Study (750 trips). Peak hour trips also do not reach the thresholds. 
The proposed use is expected to have minimal impacts on the use of public services, facilities 
and utilities over what the underlying zoning would allow. The proposed concept plan impacts 
about 0.40 acres of existing 2.3 acres of wetlands and proposes removal of approximately 20 of 
the regulated woodland trees. The plan indicates 0.61 acre of mitigation measures on-site for 
the wetland, which is just short of the 0.65 acre required, and planting 40 woodland 
replacement credits on-site.]   

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, which is recommended in the City’s Master Plan for Land 
Use. The layout for the site balances preservation of natural features with providing in-demand 
housing.]   
 

The City Council, after review of the Planning Commission's recommendation, consideration of the input 
received at the public hearing, and review of other information relative to the PSLR Overlay 
Development Agreement Application and PSLR Overlay Concept Plan, may Indicate its tentative 
approval of the PSLR Overlay Development Agreement Application and PSLR Overlay Concept Plan, 
and direct the City Administration and City Attorney to prepare, for review and approval by the City 
Council, a PSLR Overlay Development Agreement or deny the proposed PSLR Overlay Concept Plan. 
 
If tentative approval is offered, following preparation of a proposed PSLR Overlay Development 
Agreement, the City Council shall make a final determination regarding the PSLR Overlay Concept Plan 
and Agreement. 
 
After approval of the PSLR Overlay Concept 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 Overlay Development Agreement and PSLR Overlay Concept 
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Plan. 
 
SPECIAL LAND USE CONSIDERATIONS 
The concept plan is proposing low-rise multiple family residential in the PSLR district which requires a 
Special Land Use Permit. This must be approved by the Planning Commission in accordance with the 
requirements of Section 6.1.2.C for Special Land Uses and subject to the public hearing requirements set 
forth and regulated in Section 6.2.  
 
Section 6.1.2.C of the Zoning Ordinance outlines specific factors the Planning Commission shall consider 
in the review of any Special Land Use: 
 

i. 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. 

ii. 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. 

iii. 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. 

iv. 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. 

v. 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. 

vi. 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. 

vii. 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.   
 
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 has provided 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 shown on the concept plan:  
 

1. Buildings are required to be separated by a minimum of 30 feet. The two western-most buildings 
are 25-feet apart, which requires a deviation of 5 feet. This is a relatively minor deviation 
supported by staff because of the natural features constraints of the site and all other buildings 
exceed the requirements. (Sec. 3.21.2.A.ii) 

2. A stub street to the property boundary at intervals not to exceed 1,300 feet along the perimeter 
is required by ordinance. A waiver of this requirement is supported by staff since providing 
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additional stub roads would require impacts to woodland trees and wetlands, and there are no 
logical connection points. (Subdivision Ordinance, Sec. 4.04) 

3. Minor drives are not to exceed 600 feet. The proposed Avalon Drive would be considered a 
minor drive, with a width of 26 feet. It has small bays of off-street visitor parking proposed in a few 
areas. The drive is greater than 600 feet in length, which requires a deviation. This deviation is 
supported by staff due to the existing wetlands which constrain development to the southern 
area of the site. A wider road width is unnecessary for the small site and would cause greater 
impacts to the natural features. (Sec. 5.10.1.B.ii) 

4. Parking and/or access aisles are located within 8 feet of the buildings in some locations. The 
visitor parking locations are no closer than the unit driveway aprons, where parking is also 
permitted. Staff supports the deviation. (ZO Sec. 3.21.2.A.iv) 

5. Active recreation area is supposed to make up 50% of the total open space area provided on a 
site. For this site, because the total amount of open space is extensive (2.87 acres) and the site 
contains large areas of wetlands and woodlands, it is nearly impossible to increase the active 
open space beyond the 32% proposed without removing the passive open space. Staff supports 
the deviation. (ZO Sec. 3.21.2.A.iv) 

6. Sidewalks along private roadways should be located such that the outside edge of the sidewalk 
is a minimum of 15 feet from back of curb. In this case, locating the sidewalk further from the 
roadway would cause additional impacts to wetland areas or removing more of the berm. The 
traffic volume is expected to be low enough for this small development that the safety of 
pedestrians would not be at risk with the sidewalk locations shown. (Design & Construction 
Standards) 

7. Five-foot sidewalks are required along both sides of local streets and private roadways. The 
proposed plans show 5-foot sidewalks on both sides of Camelot Drive, and along the full south 
side of Avalon Drive. However, sidewalks are shown on only part of the north side of Avalon 
Drive. This requires a deviation, which is supported by staff as the areas without sidewalk are not 
near buildings, and installing them would require greater impacts on the wetlands. (CO, Sec. 11-
256) 

8. Deficiency in street trees along Wixom Road. It appears that there is not room for trees with the 
new sidewalk and existing utilities along the road, so this would be supported by staff. (ZO Sec 
5.5.3.B(10)) 

9. All buildings, parking lots and loading areas shall be separated from section line road rights-of-
way by a 50-foot landscape buffer containing an undulating 3-5 foot-tall, landscaped berm. A 
four-foot tall landscaped berm is provided along Wixom Road, but it is not undulating due to the 
area’s size. In addition, there is no berm or greenbelt trees proposed north of the emergency 
access drive. This is supported by staff since providing the berm would require additional 
impacts to existing woodland trees and wetlands, and there are no buildings proposed in that 
area. (Zoning Sec. 5.5.3.B.ii, iii) 

10. Lack of a 25-foot wetland buffer north of Avalon Drive. This is supported by staff as the applicant 
has proposed signage as visual protection for the wetland between Avalon Drive and the 
buildings is proposed. The applicant has proposed planting shrubs in this wetland that would 
discourage mowing. Wetland buffers are meant to remain in a natural, un-mowed state in order 
to protect the wetland from surface water run-off and pollutants. See Wetland Review for more 
specific comments. (Sec. 3.6.2.M)   

 
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. Missing middle housing: The proposed plan provides low-rise for-sale units, which can be 
considered one of the recommended housing types in our 2016 City of Novi Master Plan. It fills 
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the gap between single family units and mid-rise apartments. In Chapter 4, Market Assessment, 
in our Master plan, there is an example that illustrates how smaller units, clustered together, 
could potentially be added in well-chosen locations in the City. Walkability is a key to capturing 
this market segment. The concept plan includes a sidewalk connection to Stonebrook Drive, 
which would give residents access to the City’s main trail system. The Novi Promenade shopping 
center would also be within walking distance, with a sidewalk proposed to connect to the 
existing pathway that was recently built by the City along Wixom Road. Other characteristics 
include medium density that can be perceived as a lower density, smaller, well-designed units, 
and blended densities. 

 
2. Unit size: Per the City’s 2016 Master Plan, missing middle housing types are expected to be 

smaller units than or typically found in Novi, with small or zero setback lots. The current concept 
plan is proposing unit sizes of 1,950-1,975 square feet. These units are consistent with other 
development projects proposed to meet RM-1 and RM-2 standards, but are larger than the 
adjacent Villas at Stonebrook units (max. 1700 square feet).  
 

3. Housing Style: Conceptual elevations and floor plans provided indicate 2-story townhouses, with 
3-, 4-, and 5-unit buildings. Each unit has its own exterior door and contains three bedrooms.  
Each home has a two-car attached garage.  

 
4. Density: Section 4.70 of the Zoning Ordinance states, “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 2.7 units/net 
acre (ROW is excluded from the gross parcel size), which is less than what is allowed under PSLR 
zoning requirements.  
 

5. Traffic Impacts: As indicated in the Traffic Review letter, the proposed development is estimated 
to generate 5 peak hour trips in the morning, 10 peak-hour trips in the evening, and 
approximately 132 daily trips. These levels do not meet the City’s threshold to require either a 
Traffic Impact Study or a Traffic Assessment, as described in the City’s Site Plan and 
Development Manual. In addition, no new access drive is proposed to be added onto Wixom 
Road. 
 

6. Stonebrook Drive: The applicant has included a proposed Road Maintenance Plan on Sheet 12 
for Stonebrook Drive. The plan calculates a contribution for the proposed Camelot Parc toward 
Stonebrook Drive maintenance costs based on the length of the road, percentage of road used 
to access Wildlife Woods Park, and the total number of units for each development. As 
Stonebrook Drive is a private road owned by Villas at Stonebrook HOA, the applicant has 
indicated they are discussing the road maintenance agreement with them. Any cost-sharing 
agreement would be a private agreement between the two entities.   
 

7. 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 proposed 
development has a full-time access drive from Stonebrook Drive, a private road belonging to the 
Villas at Stonebrook development. There is an ingress-egress agreement to allow this access. 
Wixom Road is considered a Section line road. A gated emergency access only drive is 
provided to Wixom Road. The only neighboring property available to connect to is the property 
to the north, which also has the ability to develop under the PSLR standards. Providing a 
connection to that parcel would mean impacting regulated wetland and woodland areas.  
Therefore, staff does not recommend that connection.  
 

8. Open Space: The applicant has revised the plan to meet requirements for several conditions 
related to providing open space on the property, and is requesting a deviations for only one 
condition. While nearly 30% of the site is proposed to remain open space, it is largely existing 
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wetland areas to be preserved and therefore not suitable for the type of open space the PSLR 
Overlay requires to be provided. These requirements are: 
 

a. Each dwelling unit shall have a minimum of two-hundred (200) square feet of private 
open space adjacent to and accessible directly from the dwelling unit. This open space 
may include covered porches, patios, and balconies. (Covered porches of about 125 sf 
are proposed, and each unit now has a 10 x 26-foot open area behind the unit for private 
green space. This exceeds the requirement.) 

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

c. Active recreation areas shall be provided in all residential developments, with at least 
fifty percent of the open space area provided to be designed for active recreation. 
Nature trail now consists of 32% of the total open space – the applicant was able to bring 
a trail connection Wixom Road and proposes to make most of the trail accessible to the 
general public.  

d. Active recreation area shall consist of a minimum of ten percent of the site area. The 
active open space now totals 11% of the site.  

 
The applicant has revised the plan to comply with most of the relevant open space standards, 
which removes two deviations from their request. However, bringing the active open space to 
50% of the total would require removal of tree and wetland areas (passive open space), which is 
not advised. The requested deviation is in the public interest to protect natural features.  
 

9. Wetland Mitigation: Revisions to the plan have increased the wetland impact area from 0.37 
acre to 0.40. This increases the mitigation requirement from 0.61 to 0.65, however it appears the 
proposed on-site mitigation is still 0.61 acre. Staff suggests additional minor changes to the plan 
be made to be able to accommodate the full amount of mitigation on-site during the site plan 
review. Alternatively, the applicant will need to propose 0.04 acre (1,742 square feet) of 
mitigation at an acceptable location elsewhere in the City, which is permitted under the City’s 
ordinance.   
 

10. Preservation of Natural Features: Sheet 8 of the revised PSLR plan shows the area to be protected 
by preservation or conservation easements is 4.25 acres. Within this area the applicant indicates 
they will remove invasive species, sow native seeds to promote growth of desirable species, and 
place new habitat structures for wildlife.  
 

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

 
SUMMARY OF OTHER REVIEWS 

 
a. Engineering Review: Additional comments to be addressed with Preliminary Site Plan. 

Engineering previously recommended approval.  
b. Landscape Review: Landscape recommends approval with the additional protections for 

wetland buffers provided.  
c. Wetland Review: An EGLE Wetland Permit and a City of Novi Wetland Non-Minor Use Permit are 

likely required, as well as a City of Novi Authorization to Encroach the 25-Foot Natural Features 
Setback. Wetland mitigation is proposed (0.61 acre) on-site to compensate for wetland impacts 
of 0.40 acre, however the full amount required is not proposed on-site. Approval is 
recommended with the condition that additional wetland comments are addressed during site 
plan review process.  

d. Woodland Review: A Woodland Permit from the City of Novi would be required for about 20 
regulated woodland tree removals. Additional comments to be addressed in the Site Plan. 
Woodlands recommends approval of the PSLR Concept Plan.  
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e. Traffic Review: Additional comments to be addressed with Preliminary Site Plan. Traffic previously 
recommended approval of the PSLR Concept.  

f. Facade Review: Façade previously recommended approval. The design is in compliance with 
the Façade ordinance standards and specific PSLR Ordinance design standards.  

g. Fire Review: Conformance with fire safety standards will be further reviewed with Site Plan 
submittal.  Fire recommends conditional approval of the PSLR, with comments to be addressed in 
the Site Plan submittals. 

 
NEXT STEP: CITY COUNCIL  
At the December 1, 2025 Council meeting, decision on this matter was postponed to give the applicant 
opportunity to address issues raised. The revised PSLR Concept Plan will be scheduled for City Council 
consideration. If the City Council grants tentative approval at that time, the next step would be to 
develop the PSLR Agreement and then bring the negotiated agreement back to City Council for final 
approval. Following final approval of the PSLR Plan and Agreement, the applicant would then begin the 
site plan approval process.  
 
STREET AND PROJECT NAME 
This project has applied for Project Naming Committee approval. Please see letter from Stacey Choi 
(248-347-0483) in the Community Development Department for information. If any further changes are 
proposed, the application can be found by clicking on this link. 
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-347-0430 for 
additional information on starting permits.  The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org 

 

 
 

_________________________________________ 
Lindsay Bell, AICP – Senior Planner 
 

http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
mailto:lbell@cityofnovi.org


Items in Bold need to be addressed by the applicant with PSLR Concept Plan. Underlined items need to be 
addressed prior to the approval of the Site Plan 

 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted July 
27, 2017) 

Suburban Low-Rise 
 

Suburban Low-Rise 
 

Yes  

Area Study The site does not fall 
under any special 
category 

NA Yes  

Zoning 
(Effective 
January 8, 2015) 

R-1 One Family 
Residential with PSLR 
(Planned Suburban Low-
Rise) overlay 

R-1 with PSLR overlay Yes PSLR Agreement and 
Concept Plan must be 
approved by City Council 
after recommendation by 
Planning Commission. 

Uses Permitted  
(Sec 3.1.27.B & 
C) 
 

Sec 3.1.27.B Principal 
Uses Permitted. 
Sec 3.1.27.C Special 
Land Uses  

22 dwelling units – low 
rise multiple family (2-
story) 

Yes  Special Land Use Permit 
required. 
 

Next Steps 
 

1. Planning Commission review, public hearing and recommendation to City Council 
2. City Council review and consideration of concept plan and PSLR Agreement 
3. Review and approval of site plans per section 6.1. 

Low-Rise Multiple-Family Residential Uses In The PSLR District (Sec. 4.70) 
Low-rise 
multiple-family 
residential uses  

- 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. 

22 Units on 8.24 net 
acres = 2.7 Dwelling 
units per acre 

Yes  

3.21 PSLR Required Conditions 
Narrative 
(Sec. 3.32.3.A) 

Explain how the 
development exceeds 
the standards of this 
ordinance 

Narrative provided Yes  

PSLR Overlay 
Concept Plan: 

i. Legal description and 
dimensions Provided Yes  

 

PLANNING REVIEW CHART: PSLR Planned Suburban Low-Rise Overlay  

Review Date: February 2, 2026 
Review Type: 2nd Revised PSLR Concept Plan 
Project Name: JSP25-02 Camelot Parc Townhomes 
 Parcel 22-17-300-019 
Prepared by: Lindsay Bell, AICP, Senior Planner   
Contact:  E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484 
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Item Required Code Proposed Meets 
Code Comments 

Required Items 
(Sec. 3.21.1.A) 

ii. Existing zoning of 
site/adjacent 
properties 

Provided Yes  

iii. Existing natural 
features such as 
wetlands and 
proposed impacts 

Wetlands exist on site 
with an open body of 
water in the NE 

Yes See Woodland-Wetland 
Review 

iv. Existing woodlands 
and proposed 
impacts 

Tree survey provided  Yes  

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

60 feet ROW along 
Wixom Road frontage is 
indicated to be 
dedicated. The current 
site plan indicates 
private roads within the 
development 

Yes  

vi. Bicycle/pedestrian 
plan 

Sidewalks, walking trail 
shown Yes  

vii. Conceptual storm 
water management 
plan 

Provided Yes 
 

viii. Conceptual utility 
plan Provided Yes 

ix. Building, Parking and 
Wetland Setback 
requirements 

Provided  Yes  

x. Conceptual layout Provided Yes  
xi. Conceptual open 

space/recreation 
plan 

Information provided on 
sheet 9; walking path 
shown 

Yes  

xii. Conceptual 
streetscape 
landscape plan 

Provided Yes  Refer to Landscape 
review for more details 

PSLR Overlay 
Concept Plan: 
Optional Items 
(Sec. 3.21.1.A) 

xiii. Parking plan Provided Yes 
Refer to Traffic review 
letter for additional 
comments 

xiv. Detailed layout plan Provided Yes  

xv. Residential density 
calculations and type 
of units 

2.7 DUA proposed Yes  

xvi. Detailed open 
space/recreation 

Walking path (gravel), 
benches Yes  

xvii. Detailed streetscape 
landscape plan Provided Yes Refer to Landscape 

review for more details 
xviii. Graphic description 

of each deviation 
from the applicable 
ordinance requested 

Written description  
provided in the 
narrative 

Yes?  
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Item Required Code Proposed Meets 
Code Comments 

xix. Phasing plan Phasing not indicated NA  

Community 
Impact 
Statement 
(Sec. 3.21.1.B) 

- All non-residential 
projects over 30 acres 
for permitted use 

- All non-residential 
over 10 acres for 
special land use 

- Residential over 150 
units 

- Mixed use, staff 
determines 

- Requirements within 
study (include: social 
impacts, 
environmental 
factors) 

Total project area is 8.78 
Acres or 8.24 Net after 
ROW dedication, units 
22 

NA Does not meet threshold 
for CIS 

Traffic Impact 
Study 
(Sec. 3.21.1.C) 

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

Does not meet 
requirements for study NA  

Proposed 
Ordinance 
Deviations 
(Sec. 3.21.1.D) 

List all proposed 
ordinance deviations 
with supporting narrative. 

Deviations listed in 
applicant narrative.  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 (Sec. 3.21.2) 
Site Standards (Sec. 3.21.2.A) 
Building 
Frontage 
(Sec. 3.21.2.A.i) 

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

Site fronts on Section line 
public road and will 
have access via 
Stonebrook Drive to 
proposed private minor 
drives 

Yes  
 

Building 
Setbacks 
(Sec. 3.21.2.A.ii) 
& (Sec 3.1.27.D) 
*** The 
maximum front 
and exterior side 
yard setback 
requirement 
when adjacent 
to roads and 
drives (other 
than planned or 
existing section 

Minimum front yard 
setback: 30 ft*** 
Maximum front yard 
setback: 75 ft.  

30 ft. from units to 
private dr. Yes 

 
 

Minimum rear yard 
setback: 30 ft 30 feet  Yes 

Exterior side yard 
adjacent to roads and 
drives 30 ft*** 

55 feet to South 
property line Yes 

Exterior side yard 
adjacent to planned or 
existing section line road 
ROW 50 ft 

50 feet from Wixom 
Road Yes 

Interior side yard 30 ft 130 ft  Yes 2 Western-most buildings 
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Item Required Code Proposed Meets 
Code Comments 

line road right-
of-way) is 75 
feet. 

Building to building 30 ft 25 ft  No are 25-feet apart, which 
would require a deviation 

Building Corner to 
corner: 15 ft  NA  

Landscape 
Buffer  
(Sec. 3.21.2.A.iii) 
and Berms 
(Sec. 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. 

landscape buffer 
provided with berm 
near building,  
waiver requested where 
no buildings and existing 
woodlands are present 

No 

Refer to planning and 
landscape review for 
more details – Deviation 
Requested 

Parking spaces 
for all uses in the 
district (except 
for townhouse 
style multiple-
family dwellings 
that provide 
private garages 
for each 
dwelling unit) 
(Sec. 3.21.2.A.iv) 

Located only in the rear 
yard or interior side yard 

A few Interior parking 
shown for visitor spaces  Yes  

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

Berms present Yes  

All parking and access 
aisles shall be Min. 15 ft. 
from all buildings 8-11.6 feet in some 

locations No 

Deviation requested to 
allow visitor parking to be 
located 8- to 11.5-ft from 
buildings 

Parking 
Setbacks 
(Sec. 
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. 

Front yard parking is not 
permitted*  None proposed Yes 

 

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

 NA 

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

120 ft   Yes 

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

120 ft Yes 

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

Open Space 
Recreation 
requirements for 
Multi-Family 
Residential 
Developments  
(Sec. 3.21.2.A.v) 

Minimum of 200 square 
feet per dwelling unit of 
private open space 
accessible to building 
(includes covered 
porches, balconies and 
patios) 

Private open space 
indicated – 125 sf is 
proposed in 
balcony/patio areas, 
and each unit now has 
260 sf of open space at 
back of unit  

Yes Deviation for deficiency 
no longer required 
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Item Required Code Proposed Meets 
Code Comments 

Common open space 
areas as central to 
project as possible 

Most of the open space 
in the northern area of 
the site – existing 
wetlands and proposed 
mitigation areas 

Yes  

Active recreation areas 
shall be provided with at 
least 50 % of the open 
spaces dedicated to 
active recreation 

Total open spaces: 2.87 
acres 
Active open space: 0.92 
acres (walking trail 
area) 

No 
Deviation requested for 
less than 50% as active, 
32% proposed 

Active recreation shall 
consist 10% of total site 
area. (0.82 acre) 

Active open space 0.92 Yes Deviation for deficiency 
no longer required 

Other 
Applicable 
Zoning 
Ordinances 
(Sec. 3.21.2.A.vi, 
vii and ix) 

Loading and Unloading 
per Section 5.4 

Loading spaces are not 
required NA  

Off-street Parking per 
Section 5.2 and 5.3: 
2 spaces per dwelling 
unit with 2 bedrooms 

22 x 2 = 44 required 
104 spaces provided Yes 

Two-car garages, 2 apron 
spaces per unit, and 16 
visitor spaces 

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

One bench, residential-
style wall lights Yes 

Suggest additional 
benches around the 
walking path 

Building Length 
(Sec. 
3.21.2.A.viii) 

Maximum building length 
as described in Sec 
3.21.3.A.vii shall not 
exceed 180 ft.  

Does not exceed. 134 ft 
max 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.  

Not applicable NA  

Outdoor Lighting 
(Sec. 3.21.2.A.x) 

Maximum height of light 
fixtures: 20 ft.  15 ft Yes 

 
 

Cut-off angle of 90 
degrees or less Provided Yes 

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

Light fixture at western 
end of access aisle may 
be visible, but it is 
shielded  

Yes 

Maximum Illumination at 
property line: 0.5fc 

Max proposed 0.5 fc 
except for entrance 
drive on Stonebrook Dr. 

Yes 



 
JSP25-02 CAMELOT PARC TOWNHOMES          Page 6 of 14 
2nd Rev PSLR Concept Plan: Planning Review Summary Chart                   February 2, 2026                                                                     

Item Required Code Proposed Meets 
Code Comments 

Circulation Standards (Sec. 3.21.2.B) 
Full Time Access 
(Sec. 3.21.2.B) 

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

Full time access drives 
are connected to a 
proposed private drive 

Yes  

Emergency 
Access 
(Sec. 3.21.2.B) 

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

Emergency access is 
proposed 

Yes  

Connection to 
Neighboring 
Properties 
(Sec. 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  

Connections to 
neighboring parcels are 
proposed via previous 
public access easement 
(Villas at Stonebrook) 
 
 
 
Drive aisles are not new 
streets 

Yes  

New Roads 
(Sec. 
3.21.2.B.ii.a) 

New roads shall be 
designed as 
pedestrian/bicycle 
focused corridors as 
identified in the Active 
Mobility Plan 

 

Non-Motorized 
Facilities 
(Sec. 
3.21.2.B.ii.b) 

Facilities shall be 
connected to the 
existing pedestrian 
network 

Sidewalks are proposed 
within the site and 
connected to Wixom 
Road and Stonebrook 
Dr 
  

Yes  

Proposed Non-
Motorized 
Facilities 
(Sec. 
3.21.2.B.ii.c) 

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

Pathway existing on 
Wixom Road 

NA  

Building Design Standards (Sec. 3.21.2.C) 
Building Height 
(Sec. 3.21.2.C.i) 

35 ft. or 2 ½ stories 2-story shown, 25.5’ Yes  

Building Design 
(Sec. 3.21.2.C.ii) 

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

Residential style shown Yes See previous Façade 
Review for comments  

Building Design 
(Sec. 3.21.2.C.ii) 

Front and rear elevations 
have ground floor 
pedestrian entrances 
spaces no more than 60 
ft 

Pedestrian entrances on 
front and rear, for each 
unit 

Yes  

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

25% 9.17% Yes  
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Item Required Code Proposed Meets 
Code Comments 

Note To District Standards (Sec 3.6.2) 
Off-Street 
Parking in Front 
Yard  
(Sec 3.6.2.E) 

 No front yard parking 
proposed 

NA  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking 
setback area shall be 
landscaped per sec 
5.5.3. 

Parking lots are 
screened by 
berm/buildings 

Yes  

Modification of 
parking setback 
requirements 
(Sec 3.6.2.Q) 

Refer to Sec 3.6.2 for 
more details 

Modifications are not 
requested 

NA  

Additional Road Design, Building Setback, And Parking Setback Requirements, Multiple-Family Uses (Sec. 
5.10) 
Road standards 
(Sec. 5.10) 

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

Camelot Dr - 28 feet 
wide 
Avalon Dr – 26 feet 

Yes  

Major Drives Width: 28 feet Stonebrook Dr would be 
the Major Drive - existing Yes  

Minor Drive 
 

- Cannot exceed 600 
feet 

- Width: 24 feet with no 
on-street parking 

- Width: 28 feet with 
parking on one side 

- Parking on two sides is 
not allowed 

- Needs turn-around if 
longer than 150 feet 

Avalon Drive exceeds 
600 ft length 
26-foot wide 
Parking bays on 1 side 
Turn-arounds provided 

No 
 
 
Yes 

Deviation required for 
minor drive in excess of 
600 ft 

Parking on 
Major and Minor 
Drives 
 

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

- minimum centerline 
radius: 100 feet 

- Adjacent parking and 
on-street parking shall 
be limited near curves 
with less than two-
hundred thirty (230) 
feet of centerline radius 

- Minimum building 

Perpendicular parking 
proposed on minor drive 
 
 
Parking setback is 
required to be 15 ft in 
PSLR standards (see 
previous note) 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

setback from the end 
of a parking stall shall 
be 25 feet in residential 
districts. 

Parking, Loading and Dumpster Requirements 
Number of 
Parking Spaces 
 
Multiple Family 
(Sec. 5.2.12.A) 

Two for each dwelling 
unit 
 
For 22 units, 44 spaces 

104 spaces 
 

Yes   

Parking Space 
Dimensions and 
Maneuvering 
Lanes 
(Sec. 5.3.2) 

90° parking layout:  
9’ x 19’ parking space 
dimensions and 24’ wide 
drives  

26’ access aisle Yes 

 
 
 
 
 
 

9’ x 17’ if overhang on 7’ 
wide interior sidewalk or 
landscaped area as long 
as detail indicates 4’’ 
curb 

9’ x 19’ proposed Yes 

Parking stall 
located 
adjacent to a 
parking lot 
entrance (public 
or private) 
(Sec. 5.3.13) 

- shall not be located 
closer than twenty-five 
(25) feet from the street 
right-of-way (ROW) line, 
street easement or 
sidewalk, whichever is 
closer 

Complies Yes  

End Islands  
(Sec. 5.3.12) 

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

- The end islands shall 
generally be at least 8 
feet wide, have an 
outside radius of 15 feet, 
and be constructed 3’ 
shorter than the 
adjacent parking stall as 
illustrated in the Zoning 
Ordinance 

 NA 

See Traffic Review for 
detailed comments 

Barrier Free 
Spaces 
Barrier Free 
Code 

1 barrier free parking 
spaces (for total 26 to 
50)& 1 van barrier free 
parking space  

2 barrier free proposed  

See Traffic Review 

Barrier Free 
Space 
Dimensions 
Barrier Free 
Code 

- 8‘ wide with an 8’ wide 
access aisle for van 
accessible spaces 

- 8’ wide with a 5’ wide 
access aisle for regular 
accessible spaces 

9’ wide, 9’ access aisle – 
appears to comply Yes? 

Could reduce spaces to 
8’ each with 8’ access to 
recover a couple feet of 
pavement 

Barrier Free One sign for each   See Traffic Review 
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Item Required Code Proposed Meets 
Code Comments 

Signs 
Barrier Free 
Code 

accessible parking 
space. 

Minimum 
number of 
Bicycle Parking  
(Sec. 5.16.1) 

One (1) space for each 
five (5) dwelling units: 
5 spaces required 5 spaces shown Yes 

Provide required bike 
parking 

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

- No farther than 120 ft. 
from the entrance 
being served 

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

- Spaces to be paved 
and the bike rack shall 
be inverted “U” design 

- Shall be accessible via 
6 ft. paved sidewalk 

 TBD 

Will be reviewed in Final 
Site Plan submittal 

Bicycle Parking 
Lot layout 
(Sec 5.16.6) 

Parking space width: 7 ft. 
One tier width: 11 ft.  
Two tier width: 18 ft. 
Maneuvering lane width: 
4 ft.  
Parking space depth: 32 
in 

 TBD Will be reviewed in Site 
Plan submittals 

Dumpster 
(Sec 4.19.2.F) 

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

- Attached to the 
building or  

- No closer than 10 ft. 
from building if not 
attached 

- Not located in parking 
setback  

- If no setback, then it 
cannot be any closer 
than 10 ft, from 
property line.  

- Away from Barrier free 
Spaces 

Not proposed – 
individual trash pick up  NA 

 

Dumpster 
Enclosure 
(Sec. 21-145.(c) 
City code of 
Ordinances) 

- Screened from public 
view 

- A wall or fence 1 ft. 
higher than height of 
refuse bin  

- And no less than 5 ft. 
on three sides 

 NA  
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Item Required Code Proposed Meets 
Code Comments 

- Posts or bumpers to 
protect the screening 

- Hard surface pad.  
- Screening Materials: 

Masonry, wood or 
evergreen shrubbery 

Sidewalk Requirements 
ARTICLE XI. OFF-
ROAD NON-
MOTORIZED 
FACILITIES 
Sec. 11-256. 
Requirement. 
(c)  & Sub. Ord. 
Sec. 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. 

- 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 

- Whereas sidewalks 
along local streets and 
private roadways shall 
be five (5) feet wide. 

Existing pathway shown 
on Wixom Road 
 
 
5-ft sidewalks both sides 
of Camelot Dr, 5-ft 
sidewalk on Avalon Dr 
for most part 
 
 

Yes 
 
 
 
No 
 
 
 

 
 
 
 
 
 
 
Deviation required for 
absence of sidewalk on 
portion of north side of 
Avalon Drive 
 
 
 
 
 
 
 

Pedestrian 
Connectivity 

- Whether the traffic 
circulation features 
within the site and 
parking areas are 
designed to assure 
safety and 
convenience of both 
vehicular and 
pedestrian traffic both 
within the site and in 
relation to access 
streets  

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

 No  

Active Mobility 
Plan 

- Pathway gap on 
Wixom Road 

 NA This gap was constructed 
by the City in 2024 
 
 

City Code and Other Requirements 
Woodlands 
(City Code Ch. 
37) 

Replacement of 
removed trees  TBD See Planning and 

Woodland Reviews  
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Item Required Code Proposed Meets 
Code Comments 

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

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

Mitigation shown to be 
constructed on-site Yes See Wetland Review.  

Design and 
Construction 
Standards 
Manual 

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

 Yes  

General layout 
and dimension 
of proposed 
physical 
improvements 

Location of all existing 
and proposed buildings, 
proposed building 
heights, building layouts, 
(floor area in square 
feet), location of 
proposed parking and 
parking layout, streets 
and drives, and indicate 
square footage of 
pavement area (indicate 
public or private). 

Mostly provided. Some 
dimensions are required 
to provide more clarity.  

Yes Refer to all review letters 
for comments 

Economic 
Impact 
 

- Total cost of the 
proposed building & 
site improvements 

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

Investment of $8.5M 
 
50-70 trade and 
construction jobs 

Yes  

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 PSLR agreement would 
be required if City 
Council approves the 
Concept Plan 
  

Development 
and Street 
Names 

Development and street 
names must be 
approved by the Street 
Naming Committee 
before Preliminary Site 
Plan approval 

Application received Yes  

Development/ 
Business Sign 

- Signage if proposed 
requires a permit. 

- Signage is not 
regulated by the 
Planning Division or 
Planning Commission. 

Will need to apply for 
sign permit 

 Contact Ordinance 
Enforcement at 
248.735.5678, for sign 
ordinance questions. 

https://www.cityofnovi.org/media/3kxfd4uz/signpermitapplication.pdf
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Item Required Code Proposed Meets 
Code Comments 

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 
5.7.1) 
 

- Establish appropriate 
minimum levels, 
prevent unnecessary 
glare, reduce spillover 
onto adjacent 
properties & reduce 
unnecessary 
transmission of light into 
the night sky 

 Yes  

Lighting Plan  
(Sec. 5.7.2.A.i) 
 

- Site plan showing 
location of all existing & 
proposed buildings, 
landscaping, streets, 
drives, parking areas & 
exterior lighting fixtures 

Provided Yes  

Building Lighting 
(Sec. 5.7.2.A.iii) 

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

Provided Yes  

Lighting 
Specifications 
(Sec. 5.7.A.2.ii) 
 

- Specifications for all 
proposed & existing 
lighting fixtures 

Shown Yes  

- Photometric data Shown Yes  
- Fixture height Shown Yes  
- Mounting & design Shown Yes  
Glare control devices  
- (Also see Sec. 5.7.3.D) Shown Yes  

Type & color rendition of 
lamps 4000K  No 

Change to 3000K fixtures 
or seek a variance with 
justification (Note – 
Response letter states 
these are now 3000K, 
however photometric 
sheet shows 40K) 

Hours of operation 24 hrs/day Yes   

Max Height 
(Sec. 5.7.3.A) 
 

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

Not shown No 
Mounting height not 
found on photometric 
plan 

Standard Notes 
(Sec. 5.7.3.B) 
 

- Electrical service to 
light fixtures shall be 
placed underground 

- Flashing light shall not 
be permitted 

Notes not found TBD  
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Item Required Code Proposed Meets 
Code Comments 

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

Indoor Lighting 
(Sec. 5.7.3.H) 
 

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

 NA  

Security Lighting 
(Sec. 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 at the areas to 
be secured.   

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

 NA  

Color Spectrum 
Management 
(Sec. 5.7.3.F) 
 

Non-Res and Multifamily: 
- For all permanent 

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

Fixtures are 4000K No 

Provide information to 
verify compliance in 
fixture chart for each type 
 
Deviation required for  
fixtures over 3000K 

Parking Lot 
Lighting  
(Sec. 5.7.3.J) 

- Provide the minimum 
illumination necessary 
to ensure adequate 
vision and comfort.  

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

 NA  

Min. Illumination 
(Sec. 5.7.3.L) 
 

- Parking areas: 0.2 fc 
min    

- Loading & unloading 
areas: 0.4 fc min 

   

- Walkways: 0.2 fc min    
- Building entrances, 

frequent use: 1.0 fc min 
   

- Building entrances, 
infrequent use: 0.2 min 

   

Average Light 
Level 
(Sec.5.7.3.L) 
 

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

   

Max. 
Illumination 
adjacent to 

- When site abuts a non-
residential district, 
maximum illumination 

 NA  
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Item Required Code Proposed Meets 
Code Comments 

Non-Residential  
(Sec. 5.7.3.L) 
 

at the property line 
shall not exceed 1 foot 
candle 

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

- Fixture height not to 
exceed 25 feet 

- Cut off angle of 90 
degrees or less 

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

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

Fixture height not 
noticed 
Property lines 0.0 except 
for entrance on 
Stonebrook Dr 

No 
 
Yes 

 

Residential 
Developments 
(Sec. 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 

Lighting at entrances 
exceeds min Yes  Lighting is appropriate for 

residential area 

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. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details.  
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

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

 
 



 

ENGINEERING REVIEW 

 

  



 
 
APPLICANT 
Avalon Park Development, LLC 
 
REVIEW TYPE 
PSLR Concept Plan 
 
PROPERTY CHARACTERISTICS 
 Site Location:  Located on the west side of Wixom Road north of Stonebrook 

.                                         Drive in section 17 of the City of Novi 
 Site Size:   8.78 acres 
 Plan Date:  6-17-2025 
 Design Engineer:  Atwell Engineering 

 
PROJECT SUMMARY  
 
 Construction of 5 residential buildings with 22 townhome units. Site access will be 

provided via Stonebrook Drive.  
 Water service would be provided by an 8-inch extension from the existing 16-inch 

water main along the west side of Wixom Road, and loop to connect to the existing 
16-inch water main on the south side of Stonebrook Drive. Along with 2 additional 
hydrants.  

 Sanitary sewer service would be provided by an extension from the existing 8-inch 
sanitary sewer along the north side of Stonebrook Drive.  

 Storm water would (continue to) 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 recommended at this time, Engineering has no 
concerns with the concept plan at this time. The following items shall be addressed at 
the time of Preliminary Site Plan submittal: 

 

 

 
PLAN REVIEW CENTER REPORT 

07/09/2025 
 

Engineering Review 
Camelot Parc Townhomes 

JSP25-0002 
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COMMENTS 
1. Reference city benchmark 1823, located on the west side of Wixom Road. City 

of Novi Survey Benchmarks Arch Map.  
2. Only at the time of the printed Stamping Set submittal, provide the City’s 

standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), storm 
sewer (2 sheets), paving (2 sheets). The most updated details can be found on 
the City’s website under Engineering Standards and Construction Details.  

3. A Right-of-Way Permit will be required from the City of Novi. 
4. Provide sight distance measurements for the Stonebrook Drive 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.  Check pole 
detail for any right-of-way poles. 

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. Provide a note stating if dewatering is anticipated or encountered during 
construction, then a dewatering plan must be submitted to the Engineering 
Division for review. 

9. Generally, all proposed trees shall remain outside utility easements. Where 
proposed trees are required within a utility easement, add a note stating the 
distance between the proposed water main and the street trees.   

WATER MAIN 
10. All public water main easements shall be 20-feet wide. Show 20-foot wide 

proposed easement. 
11. Provide a water main basis of design for the development on the utility plan 

sheet. 
12. 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.  

13. Provide a profile for all proposed public water main 8-inch or larger. 
14. In the general notes and on the profile, add the following note: “Per the Ten 

States Standards Article 8.8.3, one full 20-foot pipe length of water main shall be 
used whenever storm sewer or sanitary sewer is crossed, and the pipe shall be 
centered on the crossing, in order to ensure 10-foot separation between water 
main and sewers.” Additionally, show the 20-foot pipe lengths on the profile. 

15. EGLE permit applications take at least 3 months for review, it is recommended 
that the applicant submit the draft EGLE application with preliminary site plan 
to Engineering Division.  

https://experience.arcgis.com/experience/3e11b892541047a791f68fe2f91cddcf/?id=5ce841f86197461c9f146e1330330bcf
https://experience.arcgis.com/experience/3e11b892541047a791f68fe2f91cddcf/?id=5ce841f86197461c9f146e1330330bcf
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/media/ubcpfjn0/rowapplication_rev-4-30-2024.pdf
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
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16. A sealed set of utility plans along with the Michigan Department of Environment, 
Great Lakes & Energy (EGLE) permit application for water main construction, 
the Streamlined Water Main Permit Checklist, Contaminated Site Evaluation 
Checklist, Basis of Design, and an electronic version of the utility plan should be 
submitted to the Engineering Division for review, assuming no further design 
changes are anticipated. Utility plan sets shall include only the cover sheet, any 
applicable utility sheets, and the standard detail sheets. 

IRRIGATION 
17. Provide irrigation plans for site as part of the preliminary site plan submittal.  

SANITARY SEWER 
18. All public sanitary sewer shall be within a dedicated sanitary sewer easement 

unless proposed in the right-of-way. Show proposed 20-foot wide sanitary sewer 
easement.  

19. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads 
will be buried at least 5 feet deep where under the influence of pavement. 

20. Illustrate all pipes intersecting with manholes on the sanitary profiles. 
21. Three (3) sealed sets of revised utility plans along with the Michigan Department 

of Environment, Great Lakes & Energy (EGLE) permit application, electronic 
utility plan for sanitary sewer construction, and the Streamlined Sanitary Sewer 
Permit Certification Checklist should be submitted to the Engineering Division for 
review, assuming no further design changes are anticipated. Utility plan sets 
shall include only the cover sheet, any applicable utility sheets, and the 
standard detail sheets. It should be indicated with the application if an 
expedited EGLE review is requested. EGLE will charge a fee that can be paid 
directly to the State. 

STORM SEWER 
22. Off-Site storm drainage easement or temporary construction easement is not 

required, applicant has proposed to connect to storm sewer located within an 
existing City of Novi easement, L13319 P126.  

23. A minimum cover depth of 3 feet shall be maintained over all proposed storm 
sewer. Currently, a few pipe sections do not meet this standard. Grades shall 
be elevated, and minimum pipe slopes shall be used to maximize the cover 
depth.  In situations where the minimum cover cannot be achieved, Class V 
pipe must be used with an absolute minimum cover depth of 2 feet. An 
explanation shall be provided where the cover depth cannot be provided. 

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

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

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

27. Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains 
at least 1-foot below the rim of each structure.  

https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/EGLE/-/Media/Project/Websites/EGLE/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877b-MiEHDWIS-Project-Basis-of-Design-for-Water-Main-Projects.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
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28. Illustrate all pipes intersecting storm structures on the storm profiles. 
29. Provide a schedule listing the casting type, rim elevation, diameter, and invert 

sizes/elevations for each proposed, adjusted, or modified storm structure on the 
utility plan. Round castings shall be provided on all catch basins except curb 
inlet structures. 

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

31. Provide Storm sewer basis of design table, with preliminary site plan submittal.  

STORM WATER MANAGEMENT PLAN  
32. The Storm Water Management Plan (SWMP) for this development shall be 

designed in accordance with the Storm Water Ordinance and Chapter 5 of the 
Engineering Design Manual (updated Jan 31, 2024) 

33. The hydrological soil type should be used to determine the C value for the 
natural greenspace; engineering design manual has c values for each soil type. 
The C factor for soil type c is .25 not .35, updated calculations for C factor.  

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

35. Outlet control structure has 18 3-inch holes proposed for the outlet, but the 
allowable release rate is less than the actual discharge rate. The  allowable 
peak discharge rate is 2.76 cfs, the proposed outlet with 17 3-inch holes will 
exceed the allowable discharge rate.  

36. 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. 

PAVING & GRADING 
37. Provide a construction materials table on the Paving Plan listing the quantity 

and material type for each pavement cross-section being proposed.   
38. Engineering does not oppose the request for waiver to have sidewalks next to 

the proposed roadway.  
39. Provide a minimum of 6 spot elevations where the pathway crosses each 

driveway (one at each corner and two in the center of the driveway on each 
side of the pathway). Spot elevations shall be provided to demonstrate a level 
landing adjacent to each side of the pathway crossing. 

40. Provide spot elevations at the intersection of the proposed pathway with the 
existing pathway. 

41. 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. 

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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42. Provide existing and proposed contours on the Grading Plan at the time of the 
Final Site Plan submittal.   

43. Indicate curb height where parking spaces are proposed, 6-inch curb should 
be provided where 19-foot stalls are proposed.  

44. 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. 

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

46. Revise the on-site road cross-section to 1.5 inches of MDOT 5E1 on 2.5 inches of 
MDOT 3C on 8 inches of 21AA [limestone only if within 100 feet of a watercourse] 
aggregate base. 

47. Sidewalk on site may have a 4” compacted class II sand base, all proposed 
sidewalk in the right-of-way must have 21 AA aggregate base.  

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

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

50. Per Section 26.5-35(c), 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]". 

 

SOIL EROSION & SEDIMENT CONTROL 
51. A SESC permit is required (link to Soil Erosion Permit Application). A review will be 

done when a completed packet is submitted to Sarah Marchioni at Community 
Development.  

52. Application should be submitted at time of Final Site Plan submittal.  

 

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL: 
53. A letter from either the applicant or the applicant’s engineer must be submitted 

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

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

https://cityofnovi.org/media/2z5esp2u/bldg-soilerosionpermitnewdevelopment.pdf
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Please contact Humna Anjum at (248) 735-5632 or email at hanjum@cityofnovi.org with 
any questions. 

_______________________________ 
Humna Anjum,  
Project Engineer 
cc: Lindsay Bell, Community Development 

Milad Alesmail, Engineering 
Kate Purpura, Engineering
Ben Croy, City Engineer 

mailto:hanjum@cityofnovi.org


 

LANDSCAPE REVIEW 

  



 
 
 
 
 
 
 
 
 
 
 

 
Review Type       Job #   
Second Revised PSLR Concept Plan Landscape Review JSP25-0002 
 
Property Characteristics 
• Site Location:   Wixom Road  
• Site Acreage:  8.78 ac 
• Site Zoning:   R-1 
• Adjacent Zoning: North: I-1 & R-1, East: I-1 &I-2, South: I-2, West: R-1 
• Plan Date:    1/9/2026 
 
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 Preliminary Site Plan submittal and underlined items must be addressed 
on the Final Site Plans. Please follow the guidelines of the Zoning Ordinance Section 5.5 and the 
Landscape Design Manual. This review and the accompanying landscape chart are summaries 
and are not intended to substitute for any Ordinance.  
 
Recommendations: 
This project is recommended for approval for the concept plan.  The remaining additions and 
corrections can be made on the revised Preliminary or Final Site Plans. 
 
LANDSCAPE DEVIATIONS REQUIRED FOR THE PROPOSED LAYOUT: 
• No berm or greenbelt landscaping is proposed north of the emergency access drive along 

Wixom Road – supported by staff to preserve the existing vegetation 
• No street trees are proposed along Wixom Road north of the emergency access drive – this 

would be supported by staff to preserve the existing vegetation. 
• Deficiency in wetland buffers provided –supported by staff as sufficient buffering seed and 

vegetation is now proposed 
 
Ordinance Considerations 

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

1. Provided 
2. Please show the tree numbers on the trees to remain on the landscape plan. 
3. A 25-foot wetland buffer is not provided in many cases as is required.  This requires a 

landscape deviation.  It would be supported by staff as a line of shrubs has been added 
along the wetland edge to discourage encroachment into the wetland and native 
seeding is now proposed north of the drive.  Please add signage along the curbs and 
behind the building to protect the wetland. 

4. Please double-check the replacement calculations shown on Sheet 11 and revise the 
replacements (including deposit to the tree fund) if necessary. 
 

PLAN REVIEW CENTER REPORT 
January 16, 2026 

Camelot Parc Townhomes 
Second Revised PSLR Concept Plan - Landscaping 
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Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
A long continuous berm on the adjacent property fulfills this requirement for the east and 
south boundaries. 
 

Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 
1. The required berm is provided between Wixom Road and the west building but not north 

of the T-turnaround.  A landscape deviation for the lack of berm there is requested.  The 
waiver is supported as building a berm would damage existing trees to be preserved. 

2. The required landscaping is proposed along the southern frontage.  As noted above, a 
deviation to not provide the required greenbelt landscaping in the preserved area north 
of the access drive is requested and is supported by staff. 

3. No street trees are proposed north of the emergency access drive due to a lack of 
space between the walk and the road, and the preservation of the existing vegetation 
behind the walk.  This requires a landscape deviation that is supported by staff. 
 

Multi-family Residential Landscaping (Zoning Sec. 5.5.3.f.iii.) 
1. Multi-family Unit Trees: 66 trees are required and are provided. 
2. Interior Roadway: All of the required trees are provided.  Some multifamily unit trees are 

also along the roadway in addition to those required.  This is acceptable. 
3. Building Foundation Landscaping:  

a. Greater than 35% of the frontages facing Avalon Drive is shown as being 
landscaped. 

b. As the berm is heavily landscaped and screens the west side of Unit 1, foundation 
landscaping along that side of the unit is not required. 

c. Additional shrubs have been added to the sides of Units 10 and 11 to improve the 
attractiveness of the entry to the development. 

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

1. No parking lots are proposed, only parking bays along the drive. 
2. Multifamily unit trees are used along the perimeter of the parking bays. 

 
Plant List (LDM 4, 10) 

1. No plant list is provided. 
2. Please provide a complete plant list no later than the Final Site Plans. 

 
Planting Notations and Details (LDM 10) 

Provided 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

Required trees and shrubs are provided. 
 

Irrigation (LDM 10) 
1. Please provide plans for providing sufficient water to all plantings for their establishment 

and long-term survival. 
2. If an irrigation system will be used, plans for it must be provided in the Final Site Plans. 
 

If the applicant has any questions concerning the above review or the process in general, do 
not hesitate to contact me at 248.735.5621 or  rmeader@cityofnovi.org. 
 

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – Second Revised PSLR Concept Plan 
     

 
Review Date: January 16, 2026 
Project Name: JSP25-0002: Camelot Parc Townhomes 

 Plan Date: January 9, 2026 
Prepared by: Rick Meader, Landscape Architect  E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan can be 
recommended.  Underlined items need to be addressed on the Final Site Plans. 
 
LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR THE PROPOSED LAYOUT: 

• No berm or greenbelt landscaping is proposed north of the emergency access drive along Wixom 
Road – supported by staff to preserve the existing vegetation 

• No street trees are provided along Wixom Road north of the emergency access drive – supported by 
staff to preserve the existing vegetation. 

• Deficiency in wetland buffers provided –supported by staff because a line of shrubs has been added 
along the buffer edge to protect the wetland from encroachment. 

 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements – Basic Information (LDM (2)) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 10) 

• 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 

• Overall Scale 1” = 
40’ 

• Foundation 
planting scale: 
1”=30’ 

Yes  

Owner/Developer 
Contact Information  
(LDM 10) 

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

On Title Block Yes  

Project Information 
(LDM 10) Name and Address Location map on 

Sheet L-1 Yes  

Survey information 
(LDM 10) 

Legal description or 
boundary line survey 

Survey and 
description on 
Sheet 2 

Yes  

Landscape Architect 
contact information 
(LDM 10) 

Name, Address and 
telephone number of 
RLA/PLA/LLA who 
created the plan 

Jim Allen – Allen 
Design Yes  

Sealed by LA.  
(LDM 10) 

Requires original 
signature 

Copy of seal and 
signature Yes  

Miss Dig Note 
(800)482-7171 Show on all plan sheets On Title Block Yes  

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

(LDM10) 

EXISTING CONDITIONS 

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 10.h) 

• Show location type 
and size. 

• Label to be saved or 
removed. 

• Plan shall state if none 
exists. 

• Existing Trees are 
shown on Sheets 1 
and 2  

• Tree Chart on 
Sheet 10 

• Removals are 
indicated on the 
chart and the 
Removals Plan 

• Replacement 
credits required 
are shown on 
Chart and on L-1 
but it is not clear 
that the 
calculations on 
Sheet 11 were 
done correctly in 
the table. 

• 40 woodland 
replacement 
credits have been 
added to the 
plan (26 trees, 
large shrubs (12 
credits) and 
native seed (2 
credits). A deposit 
to the tree fund 
will be made for 
13 unplanted 
credits. 

• Wetlands on site 
are delineated, 
mitigation is 
required and 
shown on Sheet 7. 

• A line of shrubs 
has been added 
to protect the 
wetland from 
encroachment 
and a native 
seeding has been 
added between 
the drive and the 
wetland 

• Yes 
• Yes 
• Yes 
• TBD 
• Yes 
• Yes 
• Yes 

1. See the Merjent letter 
for a complete 
review of woodlands 
and wetlands 

2. The lack of a 25-foot 
wetland buffer 
between the interior 
drive/parking and 
Units 19-22 requires a 
deviation.  It would 
be supported by staff 
as the seeding and 
shrub line will provide 
protection for the 
wetland from 
encroachment. 

3. When species are 
added, please use 
only native wetland 
species for the 
protective shrub line. 

Natural Features 
protection  The plans do not 

show silt fencing or  1. Please add signs 
such as the example 
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Item Required Proposed Meets 
Code Comments 

other protection for 
the wetlands. 

shown below to 
protect the wetlands 
from unsupported 
activities.  They 
should be placed 
every 100 feet 
behind the curbs 
and building. 

2. Include a detail for 
the proposed signs. 

Soil type (LDM 10) 
As determined by Soils 
survey of Oakland 
county 

Soils Legend and 
boundaries are on 
Sheet 2  
• Capac Sandy 

Loam 
• Marlette Sandy 

Loam 
• Brookston & 

Colwood Loams 
• Houghton & 

Adrian Mucks 
• Urban Land 

Yes  

Zoning (LDM 10) 

Site:  R-1 
Proposed: PSLR 
North: I-1 & R-1, East: I-1 
&I-2, South: I-2, West: R-1 

Zoning is shown on 
the Location Map 
on Sheet L-1 

Yes  

PROPOSED IMPROVEMENTS (LDM 10) 

Existing and 
proposed 
improvements 

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

• All site elements 
are shown on L-1. 

• Dimensions on 
Sheet 4 

Yes  

Existing and 
proposed utilities 

• Overhead and 
underground utilities, 
including hydrants 

• Proposed light posts 

• Proposed utilities 
are shown on the 
Landscape Plan 
and sufficient 
spacing between 
trees and utility 
lines and 
structures 
appears to be 
provided. 

• Proposed light 
posts are shown 

• Notes regarding 
spacing are 
provided on 
Sheet L-1 

• Yes 
• Yes 
• Yes 

 

Proposed topography 
- 2’ contour minimum  

Provide proposed 
contours at 2’ interval Sheet 6 Yes  

Clear Zones 25 ft. corner clearance Yes No Please move the clear 
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Item Required Proposed Meets 
Code Comments 

required. Refer to Zoning 
Sec 5.5.9 

vision zone for the 
Stonebrook Drive 
entrance back per the 
illustration below (it 
should be at the ROW 
line (1 foot behind 
sidewalk), not the back 
of curb. 

LANDSCAPING REQUIREMENTS 
Berms and ROW Planting 
• 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 (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.3.A) 

Special land use 
adjacent to residential 
requires: 
• 4.5-6 foot tall 

landscaped berm with 
6 foot wide crest. 

• Opacity 80% winter, 
90% summer. 

A long continuous 
berm existing on 
the adjacent 
property fulfills this 
requirement for the 
east and south 
boundaries. 

Yes  

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List 

Sufficient existing 
trees are on the 
entire berm 

Yes  

Adjacent to Public Rights-of-Way (Sec 5.5.3.B) and (LDM 1.b) (RM-1) 

Greenbelt width  • Adj to parking: 20 ft 
• Not adj to pkg: 34 ft 

• Wixom Rd:  50 ft 
• Stonebrook Dr:  55 

ft  
Yes  

Min. berm crest width 4 ft 

• Wixom Rd:  2 ft 
• Stonebrook Dr:  3-

10 ft – the existing 
berm is being 
preserved 

Yes 

1. No berm is provided 
north of the 
emergency access 
drive.  This requires a 
deviation. 

2. As adding the berm 
would require the 
removal of trees and 
there are no 
buildings or paving 
proposed in that 
area, the deviation 
would be supported 
by staff. 

Min. berm height  3 ft 
• Wixom Rd:  4 ft 
• Stonebrook Dr:  3-

10 ft 
Yes See above 

3’ wall (4)(7) 
Only a sign wall is 
proposed – no 
retaining walls 

  

Canopy deciduous or 1 tree per 35 lf Wixom Road • Yes A deviation is requested 
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Item Required Proposed Meets 
Code Comments 

large evergreen trees 
(7)(10)(11) 

Wixom Road 
• 148lf/35 = 4 trees 
Stonebrook Drive 
• 683lf/35 = 19 trees 
 
Deviation to not plant 
greenbelt trees north of 
the emergency access 
lane is requested. 

4 canopy trees and  
Stonebrook Drive 
55 existing trees 

• Yes to not add any trees 
north of the emergency 
access (223lf) to 
preserve the existing 
vegetation. This 
deviation is supported 
by staff. 

Sub-canopy 
deciduous trees 
Notes (5)(6)(10)(11) 

1 tree per 20 lf 
Wixom Road 
• 148lf /20 = 7 trees 
Stonebrook Drive 
• 683/20 = 34 trees 

Wixom Road 
7 trees 
Stonebrook Drive 
34 trees 

• Yes 
• Yes 

See above discussion 
regarding the lack of 
trees provided north of 
the access drive – it is 
supported for this 
requirement as well. 

Canopy deciduous 
trees in area between 
sidewalk and curb 
(10) 

1 tree per 35 lf 
Wixom Road 
• (390-28)lf /35 = 10 trees 
Stonebrook Drive 
Not necessary – the 
street is not on Avalon 
Park property 

Wixom Road 
4 trees south of the 
access drive 
 
Stonebrook Drive 
Existing street trees 
are shown 

• No 
• Yes 

1. There is no room for 
street trees north of 
the emergency 
access drive 
between the 
sidewalk and the 
road, and the 
existing vegetation is 
being preserved in 
that area behind the 
sidewalk.  

2. A landscape 
deviation for the lack 
of trees in this area 
would also be 
supported by staff to 
preserve the existing 
vegetation. 

Multi-Family Residential (Sec 5.5.3.F.iii)  

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

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

• 22 units * 3 = 66 trees 
• Up to 25% of 

requirement can be 
subcanopy trees 

• 66 trees 
• 12 of those are 

shown along the 
interior drive in 
addition to the 
required trees 

• No species are 
called out but are 
not required at 
this time. 

• Yes 
• Yes 
• TBD 

Add species no later 
than Final Site Plans. 

Interior Street 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

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

• Avalon Drive: 29 
trees 

• Camelot Drive: 8 
trees 

Yes  
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Item Required Proposed Meets 
Code Comments 

and parking entry 
drives. 

• Avalon Drive: (1290-
240)/35 = 30 trees 

• Camelot Drive: 
(120*2)/35 = 7 trees 

Foundation 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

35% of building façades 
facing road must be 
landscaped 

• Conceptual plans 
for the buildings 
are provided. 

• The required 
percentage of 
landscaping 
facing roads is 
exceeded for all 
building types. 

• Yes 
• Yes 

Plantings for all three 
buildings need to be 
included in the plant 
lists and cost estimates  
no later than the Final 
Site Plan. 

Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5) 

General requirements  
• Clear sight distance 

within parking islands 
• No evergreen trees 

No blocking 
plantings are 
proposed. 

Yes  

Name, type and 
number of ground 
cover 

As proposed on planting 
islands 

No groundcovers 
are indicated for 
the site 

TBD 

Please indicate what 
groundcover(s) will be 
used on the Final Site 
Plans. 

Parking lot Islands  
(Zoning Sec 5.5.3.c.ii, 
iii) 

• A minimum of 200 SF 
to qualify 

• 200sf landscape 
space per tree 
planted in island. 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

No parking lot 
islands are 
proposed 

NA  

Curbs and Parking 
stall reduction (Zoning 
Sec 5.5.3.c.ii) 

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

Parking spaces are 
19’ long with 
abutting 5’ wide 
sidewalks. 

Yes  

Contiguous space 
limit (Zoning Sec 
5.5.3.c.ii.o)) 

Maximum of 15 
contiguous spaces 

No bay is longer 
than 11 spaces Yes  

Category 1: For  OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii) 

A = Total square 
footage of vehicular 
use areas x 7.5% 

A = x SF x 7.5% = A sf NA  

Only single-sided bays 
are provided so interior 
parking area is not 
required. 

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF 
x 1 % 

B = x SF x 1% = B sf NA   

All Categories 
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Item Required Proposed Meets 
Code Comments 

Total square footage 
of landscaped 
islands 

C = A + B  NA  

Only single-sided bays 
are provided so interior 
parking area is not 
required. 

Number of canopy 
trees required D = C/200 NA  

Only single-sided bays 
are provided so interior 
trees are not required. 

Parking Lot Perimeter 
Trees (Zoning Sec 
5.5.3.c.ii) 

• 1 Canopy tree per 35 lf  
 
Trees must be within 15 
feet of the parking lot 
edge to count as a 
perimeter tree. 
 
Greenbelt canopy trees 
within 15 feet of the 
parking lot edge may 
be double-counted as 
parking lot perimeter 
trees. 

NA  

As noted above, since 
the parking bays are 
aligned along just one 
side of the drive, interior 
drive trees for that 
stretch of road can be 
used along the edge of 
the parking bays. 

Accessway Perimeter 
Trees (Zoning Sec 
5.5.3.C.i.j.) 

1 Canopy tree per 35 lf  NA  
There are no 
accessway perimeter 
drives in this project 

Parking land banked NA None   

Miscellaneous Landscaping Requirements 

Plantings around Fire 
Hydrant (Zoning Sec 
5.5.3.c.ii.j, LDM Secs 
2,7) 

• No plantings with 
matured height 
greater than 12’ within 
10 ft. of fire hydrants, 
manholes, catch 
basins or other utility 
structures. 

• Trees should not be 
planted within 5 feet 
of underground lines. 

Sufficient spacing 
appears to have 
been given 
between trees and 
utility lines and 
structures. 

Yes  

Landscaped area (g) 

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

Not indicated TBD  

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

As proposed on planting 
islands 

No groundcovers 
are indicated 
except for around 
the detention pond 

TBD 

Please indicate all 
groundcovers to be 
used on the final site 
plan. 

Snow deposit (LDM 
10) 

Show leave snow 
deposit areas on plan in 
locations where 
landscaping won’t be 
damaged 

None are proposed TBD 

Please indicate snow 
deposit areas other 
than just the sides of the 
drives on the final site 
plan for ends of runs. 

Transformers/Utility 
boxes 
(LDM 6) 

• A minimum of 2 ft. 
separation between 
box and the plants 

No transformers are 
shown TBD 

1. Please show 
transformers and 
other utility boxes 
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Item Required Proposed Meets 
Code Comments 

• Ground cover below 
4” is allowed up to 
pad.  

• No plant materials 
within 8 ft. from the 
doors 

when their locations 
are determined. 

2. Please add an 
allowance of 10 
shrubs per box on the 
plant list and label as 
such 

Detention/Retention 
Basin Planting 
requirements (Sec. 
5.5.3.e, LDM 3) 

• Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area at 10 ft away 
from the permanent 
water line. 

• Canopy trees must be 
located at 1 per 35lf of 
the pond rim 10 feet 
away from the 
permanent water level 

• 10” to 14” tall grass 
along sides of basin 

• Refer to wetland for 
basin mix 

• Include seed mix 
details on landscape 
plan 

• A seed mix is 
proposed for the 
detention pond 

• Shrub coverage 
meets the 
requirement 

• Canopy trees are 
proposed along 
the east, south 
and west sides of 
the pond – 
multifamily unit 
trees are used 

• Yes 
• Yes 
• Yes 

1. Please show the 
permanent water 
level of the pond too 
– no seed is required 
where it will be 
water, but the native 
mix should also be 
planted in the 25 
foot buffer around 
the pond. 

2. Please add the seed 
mix to the cost 
estimate. 

3. Please add 
complete 
establishment and 
maintenance 
instructions for the 
native seed mixes 
(should be available 
from seed suppliers) – 
what is provided is 
not sufficient. 

Phragmites and 
Japanese Knotweed 
Control (Zoning Sec 
6.B) 

All populations of 
Phragmites and/or 
Japanese Knotweed 
shall be eliminated from 
the site 

• Phragmites 
populations are 
shown on Sheet 3 
along with 
removal 
instructions. 

• No Japanese 
Knotweed was 
found. 

Yes  

Landscape Notes and Details– Utilize City of Novi Standard Notes 

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

Quantities and sizes  No plant list is 
provided Yes 

Please add a plant list 
no later than the Final 
Site Plan. 

Root type  No plant list is 
provided  See above 

Botanical and 
common names 

• At least 50% of plant 
species used, not 
including seed mixes 
or woodland 
replacement trees, 

No plant list is 
provided  See above 
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Item Required Proposed Meets 
Code Comments 

must be species native 
to Michigan. 

• The non-woodland 
replacement tree 
diversity must meet the 
standards of the 
Landscape Design 
Manual section 4.   

Type and amount of 
lawn  No groundcovers 

are indicated TBD 
Please clearly show 
what groundcovers will 
be used. 

Cost estimate (LDM 
10.h.(11)) 

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

No  
Please add the cost 
estimate to the Final Site 
Plans. 

Planting Details/Info (LDM Part III) – Utilize City of Novi Standard Details 
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings Yes Yes  

Evergreen Tree  Yes Yes  

Shrub  Yes Yes  

Multi-stem tree  Yes Yes  
Perennial/ 
Ground Cover  Yes Yes  

Tree stakes and guys Wood stakes, fabric 
guys.    Yes Yes  

Cross-Section of Berms (LDM 1.a.(1)) 

Slope, height and 
width 

• Label contour lines 
• Maximum 33% slope 
• Constructed of loam 
• 6” top layer of topsoil 

Yes Yes  

Type of Ground 
Cover   Lawn is indicated Yes  

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole, 10 feet from 
structures, hydrants 

It appears proper 
spacing is provided Yes  

Walls (LDM 10 & 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 

No retaining walls 
are proposed – only 
the sign wall 

  

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

    

Notes (LDM 10) – Utilize City of Novi Standard Details 
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Item Required Proposed Meets 
Code Comments 

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

• Provide intended date 
• Between Mar 15 – Nov 

15 

Between Mar 15 – 
Nov 15 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. 

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

Yes Yes  

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

Shall be northern nursery 
grown, No.1 grade. Yes Yes  

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  

General Landscape Requirements (LDM)  

General Conditions 
(LDM 11) 

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

Yes Yes  

Irrigation 
(LDM 10.l.) 

A fully automatic 
irrigation system and a 
method of draining or 
an alternative means of 
providing water 
sufficient for the plants’ 
establishment and long-
term survival is required 
on the Final Site Plan 

• A note indicates 
that an irrigation 
system will be 
provided. 

• Notes regarding 
the requirements 
for the system 
have also been 
added 

Yes 

1. Please include an 
irrigation plan or 
information as to 
how plants will be 
watered sufficiently 
for establishment 
and long- term 
survival in the Final 
Site Plan 

2. An irrigation system 
should meet the 
requirements listed 
below. 

3. If xeriscaping is used, 
please provide 
information about 
plantings included. 

Other information 
(LDM 10.n) 

Required by Planning 
Commission NA   

Landscape tree 
credit (LDM11.b.(d)) 

• Substitutions to 
landscape standards 
for preserved canopy 
trees outside 
woodlands/ wetlands 
should be approved 
by LA.  

• Refer to Landscape 

No   
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Item Required Proposed Meets 
Code Comments 

tree Credit Chart in 
LDM 

Plant Sizes for ROW, 
Woodland 
replacement and 
others  
(LDM 11.b) 

• Canopy Deciduous 
shall be 3” and sub-
canopy deciduous 
shall be 2.5” caliper. 

• Refer to LDM section 
11.b for more details 

No  Include on the plant list 

Plant size credit 
(LDM11.b) NA None taken   

Prohibited Plants 
(LDM 11.b) 

Do not use any plants 
on the Prohibited 
Species List 

None are proposed Yes  

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

Label the distance from 
the overhead utilities 

An overhead line 
exists along Wixom 
Road 

TBD 

The proposed canopy 
street trees appear to 
be under the overhead 
lines.  Please check this 
and use subcanopy 
trees if necessary, and if 
there is room for them. 

Collected or 
Transplanted trees 
(LDM 11.b.(2)(c) 

 None   

Nonliving Durable 
Material: Mulch (LDM 
12) 

• Trees shall be mulched 
to 3” depth and 
shrubs, groundcovers 
to 2” depth 

• Specify natural color, 
finely shredded 
hardwood bark mulch. 

In details 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 
1. Any booster pump installed to connect the project’s irrigation system to an existing irrigation system 

must be downstream of the RPZ. 
2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code. 
3. The RPZ must be installed in accordance with the manufacture installation instructions for winterization 

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

 

    
Text would not include “Mitigation Bank” and possibly not EGLE/MDEQ if the easement is not an 
EGLE easement 

 



 

WOODLAND & WETLAND REVIEW 
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February 3, 2026 

Lindsay Bell 
Planner – Community Development 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

Submitted electronically to lbell@cityofnovi.org 

Re: Camelot Parc Townhomes Re-revised Planned Suburban Low-Rise Woodland and Wetland Review 
(JSP25-02) 

Dear Lindsay, 

Merjent, Inc. (Merjent) has conducted a review of the re-revised Planned Suburban Low-Rise (rrPLSR) for 
the Camelot Parc Townhomes (Project), prepared by Atwell (Applicant; rev. date 1/9/2026). The landscape 
portion of the site plan was prepared by Allen Design and is dated 1/9/2026. 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 at the northeast corner of 
the intersection of Wixom Road and Stonebrook Drive (parcel 50-22-17-300-019) in Section 17 of the City 
of Novi (site). The site contains City-regulated woodlands (Figure 1) and City-regulated wetlands (Figure 
2).  

Merjent is aware that this site has had previous reviews in 2021 and 2022 related to City Job Numbers 
JSP22-01 and PWT21-02 for the Avalon Park Townhomes. These previous reviews were evaluated in 
conjunction with writing this review and previous reviews. The previous reviews were conducted by the 
Mannik and Smith Group (MSG) and the Davey Resource Group (DRG). 

Merjent submitted a woodland and wetland review on March 5, 2025 and found deficiencies in both the 
woodland and wetland submittals of the initial PSLR.  

A revised submittal and review (rPSLR Review) occurred on July 10, 2025 and approvals were 
recommended for both the woodlands and wetland portions of the site plan, with requests for additional 
edits upon future submittals. Merjent also attended a call with the City and the Applicant on December 22, 
2025 to discuss additional changes that may be needed for the plan based on feedback received. 

Woodlands (Text retained from July 10, 2025 Review) 

Woodland Recommendation: Merjent recommends approval of the Camelot Parc Townhomes rPSLR 
with the condition to implement the requested edits. Additional Woodland Review comments have been 
provided to meet the requirements of the Woodland Protection Ordinance. The following Woodland 
Regulations apply to this site: 
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Woodland Regulation Required 
Woodland Permit (Chapter 37, Section 37-26) YES 
Tree Replacement (Chapter 37, Section 37-8) YES 
Tree Protection (Fence; Chapter 37, Section 37-9) YES 
Woodland Conservation Easement (Chapter 37-30[e]) YES 

    *See clarification request comments 

Woodland Review Comments 

1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are not 
noted as being present onsite. However, Merjent reviewed the JSP22-01 Woodland Review performed 
by DRG and concurs with DRG’s establishment of regulated woodlands on-site. Note that both the 
woodlands and property limits depicted on the City map are considered approximations (Figure 1). 
Select photos from the site visit is included in Attachment A. 
 

2. 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.  

 
- An updated tree survey was conducted on April 18, 2025 and updated DBH’s have been provided 

on Sheet 10. 
 

3. 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. 
 

4. 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.  

 
- No trees larger than 36 inches DBH are proposed for removal outside of regulated woodlands. 
 

5. The plan has proposed the removal of 20 regulated trees. A Woodland Use Permit is required to 
perform construction on any site containing regulated woodlands. A Woodland Use Permit is required 
for this project and because more than three trees are proposed for removal, Planning Commission 
approval is required for this Project. 

6. Woodland Replacement. Based on a review of the plan, the following woodland replacements are 
currently required: 

Tree Size (DBH, 
inches) 

Number of 
Trees Ratio Replacement/Removed Tree 

Total 
Replacements 

Required 
8-11 7 1 7 
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Tree Size (DBH, 
inches) 

Number of 
Trees Ratio Replacement/Removed Tree 

Total 
Replacements 

Required 
12-20 6 2 12 
21-29 4 3 12 
30+ 3 4 12 
Multi-stem 0 Sum of Stem DBH/8 (rounded up)* 0 
Total 20 - 43 

 
- The applicant has listed the number of replacements required on Sheet 10. 
- Requested clarification: Either a separate sheet or details should be added to Sheet 3 showing 

the final development plans in conjunction with trees that will remain on-site. Based on Davey 
Resource Group’s January 10, 2023 review, trees such as Tree 9688 are within the regulated 
woodland. Based on the location of the woodland fence (see Comment 9), it is assumed the critical 
root zone of this and other trees will be impacted and should be reflected in the count of trees to 
be impacted even if they remain. Therefore, tree replacement calculations should be updated to 
reflect impacts to the critical root zone of regulated woodland trees. 

 
7. 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 
$400/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 $400/woodland replacement 
credit. 

c. Combination of on-site tree planting and payment into the City of Novi Tree Fund 
($400/woodland replacement credit). 

 
- The applicant has stated on Sheet L-1 that all trees will be replaced via a non-refundable payment 

into the City of Novi Tree Fund. The applicant should list on the site plan (where appropriate) that 
all 43 replacement trees will be paid into the City of Novi Tree Fund via a non-refundable 
payment of $17,200 (43 x $400).  

o Requested Edit: Sheet L-1 should be updated to reflect the number of replacements listed 
on Sheet 10. Note that not all removals of trees on-site are of regulated trees. 

 
8. 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 
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as a circular area around a tree with a radius measured to the tree’s longest dripline radius plus one 
foot. 
- See Comment 6 for information on clarification of critical root zone impacts.  
- Proposed developments should be displayed in conjunction with trees to remain. 

 
9. 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 tree removal. The woodland fence inspection will be performed 
by Merjent. The Applicant is responsible for requesting this inspection. 
 
- Requested edit: the proposed five-foot wide gravel path within the woodland area does meet 

exception (5) under Section 37-27 for not requiring a woodland permit: 
o Facilitation of passive outdoor recreation activities, such as the utilization of unpaved trails 

or woodlands for nature study, hiking, horseback riding, trapping and hunting as otherwise 
legally permitted and regulated and only to the extent necessary to undertake such 
activities. The exception for outdoor recreation shall include the development of land for 
nonmotorized recreational uses. 
 

- It is requested that tree protection fence be added around and within the five-foot gravel path to the 
maximum extent practicable to ensure trees will not be accidentally impacted by light machinery 
when delivering and placing the gravel for the proposed path. Additionally, the footprint of the 
proposed path should be displayed in conjunction with the trees to remain post-development. 
 

10. The Applicant may be required to provide preservation/conservation easements as directed by the City 
of Novi Community Development Department for any areas of remaining woodlands. The applicant 
may be required to demonstrate that all remaining woodland trees will be guaranteed to be preserved 
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 of the Camelot Parc Townhomes rrPSLR 
based on the comments provided below, with conditions to increase mitigation provided on-site; 
construct additional mitigation off-site; or reduce impacts (see Comment 3). Some comments below 
have been preserved from the rPSLR submittal and additional comments have been added. 

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 
in previous review). NWI and MIRIS wetlands are identified by the associated governmental bodies' 
interpretation of topographic data and aerial photographs. 
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☒ 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 previous 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 

Wetland Buffer Authorization Required 
EGLE Wetland Permit Likely Required* 

Wetland Conservation Easement Required 
*EGLE is the final authority over wetlands and water resources in the State of Michigan.

Wetland Review Comments 

1. An updated Wetland Delineation was conducted on April 30, 2025 showing expanded wetland areas 
that more accurately reflect the conditions on-site. Select photos from Merjent’s July 1, 2025 site visit 
are provided in Attachment A.

2. As currently proposed, the rrPSLR lists the following fills/impacts to wetlands on-site:

Impact Amount 
Forested Permanent 4,483 sq. ft. (0.10 acre) 

166 cu. yd. 
Emergent Permanent 12,063 sq. ft. (0.27 acre) 

756 cu. yd. 
Scrub-shrub Permanent 724 sq. ft. (0.02 acre) 

27 cu. yd. 
Emergent Temporary 969 sq. ft. (0.02 acre) 

Scrub-shrub Temporary 2,417 sq. ft. (0.06 acre) 
Total Permanent 17,720 sq. ft. (0.40 acre) 

949 cu. yd. 

3. Section 12-176 states that mitigation will be provided onsite where practical and beneficial to the
wetland resources. 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.

a. The applicant has stated that they will provide 0.61 acre of wetland mitigation on-site.
b. The performance standards for mitigation sites in the City of Novi are included as Attachment

B.
c. The applicant is required to provide 0.65 acre of wetland mitigation pursuant to the

conditions set forth in Section 12-176. The applicant has only provided 0.61 acre of
wetland mitigation. The applicant will need to provide an additional 0.04 acre of wetland
either on-site or “at other locations within the city [if on-site mitigation] is impractical”
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(Section 12-176). Otherwise, the applicant can reduce impacts to only require 0.61 acre 
of wetland mitigation on-site. 

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.

4. EGLE is the final authority of the location and regulatory status of state-regulated wetlands in Michigan. 
Due to the connectivity of the wetland(s) on-site to other water resources, it is likely that the wetland 
on-site are EGLE-regulated in addition to being City-regulated. A City wetland use permit cannot be 
granted until either an EGLE Permit is obtained or official documentation from EGLE is received that 
states an EGLE Permit is not required for the proposed project.

5. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Article 
3.0 (Section 3.6 [M]) of the Zoning Ordinance states: "There shall be maintained in all districts a wetland 
and watercourse setback, as provided herein, unless and to the extent, it is determined to be in the 
public interest not to maintain such a setback. The intent of this provision is to require a minimum 
setback from wetlands and watercourses". The established wetland and watercourse buffer/setback 
limit is 25 horizontal feet, regardless of grade change. The location and area of affected wetland 
buffers/setbacks must be identified on site development plans.

a. The 25-foot setback buffer is identified on the rrPSLR.
b. Buffer impacts are identified on the rrPSLR and are summarized below.

Impact Amount 
Forested Buffer 8,198 sq. ft. (0.19 acre) 
Emergent Buffer 20,408 sq. ft. (0.47 acre) 

Scrub-shrub Buffer 2,652 sq. ft. (0.06 acre) 
Total Buffer Impact 31,258 sq. ft. (0.72 acre) 

Requested edit: In future submittals, buffer impacts should be differentiated by permanent and 
temporary impacts (if applicable). If impacts are temporary, descriptions or sequencing should be 
provided showing how the temporary impacts will be restored. The temporary wetland restoration 
sequencing provided on Sheet 7 can be applied to any temporary buffer impacts – the header will need 
to be updated. Identify any temporary buffer impacts using a different symbology in the site plan. 

The italicized text and image below are originally from Comment 5 in the July 2025 wetland 
review and has been addressed in the rrPSLR submittal on Page L-1. 

Due to the extensive proposed loss of wetland buffer along the southern remaining wetland area, it is requested that the applicant 
perform environmental enhancement along the southern portion of the remaining wetland (see screenshot below). The applicant 
should plant at least three different species of wetland rated shrubs throughout the southern boundary of the wetland. This will 
allow a small separation from the wetland and the proposed development. Additionally, it will deter any accidental mowing of the 
wetlands and remaining buffer areas. Shrubs could include three of the following species: 

• Buttonbush (Cephalanthus occidentalis)
• Swamp Rose (Rosa palustris)
• Winterberry Holly (Ilex verticillata)
• Silky Dogwood (Cornus amomum)
• Northern Spicebush (Lindera benzoin)
• Red-osier Dogwood (Cornus sericea or C. stolonifera)
• Black Chokeberry (Aronia melanocarpa)
• Meadowsweet (Spiraea alba)
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• Common Elderberry (Sambucus canadensis) 
 
 
 
 
 
Requested Placement locations 

 
 

6. Portions of the wetland may become disconnected by the placement of fill throughout the site. It is 
requested that wetland equalizer culverts or similar structures be placed beneath roads that allow the 
wetlands on-site to remain connected. Specifically in the locations circled below. The eastern circled 
area reflects the approximate off-site portions of the wetland as delineated by ASTI on April 30, 2025. 

 
7. 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.  
 

8. 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). 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. 
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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 
 
CC:  
Barb McBeth, City of Novi, bmcbeth@cityofnovi.org 
Rick Meader, City of Novi, rmeader@cityofnovi.org 
Stacey Choi, City of Novi, schoi@cityofnovi.org  
Matt Pudlo, Merjent, matt.pudlo@merjent.com  
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Figure 1. City of Novi Regulated Woodlands Map 
Approximate Site boundary is shown in red. 

Approximate Regulated Woodland areas are shown in green. 
DRG established additional regulated woodlands in orange (within site boundary). 
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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 Camelot Parc  

 
Overview of a stormwater outflow at the southwest edge of the site 

 

 
Tree 9593 DBH just under 20inches 
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City of Novi Camelot Parc  

 
Overview of a tree tag on-site that is half covered by tree growth 

 

 
DBH of Tree 9596 just over 15 inches 
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City of Novi Camelot Parc  

 
Tree 9772 with a DBH just over 11 inches 

 

 
A potential unmarked wetland at the southern edge of the site in a concave swale with Populus deltoides saplings, Phalaris 

arundinacea dominant herbaceous cover, and standing water. 
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City of Novi Camelot Parc  

 
A potential unmarked wetland at the southern edge of the site in a concave swale with Populus deltoides saplings, Phalaris 

arundinacea dominant herbaceous cover, and standing water. 
 

 
Overview of Wetland A with no flagging 
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City of Novi Camelot Parc  

 
Overview of Wetland B with no flagging 

 

 
Wetland B may have expanded over the past 4-5 years. The southwest boundary is dominated by a mix of Phalaris arundinacea 

and Apocynum cannabinum. 
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City of Novi Camelot Parc  

 
Overview of Wetland C with no flagging. 
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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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TRAFFIC REVIEW 
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To:
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

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

AECOM
39575 Lewis Dr, Ste. 400
Novi
MI, 48377
USA
aecom.com

Project name:
JSP25-02 – Camelot Parc Townhomes PSLR
Concept Plan Traffic Review

From:
AECOM

Date:
March 4, 2025

 

Memo
Subject: JSP25-02 – Camelot Parc Townhomes PSLR Concept Plan Traffic Review

The PSLR concept site plan was reviewed to the level of detail provided and AECOM offers the following comments for the 
applicant to consider as they move forward with site plan development.

GENERAL COMMENTS
1. The applicant, Avalon Park Development, LLC, is proposing a 24-unit residential development featuring two-story 

townhomes.
2. The development is located east of Wixom Road and north of Stonebrook Drive. Wixom Road is under the jurisdiction 

of the City of Novi and Stonebrook Drive is a private street. 
3. The site is zoned R-1 (One Family Residential) with an existing PSLR overlay.
4. The following traffic related deviations will be required if plans are not revised:

a. Lack of offset between the back-of-curb and the sidewalk, where there are no parking spaces. 

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

ITE Code: 215 – Single-Family Attached Housing
Development-specific Quantity: 24 Dwelling Units
Zoning Change: N/A

Trip Generation Summary Estimated Trips Estimated Peak-
Direction Trips

City of Novi 
Threshold

Above 
Threshold?

AM Peak-Hour Trips 7 5 100 No
PM Peak-Hour Trips 10 6 100 No

Daily (One-Directional) Trips 132 N/A 750 No

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

Type of Study: Justification

None The applicant submitted a Trip Generation Analysis memo that also concluded
that no further traffic studies are required.

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’ Met Within required range.
2 Driveway Width | O Figure IX.3 28’ Met No parking allowed on

Avalon Drive and Camelot
Drive.

3 Driveway Taper | O Figure IX.11 - N/A
3a Taper length
3b Tangent
4 Emergency Access | O 11-194.a.19 A second

emergency
access road
with gate
located along
Wixom Road

Met

5 Driveway sight distance | O Figure VIII-E 260’ Met
6 Driveway spacing - N/A Proposed driveway not on a

major arterial.
6a Same-side | O 11.216.d.1.d
6b Opposite side | O 11.216.d.1.e
7 External coordination (Road agency) - N/A
8 External Sidewalk | Master Plan & EDM Existing

sidewalk
along Wixom
Road and
Stonebrook
Drive

N/A
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EXTERNAL SITE ACCESS AND OPERATIONS
No. Item Proposed Compliance Remarks
9 Sidewalk Ramps | EDM 7.4 & R-28-K Indicated at

entrance
Met Update R-28-J detail

included to the latest R-28-K
version.

10 Any Other Comments:

INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
11 Loading zone | ZO 5.4 - N/A
12 Trash receptacle | ZO 5.4.4 Trash

collection to
be provided
by individual
residential
waste
management
service

Met

13 Emergency Vehicle Access Fire truck
turning
movements
provided

Met

14 Maneuvering Lane | ZO 5.3.2 - N/A
15 End islands | ZO 5.3.12 - N/A
15a Adjacent to a travel way
15b Internal to parking bays
16 Parking spaces | ZO 5.2.12 16 proposed See Planning review letter.
17 Adjacent parking spaces | ZO 5.5.3.C.ii.p <15 spaces

in one row
Met

18 Parking space length | ZO 5.3.2 19’ Met
19 Parking space Width | ZO 5.3.2 9’ Met
20 Parking space front curb height | ZO

5.3.2
4” shown in
details

Not Met 6” curb required in front of
19’ parking spaces.

21 Accessible parking – number | ADA 1 required, 2
proposed

Met

22 Accessible parking – size | ADA Not
dimensioned

Inconclusive Dimension width of
accessible aisle and spaces.

23 Number of Van-accessible space | ADA 1 required, 1
proposed

Met

24 Bicycle parking
24a Requirement | ZO 5.16.1 None

required,
none
proposed

N/A

24b Location | ZO 5.16.1 - N/A
24c Clear path from Street | ZO 5.16.1 - N/A
24d Height of rack | ZO 5.16.5.B - N/A
24e Other (Covered / Layout) | ZO 5.16.1,

Text Amendment 18.301
- N/A
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INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
25 Sidewalk – min 5’ wide | Master Plan 5’ proposed Met The applicant could extend

the sidewalk for the full
length on the north side of
Avalon Drive.

26 Sidewalk ramps | EDM 7.4 & R-28-K Indicated Met Update R-28-J detail
included to the latest R-28-K
version.

27 Sidewalk – distance back of curb | EDM
7.4

No offset
provided

Not Met A deviation will be
required for no offset.

28 Cul-De-Sac | O Figure VIII-F - N/A
29 EyeBrow | O Figure VIII-G - N/A
30 Turnaround | ZO 5.10 20’ radius,

20’ width
Met

31 Any Other Comments:

SIGNING AND STRIPING
No. Item Proposed Compliance Remarks
32 Signing: Sizes | MMUTCD Provided Met
33 Signing table: quantities and sizes Provided Met
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 Not provided Inconclusive Provide in future submittal.
41 The international symbol for accessibility

pavement markings | ADA
Not provided Inconclusive Provide in future submittal.

42 Crosswalk pavement marking detail Not provided Inconclusive Provide in future submittal.
43 Any Other Comments: Proposed “Do Not Block Sidewalk” signs shown on site plan

but not listed in sign quantities table.
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.
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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, PMP
Project Manager
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March 4, 2025 

 

City of Novi Planning Department              

45175 W. 10 Mile Rd.  

Novi, MI      48375- 3024 

 

Re:  FACADE ORDINANCE REVIEW   

 Camelot Parc Townhomes, PSLR, JSP25-02  

 Façade Region: 1,  Zoning District: RM-1,    

   

Dear Ms. McBeth; 

This façade review is based on the drawings by TRI Design Group, dated 1/7/25. The 

maximum and minimum percentage of façade materials required by the Façade Ordinance 

is shown in the right-hand column. Materials in non-compliance, if any, are highlighted in 

red. Colored renderings were provided. The Sample Board required by Section 5.15.4.D of 

the Ordinance was not provided. The sample board should be provided prior to the Planning 

Commission and/or City council meeting.   

 

Horizontal Fiber Cement Siding is considered Wood Siding for the purpose of the Façade 

Ordinance (Footnote 13). The Façade Ordinance allows up to 50% of this material on 

buildings considered to be “residential style architecture” (Footnote 10). The proposed 

buildings have sloped gable roofs, punched window openings, attached garages, and 

individual entrances and are therefore considered residential style architecture with respect 

to the Façade Ordinance.  

 

3-Plex                  Front Left Right Rear

Ordinance 

Maximum 

(Minimum)

Brick & Stone 32% 87% 87% 35% 100% (30% Min)

Fiber Cement Panels, Vertical Pattern 5% 0% 0% 0% 25%

Fiber Cement Panels - Horizontal Pattern 10% 5% 5% 17% 50%

Shake Siding 6% 0% 0% 0% 25%

Trim 3% 3% 3% 3% 10%

Asphalt shingles 44% 5% 5% 45% 50%  
 

4-Plex                  Front Left Right Rear

Ordinance 

Maximum 

(Minimum)

Brick & Stone 32% 87% 87% 35% 100% (30% Min)

Fiber Cement Panels, Vertical Pattern 5% 0% 0% 0% 25%

Fiber Cement Panels - Horizontal Pattern 10% 5% 5% 17% 50%

Shake Siding 6% 0% 0% 0% 25%

Trim 3% 3% 3% 3% 10%

Asphalt shingles 44% 5% 5% 45% 50%  

Façade Review Status Summary:  

Approved, Section 9 Waiver Not Required 
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5-Plex                  Front Left Right Rear

Ordinance 

Maximum 

(Minimum)

Brick & Stone 32% 87% 87% 35% 100% (30% Min)

Fiber Cement Panels, Vertical Pattern 5% 0% 0% 0% 25%

Fiber Cement Panels - Horizontal Pattern 10% 5% 5% 17% 50%

Shake Siding 6% 0% 0% 0% 25%

Trim 3% 3% 3% 3% 10%

Asphalt shingles 44% 5% 5% 45% 50%  
 

Façade Ordinance (Section 5.15) - As shown above all façades are in full compliance 

with the Façade Ordinance. A sample board indicating the proposed colors and textures of 

all façade materials should be provided prior to the Planning Commission meeting.   

 

Complies 

(Yes / No)

C.i Maximum Height 35', 2.5 Stories YES

C.11.a(1) Front Façade Offsets, 4' every 50' YES

C.11.a(2) Pedestrain entrance on front and rear façade, not greater than 60' YES

C.11.a(3) Pedestrain entracces recessed 4' min. w/ covered porch, YES

C.11.b(1) Gable and hip roof lines YES

C.11.b(2) Roofs feaures to reduce roofing material to 70% max. YES

C.11.b(3) Minimum roof slope of 6:12 with gutters and downspouts YES

C.11.b(4) Roof material; shingles, slate, metal, etc. YES

C.11.b(5) Solar colercors allowed but not required. YES

C.11.c(1) Windows divided lite, 6 SF max. YES

C.11.c(2) Windows 15' max. width, 2' separation YES

C.11.c(3) Window trim; moldings or shutters YES

C.11.d

Complies with the Façade Ordinance Section 5.15, except flat metal, standing 

seam, spandrel glass, display glass, EIFS, granite, marble and C-brick are not 

allowed.

YES

PSLR Ordinance (Section 3.21)

 
 

Planned Suburban Low-Rise Ordinance (Section 3.21) – Section 3.21.C of the 

Ordinance sets additional requirements for buildings in the PLSR District. As shown above 

the proposed facades substantially comply with the PLSR Ordinance requirements. 
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Notes to the Applicant:  

1. Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials 

displayed on the approved sample board will be compared to materials delivered to 

the site. It is the applicant’s responsibility to request the inspection of each façade 

material at the appropriate time. Inspections may be requested using the Novi 

Building Department’s Online Inspection Portal with the following link. Please click 

on “Click here to Request an Inspection” under “Contractors”, then click “Façade”. 

 http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  

 

2.  RTU Screening - It should be noted that all roof top units must be screened from view 

from all vantage points both on-site and off-site using materials in compliance with 

the Façade Ordinance.  

 

Sincerely, 

DRN & Architects PC 

 

 

Douglas R. Necci, AIA 



 

FIRE REVIEW 

 

  



 
 
 
 

 
 
February 25, 2025 

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Dan Commer – Plan Review Center 
       Diana Shanahan – Plan Review Center 
       Stacey Choi – Planning Assistant 
        
RE: Camelot Parc Townhomes 
 
PSP# 24-0004 
 
Project Description:  
                  Build a 6 multi-tenant building off Wixom Rd & Stonebrook. 
 
Comments: 

• All fire hydrants MUST be installed and operational prior to 
any combustible material is brought on site. IFC 2015 3312.1 

• 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. 

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

• 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.) 

• The ability to serve at least two thousand (2,000) gallons per 
minute in single-family detached residential; three 
thousand (3,000) gallons per school areas; and at least four 
thousand (4,000) gallons per minute in office, industrial and 
shopping centers is essential. (D.C.S. Sec.11-68(a)) 

• 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. 

• Hydrants shall be spaced approximately three hundred 
(300) feet apart online in commercial, industrial, and 
multiple-residential areas. In cases where the buildings 
within developments are fully fire suppressed, hydrants shall 
be no more than five hundred (500) feet apart. The spacing 
of hydrants around commercial and/or industrial 
developments shall be considered as individual cases 
where special circumstances exist upon consultation with 
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c) 

CITY COUNCIL 
 
Mayor 
Justin Fischer 
 
Mayor Pro Tem 
Laura Marie Casey 
 
Dave Staudt 
 
Brian Smith 
 
Ericka Thomas 
 
Matt Heintz 
 
Priya Gurumurthy 
 
 
 
 
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 



 
 
Recommendation:  
                     Approved with Conditions       
 
Sincerely, 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
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August 6, 2025 
 
Lindsay Bell, AICP, Senior Planner 
City of Novi 
45175 W. Ten Mile 
Novi, MI 48375 
 
Re:  Camelot Parc Townhomes – PSLR Review - JSP 25-02 
                                                          
Dear Ms. Bell: 
 
Please accept the revised PLSR Submittal for the proposed Camelot Parc Townhomes development.  This 
package has been prepared to address the applicable City concerns as they pertain to the PSLR Concept 
stage, with comment responses provided below.  Items identified to be addressed during site plan will 
be addressed at that time.  
 
Planning Review Comments – Lindsay Bell, AICP – July 10, 2025 
 
Ordinance Deviations 

1. For permanent lighting installations, the maximum Correlated Color Temperature shall be 
3000 Kelvin. The lighting plan shows proposed fixtures are 4000K. The applicant should specify 
3000K fixtures, or request a deviation with sufficient justification. (ZO Sec. 5.7.3.F) 

Response: The photometric plan has now been revised to 3000K color temperature on the 
photometric plan.  
 

2. Lack of a 25-foot wetland buffer north of Avalon Drive. This is conditionally supported by 
staff as the applicant has proposed signage as visual protection for the wetland between Avalon 
Drive and the buildings is proposed. Wetland buffers are meant to remain in a natural, un-
mowed state in order to protect the wetland from surface water run-off and pollutants. The 
applicant should also propose plantings in this wetland buffer, such as bushes, that would 
discourage mowing. See Wetland Review for more specific comments. (Sec. 3.6.2.M) 

Response: Shrubs have been added along the wetland boundary as added protection and 
delineation of the wetland.  See responses below for further detail. 

ADDITIONAL REVIEW COMMENTS 
3. The applicant has included a proposed Road Maintenance Plan on Sheet 11 for Stonebrook Drive. 

The plan calculates a contribution for the proposed Camelot Parc toward Stonebrook Drive 
maintenance costs based on the length of the road, percentage of road used to access Camelot 
Drive, and the total number of units for each development. As Stonebrook Drive is a private road 
owned by Villas at Stonebrook HOA, the applicant should meet with them to discuss proposed 



road maintenance agreement with them. Any cost sharing agreement would be a private 
agreement between the two entities. 

Response: Acknowledged.  The developer has previously met with the HOA to discuss road 
maintenance and plans to reconnect with them again prior to the Planning Commission 
meeting, as suggested. 

 
Planning Review Chart Comments 

1. PSLR Agreement and Concept Plan must be approved by the City Council after recommendation 
by Planning Commission. 

Response: Acknowledged. 

2. Special Land use permit required. 

Response: Acknowledged. 

3. Building north of the drive will be within remaining wetland buffer. 

Response: It is not feasible to adjust the layout to provide the full 25’ buffer from existing 
wetland locations.  Instead, alternative visual signage has been provided on sheet 4 to 
enhance protection of the existing natural features on site as well as shrub plantings on the 
landscape plan. 

4. Suggest additional benches around the walking path. 

Response: Two benches have been added adjacent to the walking path.  A detail is shown on 
sheet L-1. 

5. Could reduce spaces to 8’ each with 8’ access to recover a couple feet of pavement. 

Response: The standard of spaces being 8’ wide with 8’ access is acknowledged. If the 
reduction is beneficial to the design, it will be applied during engineering design. 

6. Mounting height not found on photometric plan. 

Response: The mounting height has been added to the photometric plan. 

7. Provide information to verify compliance in fixture chart for each type. 

Response: Each fixture has been changed to 3000K in the photometric plan table. 

Landscape Review Comments – Rick Meader, LA – July 3, 2025 
 
General Notes 
 
1. A 25-foot wetland buffer is not provided in many cases as is required. This requires a landscape 

deviation. It would not be supported by staff unless additional protection is provided for the 
wetlands. Please add signage along the curbs and behind the building to protect the wetland.  
 
Response: Signage is provided and the signs have been modified per the example provided. 



2. Please also add a line of large wetland shrubs such as chokeberry along the edge of the wetland 
behind and along the sides of the building with units 19-22 to provide a better buffer for the wetland.  
 
Response: A row of shrubs has been added to the wetland edge adjacent to units 19-22. 

 
LANDSCAPE REVIEW SUMMARY CHART 
 
1. The lack of a 25-foot wetland buffer between the interior drive/parking and Units 19-22 requires a 

deviation. This is especially concerning along the drive where road salt could negatively impact the 
wetland. It would not be supported by staff as currently shown. 
 
Response: Wetland protection has been enhanced in the areas where the 25-foot wetland buffer 
is being encroached. Protective fencing, signage, plant boarder, and native seed mix has been 
added as described below. 

 
2. Below is a list of items to address:  

• Add protective fencing for the wetlands to the removal plans.  
• Add signs such as the example shown below to protect the wetlands from encroachment and 

unsupported activities. They should be placed every 100 feet behind the curbs and building. 
• Plant a border of large wetland shrubs such as chokeberry along the edge of the wetland as a 

buffer between the building and the wetland. 
• Use a native seed mix on the slopes between the curb and wetland. 

 
Response: Silt fence has been added around the limits of disturbance next to the wetlands on the 
removal plans. The wetland protection area signs have been revised to include “no mowing, no 
herbicides, no fertilizers”. The signs are placed behind buildings, curbs, and pathway at an interval 
not greater than 100-ft.  Shrubs have been added adjacent to units 19-22 and a native seed mix 
will be provided between the curb and wetland north of Avalon Drive. 

3. Please add soils boundaries and symbols to sheet 2. 
 
Response: The soils boundaries and symbols have been added to the existing conditions plan. 
 

4. Please move the clear vision zone for the Stonebrook Drive entrance back per the illustration below 
(it should be at the ROW line, not the back of curb). 
 
Response: The clear vision zone has been moved to the right-of-way. See the layout plan. 
 

Multi-family Residential Landscaping 
 
1. Sub-canopy deciduous trees – please correct the calculation per the ordinance requirement (1 tree 

per 20-lf, not 25-lf) and add the extra subcanopy tree. 

Response: An additional sub-canopy tree has been added. 
 

2. Please indicate snow deposit areas. 

Response: A snow deposit note is located in the “notes” on sheet L-1. 
 



3. The proposed canopy street trees appear to be under the overhead lines. Please check this and use 
subcanopy trees if necessary, and if there is room for them. 

Response: The proposed Wixom Road canopy trees are planted no closer than 25’ to the existing 
overhead lines. 

 
Mergent, Inc Review Comments – Jason DeMoss, PWS – July 10, 2025 
 
Woodland Review Comments 
 
1. Either a separate sheet or details should be added to Sheet 3 showing the final development plans in 

conjunction with trees that will remain on-site. Based on Davey Resource Group’s January 10, 2023 
review, trees such as Tree 9688 are within the regulated woodland. Based on the location of the 
woodland fence (see Comment 9), it is assumed the critical root zone of this and other trees will be 
impacted and should be reflected in the count of trees to be impacted even if they remain. Therefore, 
tree replacement calculations should be updated to reflect impacts to the critical root zone of 
regulated woodland trees. 

Response: The layout has been added to the removal plan and grayed out. The critical root zone 
trees were looked at in detail. Trees 9596, 9603, 9676, and 9688 are within the influence of 
proposed pavement or proposed building excavation zones and have been added to the woodland 
replacement calculations.  All other trees only have minor fills over a small portion of the root 
zone and are not expected to be impacted by the activity. 

2. Sheet L-1 should be updated to reflect the number of replacements listed on Sheet 10. Note that not 
all removals of trees on-site are of regulated trees. 

Response: L-1 has been updated to reflect 53 required replacement trees. 

3. Proposed developments should be displayed in conjunction with trees to remain. 

Response: The layout has been added to the removal plan and grayed out.  Trees to remain can 
also be clearly seen with the proposed development on the landscape plans. 

4. It is requested that tree protection fence be added around and within the five-foot gravel path to the 
maximum extent practicable to ensure trees will not be accidentally impacted by light machinery 
when delivering and placing the gravel for the proposed path. Additionally, the footprint of the 
proposed path should be displayed in conjunction with the trees to remain post-development. 

Response: Tree protection fence has been added around the gravel path within the wooded area. 

5. The wetland type (classification) should be added to the table on Sheet 7. An update to the previous 
wetland delineation may affect the impact amounts listed. 

Response: The wetland classification (emergent, scrub, forested) has been added to the table on 
sheet 7. 

6. The applicant will be impacting 4,483 square feet of forested wetland. It is requested that at least 
8,966 square feet (0.21 acre) of the proposed mitigation on-site be a forested wetland and meet the 
performance standards in Attachment B. 

Response: Mitigation design will be coordinated with the city and EGLE during the permitting 
process. 

7. Due to the extensive proposed loss of wetland buffer along the southern remaining wetland area, it 
is requested that the applicant perform environmental enhancement along the southern portion of 
the remaining wetland (see screenshot below). The applicant should plant at least three different 



species of wetland rated shrubs throughout the southern boundary of the wetland. This will allow a 
small separation from the wetland and the proposed development. Additionally, it will deter any 
accidental mowing of the wetlands and remaining buffer areas. Shrubs could include three of the 
following species: 

• Buttonbush (Cephalanthus occidentalis) 
• Swamp Rose (Rosa palustris) 
• Winterberry Holly (Ilex verticillata) 
• Silky Dogwood (Cornus amomum) 
• Northern Spicebush (Lindera benzoin) 
• Red-osier Dogwood (Cornus sericea or C. stolonifera) 
• Black Chokeberry (Aronia melanocarpa) 
• Meadowsweet (Spiraea alba) 
• Common Elderberry (Sambucus canadensis) 

 
Response: These shrubs are provided as requested in the review snippet.  The area north of the 
Avalon curb to the wetland edge will be planted with a native seed mix. 

8. Portions of the wetland may become disconnected by the placement of fill throughout the site. It is 
requested that wetland equalizer culverts or similar structures be placed beneath roads that allow 
the wetlands on-site to remain connected. Specifically in the locations circled below. 

Response: Hydraulic connections and flow routes will be reviewed during engineering design. 

9. 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). 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. 

Response: The PSLR and Site Plan, along with the proposed development signage and enhanced 
plantings, should be more than adequate documentation and identification for the preservation 
of these natural areas without the need to create further conservation easement documentation.  
No additional developments are proposed for the site nor are any connections to adjacent 
properties that would impact these remaining features.   

 

Thank you for your assistance and cooperation with respect to this project.  Please feel free to contact 
us with any questions or concerns at (248) 447-2000. 

Sincerely, 
ATWELL, LLC 
 
 
   
 
Jared Kime, PE 
Project Manager 
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May 2, 2025 
 
Ashok Gudi 
Avalon Investment Group LLC 
1137 Prescott Drive 
Rochester Hills, MI 48309 
 
 
RE:  Wetland Delineation and Jurisdictional Assessment with GPS Survey, 
 Northeast of Wixom Road and Stonebrook (Parcel ID 22-17-300-019) 

City of Novi, Oakland County, Michigan  
ASTI File No. A25-0628.00 

 
Dear Ashok Gudi: 
 
On April 30, 2025, ASTI Environmental (ASTI) conducted a site investigation to 
delineate wetland boundaries on the above-referenced property located within 
the City of Novi, Oakland County, Michigan (Subject Property).  One wetland 
likely regulated by the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE) and the City of Novi (City) was found within the Subject Property 
(Figure 1 – GPS-Surveyed Wetland Boundaries).  Wetland and watercourse 
boundaries, as depicted on Figure 1, were located using a professional grade, 
hand-held Global Positioning System unit (GPS). 
 
SUPPORTING DATA AND MAPPING 
The USDA Web Soil Survey (WSS), the National Wetland Inventory Map (NWI), 
EGLE Wetlands Map Viewer web site, and digital aerial photographs were all 
used to support the wetland delineation and subsequent regulatory status 
determination.  The NWI and EGLE maps indicated the presence of wetland in 
the northern and eastern portions of the Subject Property.   
 
The WSS indicates the Subject Property is comprised of the soil complexes 
shown in Table 1 below: 
 
 
 

 
 
 



 

 

 

 
Wetland Delineation and Jurisdictional Assessment 
Northeast of Wixom Road and Stonebrook (Parcel ID 22-17-300-019) 
City of Novi, Oakland County, Michigan  
ASTI File No. A25-0628.00 Page 2 of 4 
 
 

Table 1 – Subject Property Soils 

Subject Property Soil Complexes 
Hydric Soil 

per the WSS 
(YES or No) 

Marlette sandy loam (1-6% slopes) No 
Capac sandy loam (0-4% slopes) No 

Brookston and Colwood loams YES 
Houghton and Adrian mucks YES 

 
 
FINDINGS 
ASTI investigated the Subject Property for the presence of any lakes, ponds, 
wetlands, and watercourses.  This work is based on MCL 324 Part 301 (Inland 
Lakes and Streams) and Part 303 (Wetland Protection), as well as the City of 
Novi’s Code of Ordinances, Chapter 12 – Drainage and Flood Damage 
Prevention, Article V, Wetlands and Watercourse Protection (Article V).  In 
addition to those resources regulated by EGLE, the City also regulates isolated 
(non-contiguous) wetlands from two to five acres in size and those wetlands less 
than two acres in size if determined to be essential to the preservation of the 
natural resources of the City.  In some circumstances the US Army Corps of 
Engineers (USACE) may also have jurisdiction of wetlands or watercourses; this 
is not the case with your site.  
 
The delineation protocol used by ASTI for this delineation is based on the US 
Army Corps of Engineers’ Wetland Delineation Manual, 1987, the Regional 
Supplement to the Corps of Engineer Wetland Delineation Manual: Midwest 
Region, and related guidance/documents, as appropriate.  Wetland vegetation, 
hydrology, and soils were used to locate the wetland boundaries.  
 
One wetland was found on the Subject Property, as discussed below.   
 
Wetland A 
Wetland A is an emergent, scrub/shrub, and forested wetland located throughout 
the Subject Property.  Wetland A is 2.75 acres in size on-site and continues off-
site to the east (Figure 1).  Vegetation within Wetland A was dominated by silver 
maple (Acer saccharinum), swamp white oak (Quercus bicolor), green ash 
(Fraxinus pennsylvanica), common buckthorn (Rhamnus cathartica), sandbar 
willow (Salix interior), reed canary grass (Phalaris arundinacea), common reed 
(Phragmites australis), purple loosestrife (Lythrum salicaria), moneywort 
(Lysimachia nummularia), and swamp agrimony (Agrimonia parviflora).  Soils 
within Wetland A were comprised of loams to loamy sands and are considered 
hydric because the criteria for depleted below dark surface, depleted matrix, 
redox dark surface, and redox depressions were met.  Indicators of wetland 
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hydrology observed within Wetland A included surface water, a high-water table, 
saturation, and oxidized rhizospheres on living roots.  
  
Dominant vegetation observed within the upland adjacent to Wetland A included 
sugar maple (Acer saccharum), black cherry (Prunus serotina), autumn olive 
(Elaeagnus umbellata), Japanese rose (Rosa multiflora), gray dogwood (Cornus 
racemosa), green ash, tall goldenrod (Solidago altissima), wild carrot (Daucus 
carota), wild strawberry (Fragaria virginiana), Kentucky bluegrass (Poa 
pratensis), yarrow (Achillea millefolium), and Virginia creeper (Parthenocissus 
quinquefolia).  Upland soils were comprised of loam and sandy clay, and no 
evidence of wetland hydrology was observed. 
 
It is ASTI's opinion that Wetland A is regulated by EGLE under Part 303 and by 
the City of Novi under Article V because it is a portion of a larger wetland 
complex that extends off-site to the east that is greater than five acres in size.  
Field observations and aerial photographs were used to estimate the size of the 
off-site wetland complex contiguous with Wetland A.  
  
Wetland Flagging 
Wetland boundaries were marked in the field with pink pin flags and/or day-glow 
pink and black striped flagging with the following flagging numbers: 
 
Wetland A: A-1 through A-59  
 
SUMMARY 
Based upon the data, criteria, and evidence noted above, it is ASTI’s 
professional opinion that the Subject Property includes one wetland (Wetland A) 
regulated by EGLE under the Natural Resources and Environmental Protection 
Act (1994 P.A. 451), Part 303 Wetland Protection and the City of Novi under 
Article V.  However, please note that EGLE has the final authority on the extent 
of regulated wetlands, lakes, and streams in the State of Michigan, and the City 
of Novi has the final authority of wetlands within the City limits.  Any proposed 
impact to the areas that ASTI has identified as regulated will require a permit 
from EGLE and the City prior to any wetland impacts.   
 
It should also be noted that the City requires a 25-foot setback from regulated 
wetlands and watercourses.  Additionally, the City has a woodland protection 
ordinance that regulates trees with a diameter at breast height (DBH) of 8 inches 
or greater within regulated woodlands and all trees with a DBH of 36 inches or 
greater within the City of Novi.   
 
Attached are Figure 1, which shows the GPS-surveyed locations of wetland 
flagging within the Subject Property and completed US Army Corps of Engineers 
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(USACE) Wetland Data Forms.  Please note that the data sheet numbers match 
the data collection sampling points shown on Figure 1. 
 
Thank you for the opportunity to assist you with this project.  Please let us know if 
we can be of any further assistance in moving your project forward. 
 
 
Cordially, 
 
ASTI ENVIRONMENTAL 
 

   
Shane Jennings     Kyle Hottinger  
Wetland Ecologist     Wetland Ecologist                             
       Professional Wetland Scientist #2927 
 
Attachments:   Figure 1 – GPS-Surveyed Wetland Boundaries 
   Completed USACE Wetland Data Forms  
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:
Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X
Yes X Yes X
Yes X

)
1.
2. (A)
3.
4. (B)
5.

(A/B)
Sapling/Shrub Stratum
1.
2.
3. x 1 =
4. x 2 =
5. x 3 =

x 4 =
x 5 =

1. Column Totals: (A) (B)
2.
3.
4.
5.
6.
7.
8. 4 - Morphological Adaptations1 (Provide supporting
9.
10.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Northeast of Wixom Rd and Stonebrook Dr. 

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No
No
No

VEGETATION – Use scientific names of plants.

Is the Sampled Area
within a Wetland?

None

Hydrophytic Vegetation Present?
Hydric Soil Present? 

Slope

2 - Dominance Test is >50%

Yes

60
=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

180

4.23Prevalence Index  = B/A =

Yes FACU

FACU
UPL

FAC
FACU

0
Multiply by:

0

(Plot size:

No
0

FACU

0
Cornus foemina FAC
Malus pumila

Yes UPL

10
UPL

=Total Cover

Yes
Rosa multiflora
Elaeagnus umbellata

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

25

Problematic Hydrophytic Vegetation1 (Explain)

OBL species
FACW species
FAC species

Hydrophytic Vegetation Indicators:

225
465

45
110

10
10

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

20

3 - Prevalence Index is ≤3.01

FACU species
(Plot size:

10

Daucus carota

Indicator 
Status

Dominant 
Species?

5

15

50
Herb Stratum 5ft

Yes

(Plot size: 30ft

City/County: Novi, Oakland Co.

Yes

60

Hydrophytic 
Vegetation 
Present? No

25.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

Total % Cover of:

15ft )

Solidago altissima

No

45

Prevalence Index worksheet:

2

8

4/30/2025

Avalon Investment Group LLC MI UP1Sampling Point:

Upland adjacent to Wetland A. Located in the northeastern portion of the property. 

-83.532924 NAD 83

Convex

ASTI - SPJ Sec. 17, T01N, R08ESection, Township, Range:

 Local relief (concave, convex, none):

1-2 Long:42.486139 Datum:

Remarks:

Capac sandy loam NoneNWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

)
=Total Cover

Yes
15

10
Poa pratensis
Achillea millefolium

Fragaria virginiana
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Sampling Point:

% % Type1 Loc2

100

100

65 30 C M

5 C M

Type:
Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)
Dark Surface (S7)

14-20 10YR 4/2

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Redox FeaturesDepth

(inches) Color (moist)

10YR 4/2

10YR 4/3

Loamy/Clayey

Loamy/Clayey

3Indicators of hydrophytic vegetation and

Matrix
Texture Remarks

8-14

Color (moist)

10YR 5/4

10YR 5/6

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)
Iron-Manganese Masses (F12)
Red Parent Material (F21)
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)

Hydrogen Sulfide (A4)
Stratified Layers (A5)
2 cm Muck (A10)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)

Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

Surface Water (A1)
High Water Table (A2)
Saturation (A3)

Wetland Hydrology Indicators:
Secondary Indicators (minimum of two required)

unless disturbed or problematic.
wetland hydrology must be present,

loam

loam

Distinct redox concentrations

Prominent redox concentrations

sandy clay

0-8 Loamy/Clayey

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)
Aquatic Fauna (B13)
True Aquatic Plants (B14)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)
Presence of Reduced Iron (C4)
Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)
Gauge or Well Data (D9)
Other (Explain in Remarks)

Surface Soil Cracks (B6)
Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

UP1SOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)
Crayfish Burrows (C8)
Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)
Algal Mat or Crust (B4)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)
Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Geomorphic Position (D2)

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Field Observations:
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:
Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X
Yes X Yes X
Yes X

)
1.
2. (A)
3.
4. (B)
5.

(A/B)
Sapling/Shrub Stratum
1.
2.
3. x 1 =
4. x 2 =
5. x 3 =

x 4 =
x 5 =

1. Column Totals: (A) (B)
2.
3.
4.
5.
6.
7.
8. 4 - Morphological Adaptations1 (Provide supporting
9.
10.

Woody Vine Stratum
1.
2.

Yes X

)
=Total Cover

Yes
10

Parthenocissus quinquefolia

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes
FACU

(Plot size:
60

Tree Stratum

No

30ft

10

Absolute 
% Cover

4/30/2025

Avalon Investment Group LLC MI UP2Sampling Point:

Upland adjacent to Wetland A in the western portion of the property. 

-83.534345 NAD 83

Convex

ASTI - SPJ Sec. 17, T01N, R08ESection, Township, Range:

 Local relief (concave, convex, none):

3 Long:42.485834 Datum:

Remarks:

Brookston and Colwood loams NoneNWI classification:

Yes No

No

105

Prevalence Index worksheet:

1

6

City/County: Novi, Oakland Co.

30

Hydrophytic 
Vegetation 
Present? No

16.7%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FACU

Total % Cover of:

15ft )

Rosa multiflora

Indicator 
Status

Dominant 
Species?
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15
Herb Stratum 5ft

Yes

None
(Plot size: 30ft

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

0

3 - Prevalence Index is ≤3.01

FACU species
(Plot size:

5

Fraxinus pennsylvanica

10

Problematic Hydrophytic Vegetation1 (Explain)

OBL species
FACW species
FAC species

Hydrophytic Vegetation Indicators:

0
440

0
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10

70

0
FACU

10

Yes FACU

=Total Cover

Ligustrum vulgare
Prunus serotina

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Slope

2 - Dominance Test is >50%

Yes

0
=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

420

3.83Prevalence Index  = B/A =
FACU
FACW
FACU

0
Multiply by:
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(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Northeast of Wixom Rd and Stonebrook Dr. 

Prunus serotina

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No
No
No

VEGETATION – Use scientific names of plants.

Is the Sampled Area
within a Wetland?

Acer saccharum

Hydrophytic Vegetation Present?
Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

100

95 5 C M

Type:
Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Geomorphic Position (D2)

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Field Observations:

UP2SOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)
Crayfish Burrows (C8)
Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)
Algal Mat or Crust (B4)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)
Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)
Aquatic Fauna (B13)
True Aquatic Plants (B14)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)
Presence of Reduced Iron (C4)
Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)
Gauge or Well Data (D9)
Other (Explain in Remarks)

Surface Soil Cracks (B6)
Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)
High Water Table (A2)
Saturation (A3)

Wetland Hydrology Indicators:
Secondary Indicators (minimum of two required)

unless disturbed or problematic.
wetland hydrology must be present,

10YR 5/4 Faint redox concentrations

0-14 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)
Iron-Manganese Masses (F12)
Red Parent Material (F21)
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)

Hydrogen Sulfide (A4)
Stratified Layers (A5)
2 cm Muck (A10)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)

Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix
Texture Remarks

14-20

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)
Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)
Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Redox FeaturesDepth

(inches) Color (moist)

10YR 3/4

10YR 3/3

Loamy/Clayey
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:
Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X
Yes X Yes X
Yes X

)
1.
2. (A)
3.
4. (B)
5.

(A/B)
Sapling/Shrub Stratum
1.
2.
3. x 1 =
4. x 2 =
5. x 3 =

x 4 =
x 5 =

1. Column Totals: (A) (B)
2.
3.
4.
5.
6.
7.
8. 4 - Morphological Adaptations1 (Provide supporting
9.
10.

Woody Vine Stratum
1.
2.

Yes X

)
=Total Cover

10

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes
FACU

(Plot size:
20

Tree Stratum

Yes

30ft

10

Absolute 
% Cover

4/30/2025

Avalon Investment Group LLC MI UP3Sampling Point:

Upland located in the south-central portion of the property. 

-83.533451 NAD 83

Concave

ASTI - SPJ Sec. 17, T01N, R08ESection, Township, Range:

 Local relief (concave, convex, none):

3-4 Long:42.485242 Datum:

Remarks:

Capac sandy loam NoneNWI classification:

Yes No

No

30

Prevalence Index worksheet:

2

7

City/County: Novi, Oakland Co.

50

Hydrophytic 
Vegetation 
Present? No

28.6%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15ft )

Phragmites australis

Indicator 
Status

Dominant 
Species?

40

50
Herb Stratum 5ft

Yes

(Plot size: 30ft

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

20

3 - Prevalence Index is ≤3.01

FACU species
(Plot size:

10

Solidago altissima

30

Problematic Hydrophytic Vegetation1 (Explain)

OBL species
FACW species
FAC species

Hydrophytic Vegetation Indicators:

200
460

40
130

30

0
UPL

40
Lonicera tatarica FACU

Yes UPL

10

=Total Cover

Yes
Pyrus calleryana
Elaeagnus umbellata

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Depression

2 - Dominance Test is >50%

Yes

60
=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

120

3.54Prevalence Index  = B/A =
FACW
FACU

0
Multiply by:

80

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Northeast of Wixom Rd and Stonebrook Dr. 

Juglans nigra

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No
No
No

VEGETATION – Use scientific names of plants.

Is the Sampled Area
within a Wetland?

Populus deltoides

Hydrophytic Vegetation Present?
Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

100

95 5 C M

90 10 C M

Type:
Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Geomorphic Position (D2)

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Field Observations:

UP3SOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)
Crayfish Burrows (C8)
Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)
Algal Mat or Crust (B4)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)
Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)
Aquatic Fauna (B13)
True Aquatic Plants (B14)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)
Presence of Reduced Iron (C4)
Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)
Gauge or Well Data (D9)
Other (Explain in Remarks)

Surface Soil Cracks (B6)
Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)
High Water Table (A2)
Saturation (A3)

Wetland Hydrology Indicators:
Secondary Indicators (minimum of two required)

unless disturbed or problematic.
wetland hydrology must be present,

10YR 4/6 Distinct redox concentrations

Prominent redox concentrations

0-6 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)
Iron-Manganese Masses (F12)
Red Parent Material (F21)
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)

Hydrogen Sulfide (A4)
Stratified Layers (A5)
2 cm Muck (A10)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)

Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix
Texture Remarks

6-13

Color (moist)

10YR 4/6

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)
Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)
Dark Surface (S7)

13-20 10YR 4/2

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Redox FeaturesDepth

(inches) Color (moist)

10YR 4/3

10YR 4/4

Loamy/Clayey

Loamy/Clayey
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:
Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X
Yes X Yes X
Yes X

)
1.
2. (A)
3.
4. (B)
5.

(A/B)
Sapling/Shrub Stratum
1.
2.
3. x 1 =
4. x 2 =
5. x 3 =

x 4 =
x 5 =

1. Column Totals: (A) (B)
2.
3.
4.
5.
6. X
7. X
8. 4 - Morphological Adaptations1 (Provide supporting
9.
10.

Woody Vine Stratum
1.
2.

Yes X

)
=Total Cover

Yes
10

Lythrum salicaria

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

4/30/2025

Avalon Investment Group LLC MI WT1Sampling Point:

Associated with scrub/shrub portion of Wetland A in the northern portion of the property. 

-83.533121 NAD 83

Concave

ASTI - SPJ Sec. 17, T01N, R08ESection, Township, Range:

 Local relief (concave, convex, none):

1-2 Long:42.486555 Datum:

Remarks:

Capac sandy loam PEM1ANWI classification:

Yes No

No

0

Prevalence Index worksheet:

4

4

City/County: Novi, Oakland Co.

45

Hydrophytic 
Vegetation 
Present? No

100.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

Total % Cover of:

15ft )

Phalaris arundinacea

Indicator 
Status

Dominant 
Species?

25

70
Herb Stratum 5ft

No

None
(Plot size: 30ft

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

0

3 - Prevalence Index is ≤3.01

FACU species
(Plot size:

10

Phragmites australis

60

Problematic Hydrophytic Vegetation1 (Explain)

OBL species
FACW species
FAC species

Hydrophytic Vegetation Indicators:

0
210

0
115

10

20
OBL

95

Yes FACW

=Total Cover

Cephalanthus occidentalis
Salix interior

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Depression

2 - Dominance Test is >50%

Yes

0
=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

1.83Prevalence Index  = B/A =
FACW
FACW
OBL

20
Multiply by:

190

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Northeast of Wixom Rd and Stonebrook Dr. 

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No
No
No

VEGETATION – Use scientific names of plants.

Is the Sampled Area
within a Wetland?

None

Hydrophytic Vegetation Present?
Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

85 15 C PL/M

X

X

Type:
Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          
X
X
X

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

8

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Field Observations:

WT1SOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)
Crayfish Burrows (C8)
Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)
Algal Mat or Crust (B4)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)
Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

1
10

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)
Aquatic Fauna (B13)
True Aquatic Plants (B14)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)
Presence of Reduced Iron (C4)
Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)
Gauge or Well Data (D9)
Other (Explain in Remarks)

Surface Soil Cracks (B6)
Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)
High Water Table (A2)
Saturation (A3)

Wetland Hydrology Indicators:
Secondary Indicators (minimum of two required)

unless disturbed or problematic.
wetland hydrology must be present,

Prominent redox concentrations0-20 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)
Iron-Manganese Masses (F12)
Red Parent Material (F21)
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)

Hydrogen Sulfide (A4)
Stratified Layers (A5)
2 cm Muck (A10)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)

Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix
Texture Remarks

10YR 4/6

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)
Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)
Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Redox FeaturesDepth

(inches) Color (moist)

10YR 3/1
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:
Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X
Yes X Yes X
Yes X

)
1.
2. (A)
3.
4. (B)
5.

(A/B)
Sapling/Shrub Stratum
1.
2.
3. x 1 =
4. x 2 =
5. x 3 =

x 4 =
x 5 =

1. Column Totals: (A) (B)
2.
3.
4.
5.
6. X
7. X
8. 4 - Morphological Adaptations1 (Provide supporting
9.
10.

Woody Vine Stratum
1.
2.

Yes X

)
=Total Cover

No
10

Parthenocissus quinquefolia

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes
FACW

(Plot size:
40

Tree Stratum

Yes

30ft

30

Absolute 
% Cover

4/30/2025

Avalon Investment Group LLC MI WT2Sampling Point:

Associated with forested portion of Wetland A in the southwestern portion of the property.

-83.534121 NAD 83

Concave

ASTI - SPJ Sec. 17, T01N, R08ESection, Township, Range:

 Local relief (concave, convex, none):

1-2 Long:42.485761 Datum:

Remarks:

Brookston and Colwood loams NAD 83NWI classification:

Yes No

No

5

Prevalence Index worksheet:

7

7

City/County: Novi, Oakland Co.

45

Hydrophytic 
Vegetation 
Present? No

100.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FACW

Total % Cover of:

15ft )

Lysimachia nummularia

Indicator 
Status

Dominant 
Species?

30

40
Herb Stratum 5ft

Yes

None
(Plot size: 30ft

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

10

3 - Prevalence Index is ≤3.01

FACU species
(Plot size:

10

Agrimonia parviflora

20

Problematic Hydrophytic Vegetation1 (Explain)

OBL species
FACW species
FAC species

Hydrophytic Vegetation Indicators:

0
330

0
155

5

70

0
FACW

140
Rhamnus cathartica FAC

Yes FACW

10

=Total Cover

Yes
Quercus bicolor
Fraxinus pennsylvanica

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Depression

2 - Dominance Test is >50%

Yes

30
=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

20

2.13Prevalence Index  = B/A =
FACW
FACW
FACU

0
Multiply by:

280

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Northeast of Wixom Rd and Stonebrook Dr. 

Quercus bicolor

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No
No
No

VEGETATION – Use scientific names of plants.

Is the Sampled Area
within a Wetland?

Acer saccharinum

Hydrophytic Vegetation Present?
Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

90 10 C M

80 20 C PL/M

70 20 C M

10 MS M

X X
X

X

Type:
Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

12

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Field Observations:

WT2SOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)
Crayfish Burrows (C8)
Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)
Algal Mat or Crust (B4)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)
Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)
Aquatic Fauna (B13)
True Aquatic Plants (B14)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)
Presence of Reduced Iron (C4)
Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)
Gauge or Well Data (D9)
Other (Explain in Remarks)

Surface Soil Cracks (B6)
Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)
High Water Table (A2)
Saturation (A3)

Wetland Hydrology Indicators:
Secondary Indicators (minimum of two required)

unless disturbed or problematic.
wetland hydrology must be present,

10YR 3/6

Distinct redox concentrations

Prominent redox concentrations

Prominent redox concentrations

loamy sand

0-8 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)
Iron-Manganese Masses (F12)
Red Parent Material (F21)
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)

Hydrogen Sulfide (A4)
Stratified Layers (A5)
2 cm Muck (A10)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)

Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix
Texture Remarks

10YR 5/4

8-14

Color (moist)

10YR 5/6

10YR 3/2

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)
Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)
Dark Surface (S7)

14-20 10YR 5/2

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Redox FeaturesDepth

(inches) Color (moist)

10YR 4/2

10YR 3/2

Loamy/Clayey

Sandy
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:
Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X
Yes X Yes X
Yes X

)
1.
2. (A)
3.
4. (B)
5.

(A/B)
Sapling/Shrub Stratum
1.
2.
3. x 1 =
4. x 2 =
5. x 3 =

x 4 =
x 5 =

1. Column Totals: (A) (B)
2.
3.
4.
5.
6. X
7. X
8. 4 - Morphological Adaptations1 (Provide supporting
9.
10.

Woody Vine Stratum
1.
2.

Yes X

)
=Total Cover

No
10

Solidago altissima

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

4/30/2025

Avalon Investment Group LLC MI WT3Sampling Point:

Associated with emergent portion of Wetland A in the southeastern portion of the property. 

-83.532571 NAD 83

Concave

ASTI - SPJ Sec. 17, T01N, R08ESection, Township, Range:

 Local relief (concave, convex, none):

1-2 Long:42.485825 Datum:

Remarks:

Water PEM1AdNWI classification:

Yes No

No

10

Prevalence Index worksheet:

2

2

City/County: Novi, Oakland Co.

55

Hydrophytic 
Vegetation 
Present? No

100.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

Total % Cover of:

15ft )

Phragmites australis

Indicator 
Status

Dominant 
Species?

35

20
Herb Stratum 5ft

None
(Plot size: 30ft

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

0

3 - Prevalence Index is ≤3.01

FACU species
(Plot size:

Phalaris arundinacea

20

Problematic Hydrophytic Vegetation1 (Explain)

OBL species
FACW species
FAC species

Hydrophytic Vegetation Indicators:

0
170

0
75

10

0
65

Yes FACW

=Total Cover

Salix interior

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Depression

2 - Dominance Test is >50%

No

0
=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

40

2.27Prevalence Index  = B/A =
FACW
FACW
FACU

0
Multiply by:

130

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Northeast of Wixom Rd and Stonebrook Dr. 

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No
No
No

VEGETATION – Use scientific names of plants.

Is the Sampled Area
within a Wetland?

None

Hydrophytic Vegetation Present?
Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

85 15 C PL/M

70 20 C M

10 C PL/M

X

X

Type:
Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)  

X

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X  Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

9

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Field Observations:

WT3SOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)
Crayfish Burrows (C8)
Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)
Algal Mat or Crust (B4)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)
Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)
Aquatic Fauna (B13)
True Aquatic Plants (B14)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)
Presence of Reduced Iron (C4)
Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)
Gauge or Well Data (D9)
Other (Explain in Remarks)

Surface Soil Cracks (B6)
Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)
High Water Table (A2)
Saturation (A3)

Wetland Hydrology Indicators:
Secondary Indicators (minimum of two required)

unless disturbed or problematic.
wetland hydrology must be present,

10YR 5/6

Prominent redox concentrations

Prominent redox concentrations

Prominent redox concentrations

0-11 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

  Coast Prairie Redox (A16)
Iron-Manganese Masses (F12)
Red Parent Material (F21)
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)

Hydrogen Sulfide (A4)
Stratified Layers (A5)
2 cm Muck (A10)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)

Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix
Texture Remarks

10YR 5/6

11-20

Color (moist)

10YR 3/6

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)
Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)
Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Redox FeaturesDepth

(inches) Color (moist)

10YR 5/2

10YR 5/2

Loamy/Clayey
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PLANNING COMMISSION 
MINUTES 

CITY OF NOVI 
Regular Meeting 

September 10, 2025 7:00 PM 
Council Chambers | Novi Civic Center 

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

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

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

 
Absent Excused:  Member Verma  
 
Staff:  Elizabeth Saarela, City Attorney; Lindsay Bell, Senior Planner; Rick Meader, 

Landscape Architect; Humna Anjum, Project Engineer  
 

PLEDGE OF ALLEGIANCE  
Member Lynch led the meeting attendees in the recitation of the Pledge of Allegiance. 
 
APPROVAL OF AGENDA  
Motion made by Member Lynch and seconded by Member Avdoulos to approve the September 10, 
2025 Planning Commission Agenda.   
 
VOICE VOTE ON MOTION TO APPROVE THE SEPTEMBER 10, 2025 PLANNING COMMISSION AGENDA MOVED 
BY MEMBER LYNCH AND SECONDED BY MEMBER AVDOULOS. Motion carried 5-0.   
 
AUDIENCE PARTICIPATION  
Chair Pehrson invited members of the audience who wished to address the Planning Commission during 
the first audience participation to come forward. Seeing no one, Chair Pehrson closed the first public 
audience participation. 
 
CORRESPONDENCE 
There was not any correspondence.  
 
COMMITTEE REPORTS 
There were no Committee reports. 
 
CITY PLANNER REPORT 
There was no City Planner report.  
 
CONSENT AGENDA - REMOVALS AND APPROVALS 
There were no consent agenda removals or approvals.  
 
PUBLIC HEARINGS 

1. JSP25-02 CAMELOT PARC TOWNHOMES  
Public hearing at the request of Avalon Park Development, LLC, for recommendation to the City 
Council for Concept Plan approval under the Planned Suburban Low Rise Overlay provisions. The 
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subject property is located on the east side of Wixom Road, north of Eleven Mile Road (Section 
17).   The applicant is proposing 22 townhome units in five two-story buildings.  
 

Senior Planner Lindsay Bell stated the subject property is located east of Wixom Road, south of Grand 
River Avenue and the Novi Promenade shopping center, and north of Stonebrook Drive in Section 17 of 
the City. The site is currently zoned R-1 Single Family with a Planned Suburban Low-Rise overlay. The overlay 
is denoted by the blue boundary and angled hatch on the Zoning Map.  
 
The property on the north-west is zoned the same, with I-1 light industrial on the northeast, I-2 General 
Industrial with PSLR to the east and south, and R-1 Single-family residential on the west side of Wixom Road.  
 
The Future Land Use map shows Suburban Low Rise for this property and those adjacent to the north and 
east. Community Commercial is shown to the north for the Novi Promenade retail center. Wildlife Woods 
Park is south of Stonebrook Drive. Single family uses are shown west of Wixom Road.  
 
Planner Bell stated the applicant is proposing Low-rise multiple family residential units utilizing the PSLR 
overlay option which are otherwise not permitted under R-1. In the PSLR Overlay, low-rise multiple family 
residential uses are permitted as a special land use up to 6.5 dwellings per acre. As stated in the 
Ordinance: “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 low-
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 residential character to the streetscape.” The PSLR district requires a 
Development Agreement between the property owner and the City of Novi, which may be approved 
by City Council following a recommendation from the Planning Commission. This is the same type of 
development agreement that the Villas of Stonebrook was approved under.  
 
The subject property has regulated woodlands and wetlands on the property. The applicant’s wetland 
report identified two other wetland areas that are not shown on the City’s maps. A total area of 2.4 acres 
are identified. Of those, 0.37 acre are being impacted. A mitigation area of 0.61 acre is proposed in the 
northern portion of the site, which meets the City’s wetland mitigation requirement. There are a total of 
153 trees surveyed on site, 65 of which appear to be regulated woodland trees. 20 woodland trees, 
approximately 30%, are proposed to be removed, with all required replacement tree credits to be paid 
into the tree fund.  City of Novi wetland and woodland permits will be required for the proposed impacts. 
Most of the trees along the existing berm on the southern property boundary are proposed to remain and 
supplemented with additional plantings. 
 
The applicant is proposing 22 for-sale townhome units in 5 two-story buildings. The subject property is 
approximately 8.24 net acres, so the density is 2.7 dwelling units per acre. The concept plan indicates a 
walking path through the preserved woodland area. The main entry is through a driveway accessed from 
Stonebrook Drive. A secondary emergency access is provided to the west connecting to Wixom Road. 
Sidewalk connections to Wixom Road and Stonebrook Drive are proposed.  
 
Planner Bell stated the Planning Commission may recall that this property had previously been proposed 
for a development a few years ago that included 46 apartment units in 3 buildings. One of the big 
concerns at that time was the open parking areas. The current proposal eliminates much of the surface 
parking by providing 2-car garages for each unit. The number of units has also been reduced by more 
than half. The access easement to the property from Stonebrook Drive was a condition of approval in the 
PSLR Agreement for the Villas at Stonebrook in order to limit the number of driveways with direct access 
to Wixom Road, in the interest of safety.  
 
Planning recommends approval as the plan is in general conformance with the Ordinance requirements 
but would like to note that the design is deficient in active recreation areas to benefit future residents and 
other benefits to the public. However, a significant area of the site is proposed to remain wetland and 
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woodland areas, which limits the ability to add more active recreation. Preservation of those areas in 
conservation easements could be advised. Inclusion of benches for seating and a small trail loop are 
provided, and proximity to off-site connections to the City’s Wildlife Woods Park and trail networks make 
up for passive and active recreation to some extent. The proposed layout minimizes the impact on natural 
features compared to previous layouts that proposed more units. 
 
Two landscape waivers are requested for the absence of a landscaped berm and street trees along 
Wixom Road. These are supported by staff as providing the berm would require the removal of additional 
woodland trees and wetland impacts, which already provide the intended screening. And the existing 
pathway prevents planting of the street trees.  
 
The City’s façade consultant found the elevations provided are in conformance with the façade 
ordinance. Fire does not have any objections and will review for conformance at the time of site plan 
review.  
 
All reviews are currently recommending approval with other items to be addressed with preliminary site 
plan submittal. If the PSLR plan and Agreement is approved by City Council, the site plan would require 
Planning Commission’s approval for special land Use, preliminary site plan, wetland permit, woodland 
permit, and storm water management plan at a later time. 
 
The Planning Commission is asked tonight to recommend approval or denial of the Planned Suburban 
Low-Rise (PSLR) Overlay Concept Plan to the City Council. The applicant Mr. Jim Polyzois and engineer 
Jared Kime and their team would like to talk briefly about the project.  As always, staff will be glad to 
answer any questions you have for us, and our environmental consultant is also present.   
 
Planner Bell stated the City Attorney would like to say a few words.  
 
City Attorney Beth Saarela requested through the Chair to give the background on the access drive.  
 
Beth Saarela stated the access drive was a requirement of the Villas of Stonebrook and will also serve this 
development. There is a public easement over the access drive to Wildlife Woods Park which allows 
anyone in the general public to use it to access the park. It was stated there is an existing oil well to which 
the owners of that site use the access drive to access their site.  
 
Beth Saarela stated the background on why this road exists is that the Villas of Stonebrook, like this 
development, is a discretionary Planned Suburban Overlay Development. The Villas of Stonebrook is a 
discretionary development because it does not meet many of the standards of the City’s Zoning 
Ordinance. It was noted the development required ten deviations from the Zoning Ordinance in order to 
be approved. Examples of the deviations include allowing buildings to front on approved private 
driveway, modifications to the front and side setbacks, reduction of the minimum distance between 
buildings by five feet, allowance of full time access drives to be connected to a section line road, to allow 
placement of street trees between the sidewalk and buildings, and several other deviations that do not 
meet the standards of the Zoning Ordinance. If it doesn’t meet the standards of the Zoning Ordinance it 
cannot be approved unless there is a discretionary option. Pulte was the developer of the Villas of 
Stonebrook and utilized the Planned Suburban Overlay, which requires in exchange for deviations for the 
development to provide a public benefit. In order for there to be approval of a discretionary 
development the developer must show a public benefit. For this development there was no public benefit 
other than the granting of the public access road to the public park. The road is the only public benefit 
of the development without which the development could not have been approved. It was also a 
condition that the adjacent property would be required to use that same private driveway to access 
Wixom Road so there would not be another cut onto Wixom Road for health, safety, and welfare 
purposes.  
 
Chair Pehrson invited the applicant to address the Planning Commission.  
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Jared Kime with Atwell stated approximately two years ago they came before the Planning Commission 
for a recommendation of approval of a 46-unit apartment complex. Once that recommendation was 
granted the project went before the City Council. Mr. Kime stated the City Council had different thoughts 
on how this area of the City should be developed, primarily moving away from rental units and toward a 
for sale product. He noted they listened to the City Council and retooled the layout. The project before 
the Planning Commission this evening is a for-sale townhome product with private garages for each of 
the residential units.  
 
Mr. Kime stated the Villas of Stonebrook is to the east, Target borders the property to the north, and 
Deerfield Elementary to the south. He displayed a comparison of the existing and proposed conditions 
and noted they have worked the development around existing conditions to preserve the natural 
features as much as possible. The impacts to the woodlands and wetlands have been limited as much as 
possible and all of the mitigation for the impacted wetlands is occurring on the site itself.  
 
Next, Mr. Kime summarized several highlights of the plan features. He noted they are well below the 
allowable density permitted on the site at 2.7 dwelling units per acre. The plan includes 22 units which is 
less than half of where they were at previously with the rental unit layout. The proposal includes for sale 
two-story townhomes with private garages. Additionally, 2.69 acres of open space with walking paths 
and trails along with bike racks is shown on the plan. From a traffic standpoint, the number of peak hour 
trips generated in both the A.M. and P.M. are well below the City’s thresholds to perform a formal traffic 
study. He noted an update to the previous traffic study was completed to represent what those peak 
hour trips would be. The study showed there are a total of seven trips in the A.M. peak hour and a total of 
10 trips in the P.M. hour.  With the recent completion of the Wixom Road project which installed the left 
turn lane, there are no additional recommendations for the low amount of traffic that will be generated 
from the development.  
 
Mr. Kime stated they recognize they are sharing and impacting a portion of the existing road that was 
developed and belongs to the Villas of Stonebrook homeowners’ association. He stated they are 
proposing a proportionate share contribution towards the maintenance cost of Stonebrook Drive based 
on length of road that is shared up to the Camelot Parc entrance and the proportionate share of units 
that utilize the road. This equates to a 7% contribution toward the maintenance cost of Stonebrook Drive, 
which the developer is willing to participate in an agreement with the Villas of Stonebrook homeowners’ 
association.  
 
Mr. Kime touched on the architectural features of the buildings, noting four- and five-unit buildings are 
shown on the site plan. The elevations reflect a range of architectural materials and textures utilizing 
common residential products. He noted the townhomes will be a typical two-story residential product. 
Mr. Kime shared a rendering which illustrated the view of the townhomes that would be visible as you 
drive down Stonebrook Drive. He noted the townhomes will not be towering and there is great screening. 
A second overall view showed the connectivity to the ITC Corridor Trail through Wildlife Woods Park which 
provides connectivity for active recreation. Mr. Kime thanked the Planning Commission and stated he 
would be happy to answer any questions.  
 
Chair Pehrson opened the public hearing and invited members of the audience who wished to speak to 
approach the podium.  
 
Mr. Charles Bilyeu at 26548 Anchorage Court stated he is not opposed to development and was very 
active in the prior proposal. He noted he would like to give the developer credit as they have made 
significant improvements to what was proposed prior. However, there are still some significant 
shortcomings. Firstly, at the last City Council meeting there was a lot of discussion regarding how much 
involvement there was with Island Lake and Villas of Stonebrook. He stated there was not any involvement 
with the surrounding communities. The developer has not reached out to either one of the associations. 
Secondly, relating to the density, it was stated the density is still excessive for what the intent was of the 
PSLR. If you look at what is being proposed with the buildings, there are still some things with the character 
that do not match up with Island Lake or the Villas of Stonebrook. In particular the five-unit buildings are 
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not seen at Island Lake or Villas of Stonebrook. Island Lake is a combination of two-, three-, and four-unit 
buildings. Villas of Stonebrook consists of two-unit buildings. This creates a lot more density in the area as 
it is only five useable acres. They are trying to push as much as they can in there. This creates a lot of the 
deviations they are asking the Planning Commission to approve. If they were to narrow this down and 
simply make it four- and three-unit buildings, it would fit most of the code requirements and most of the 
deviations would go away. He noted that is the direction that needs to be taken. Finally, it was stated 
that this is being marketed as for sale townhomes but there is no plan for what the governance or 
oversight will be going forward. The neighboring communities all have strong oversight and governance. 
Without a plan, do we have a series on townhomes where everyone is on their own to keep up with it, 
what does this mean to the neighboring communities. In summary, Mr. Bilyeu stated this proposal is much 
closer but is not where it needs to be. He stated the developer needs to come back and talk to the 
neighboring communities, adjust the density, and fit the character of the PSLR.  
 
Ms. Michelle Duprey at 48566 Windfall Road stated her presentation was done well in advance of the 
developers’ comments this evening. At that time the presentation was prepared it was not known that 
the developer would be making a 7% contribution toward the road. With that being said, Mr. Duprey 
stated that she has been a 40-year resident of the City of Novi and has seen many changes in the 
development of the City. The Villas of Stonebrook offered a little bit of the idyllical setting that originally 
was remembered as Novi being. It was stated this was a little piece of land that was peaceful without a 
lot of traffic. I oppose the Camelot Parc development as it stands today. While the changes made from 
the previous submittal are appreciated the density is still too much for the lot size. However, the primary 
concern is the use of the private road. History tells us that Pulte made an agreement with the City that 
the road would provide the only entrance to Wildlife Park. Ms. Duprey stated the City took advantage of 
Pulte’s offer. It was stated the pickleball courts have been so successful that the City has doubled the 
number of courts and provided more parking spaces. There are also two baseball diamonds, two soccer 
fields, and on any given weekend there is increased traffic and a buzz of activity on Stonebrook Drive. 
Traffic has increased threefold to the park with residents accessing the park through a private road that 
is maintained by the Villas of Stonebrook. It was stated the residents are responsible for the wear, tear, 
and maintenance of the private road. As it is private, there is no police protection to enforce speed limits 
or other safety issues. The lighting which paves the way to the park is paid for as well as maintenance of 
the grassy areas and landscape which beautifies the road. Now the developers would like to use the 
private road to accommodate the proposed Camelot Parc. There have been no formal talks to my 
knowledge of shared responsibility. I believe it is only fair and right to compensate the Villas of Stonebrook 
for the use of the private road. The road is only 25 feet wide and can narrowly accommodate two cars 
traveling side by side. Earthmovers and construction traffic traversing the narrow road will put an unfair 
burden and responsibility on the residents of the Villas of Stonebrook. I would ask the developers to 
consider the benefit of the private road and how they would like to be good neighbors in offering 
assistance in the maintenance of the road. Mr. Duprey stated at this time she rejects the current proposal 
due to the numerous road issues and the density on a small parcel of land.  
 
Ms. Deborah Domke at 48801 Windfall Road stated there was an earlier version of this proposed 
development in 2023/2024 called Avalon Park Apartments and the developer was Wixom Road 
Development. The current 2025 version is called Camelot Parc Townhomes, and the developer is Avalon 
Park Development. It was stated the footprints of the two plans is identical. The area that was to be 
developed initially is the same area that is to be developed now. This means that the environmental 
problems that we have been dealing with all along are still going to be there, such as trying to build in 
the wetlands and woodlands. The reasons that the City Council denied essentially the same plan in 
January of 2024 are the same reasons I believe you should deny the plan now. The PSLR Development 
Agreement and the PSLR concept plan will not result in a substantial benefit to the ultimate users of the 
project and to the community given the density and scope of improvements. In relation to the underlying 
zoning the proposed type of density will place an undue burden upon the subject property, surrounding 
land, nearby property owners, and the natural environment due to proposed impacts to existing 
woodland and wetland natural features. In relation to the underlying zoning and the potential use as 
contemplated in the City’s Master Plan the proposed development will cause a negative impact upon 
surrounding properties due to the proposed impacts on woodland and wetland natural features.  
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Ms. Domke stated there is an existing viable exit onto Wixom Road in the northwest corner of the property. 
The white farmhouse to the north has two existing curb cuts onto Wixom Road, this southernmost curb cut 
is not shown in the drawings. There is no need for an exit onto Stonebrook Drive that would involve cutting 
a sixty-foot wide opening out of the ten-foot berm already present.  
 
Mr. Marty Hannigan at 48744 Windfall Road stated he objects to the proposed concept plan. It was stated 
the access easement dated August 7, 2023, was improperly created and wrongfully filed. Pulte was no 
longer the developer of the Villas of Stonebrook as of March 1, 2023. Pulte’s construction and sales period 
set forth in the Master Deed and condominium documents and the rights reserved to create an easement 
expired on March 1, 2023. Therefore, Pulte could not have legally granted any access easement after 
their rights had expired. It was stated the co-owners of the Villas of Stonebrook will now have to file a quiet 
title action in circuit court if the property title shall be cleared of this encumbrance. Additionally, the 
location of Camelot Drive and the sixty-foot access easement for the road encroaches on the fifty-eight 
feet of existing open space preservation easement that exists on our property. The preservation easement 
was given to permanently protect the area from disturbance or destruction and shall be perpetually 
preserved. The Camelot Drive access road must be moved fifty-eight feet to the east to move it out of 
the preservation area. It was stated there is no recorded utility easement. The concept plans point to a 
sixty-foot access easement which is incorrectly labeled as a sixty-foot existing access and utility easement 
that is recorded in the liber 58854 page 508. When you read that access easement which is dated August 
7, 2023, Pulte chose to grant an access road easement area only for road purposes. There is no mention 
of granting an easement for public or private utilities in that recorded easement or in the Master Deed. 
Lastly, we did not negotiate or agree to any such Stonebrook Drive maintenance contribution agreement 
or to a shared access plan as the developer has implied by including such language in the concept plan. 
The developer, by including the maintenance contribution calculation and narrative and the shared 
access on the concept plan, is simply attempting to accomplish access to Stonebrook Drive which 
cannot be done through the August 7, 2023 access easement. Mr. Hannigan requested that the Planning 
Commission reject the JSP25-02 concept plan.  
 
Ms. Kelly Iguchi at 48674 Windfall Road stated she is in attendance tonight out of love for the community 
and is deeply concerned about what the proposed townhome development will take away. It was 
expressed when the home was purchased it was not just a financial decision. The home was a promise to 
family of safety, peace, and a childhood for her daughter surrounded by nature and a strong sense of 
community. It was stated a premium was paid for the location because of those values and now that 
promise feels threatened. Ms. Iguchi said one of her greatest joys is watching deer wander through the 
yard, hearing birds in the morning, and feeling connected to the natural world. If this land is cleared the 
beauty and wildlife that make this place special would disappear. The development will also have an 
impact on our schools. She stated families move to Novi for the quality of education, but overcrowding 
will hurt every child’s experience. It was expressed that this is unfair to families who have already invested 
so much in being here. There will be disruption with the construction traffic and permanent loss of privacy 
and peace. We chose this neighborhood because it is safe and quiet. Finally, it was noted that Novi has 
plenty of open land. The question was posed as to why we are building in such a way that it destroys an 
established community and its natural surroundings. Ms. Iguchi asked the Planning Commission to protect 
what makes the neighborhood special and vote against this development.  
 
Ann Nelke at 48646 Windfall Road stated to start she is not anti-development. She noted underneath the 
photos of the Mayor and the City Council are several goals both short term and long term. The first of 
those goals is to review woodland and wetland ordinances and make any necessary revisions to ensure 
we are balancing the protection of natural resources with development. Secondly, establish an 
environmental sustainability committee to study all aspects of environmental sustainability in the City and 
at a minimum develop an environmental sustainability action plan. Thirdly, review and update current 
board and commission structure and add new boards and commissions as appropriate to maximize 
opportunities for resident engagement and input to the City staff. It was stated that at times deviations 
are warranted. An example is where an area of former industrial blight is mitigated to allow something of 
value and enhancement to Novi and its residents, this is the Villas at Stonebrook. Ms. Nelke stated it is 
understood that an easement was granted for the Wildlife Park which was for public benefit. Ms. Nelke 
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stated she would gladly help Novi achieve the City Council’s short- and long-term goals and serve as a 
resident member of the stated board commission on its commitment to thoughtful, sustainable, 
harmonious housing which ensures protection of our new residents as well as for future generations.  
 
Ms. Grace Wilfong at 48672 Rockview Road stated she has been a resident of Novi for a long time. She 
expressed a few things that have been noticed which need to be addressed. First, there is no room for a 
backyard. Secondly, one of the buildings is in the middle of a wetland. This building will separate the 
wetlands and interfere with the existing wetlands. It was expressed there is no reason seen as to why one 
of the two curb cuts on Wixom Road cannot be used as opposed to using Stonebrook Drive.  
 
Mr. Steve Potocsky at 48849 Rockview Road stated he is currently serving as the president of the Villas of 
Stonebrook homeowners association. First, he inquired if the units would have basements. It was 
confirmed that the units will have basements. Mr. Potocsky stated that the issue of lack of communication 
needs to be addressed. It was noted at the last meeting when Avalon Park was approved by the Planning 
Commission that the City Attorney requested the developer contact the board of the Villas of Stonebrook 
as well as Island Lake. Mr. Potocsky stated it has been two years, and no correspondence has been 
received. The document which refers to a seven percent contribution toward the road should be 
discussed if the development comes about. He expressed that they are not anti-development but are in 
support of safe and fair growth. This proposal as it stands fails that test.  
 
Mr. Mike Kasnick at 26391 Fieldstone stated he is the Island Lake Arbors president. He inquired what the 
price point of the townhomes will be. He expressed that many HOA’s do not have a rental cap built into 
their documents. It was stated the Arbors is struggling with the number of rentals. There is concern that the 
townhomes could be purchased by investors and turned into rentals which is not the intent of this property. 
It was asked if consideration might be made in the original documentation of the by-laws to create a 
rental cap as rentals are not treated the same as units in which the owners reside in.  
 
Seeing no others, Chair Pehrson requested the correspondence received be read into the record. 
Member Lynch stated there were 160 objections primarily from Island Lake and the Villas of Stonebrook.  
 
Chair Pehrson closed the public hearing and turned the matter over to the Planning Commission for 
consideration.  
 
Member Lynch stated he voted against the original proposal due to the apartment buildings not fitting 
into the area. He noted he is glad to see when it went before the City Council that decision was 
supported. It was stated the developer has come back with a much better project of townhomes. Most 
of the deviations are for the reason of protecting the wetlands and woodlands. Member Lynch expressed 
he would like to see it encumbered by a conservation easement.  
 
Member Lynch stated based on the renderings, the townhomes are about 1,800 to 1,900 square feet 
above grade. He inquired if there will be a finished lower level.  
 
Mr. Polyzois stated finishing of the lower level will be an option. Additionally, the units will have a covered 
patio.  
 
Member Lynch stated regarding the covered patio and associated deviation his preference is to see the 
preservation of the wetlands over expansion. He expressed appreciation to the developer for going back 
and modifying the proposal. It was inquired of the developer if trees could be planted on site as opposed 
to a contribution to the tree fund.  
 
Mr. Polyzois stated he is willing to work with the City’s landscape architect regarding the planting of trees 
on the site.   
 
Member Dismondy inquired if the density of 2.7 dwelling units per acre includes the wetlands.  
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Planner Bell confirmed it does include wetlands.  
 
Member Dismondy stated one aspect that was overlooked with the PSLR is the public benefit and inquired 
what the public benefit is.  
 
Planner Bell stated the public benefit was not a large part of this review and the offer of a conservation 
easement could be considered.  
 
Member Roney stated he was not in favor of the previous proposal. He expressed this plan makes more 
sense and noted this is well within the scope of what could be built as it does conform to the PSLR. He 
noted he appreciated Member Lynch’s comments regarding the conservation easement. There are a 
good number of deviations but most of them are in order to preserve the wetlands and woodlands. He 
stated he is in support.  
 
Member Avdoulos stated he appreciates the residents coming forward and expressing their concerns. It 
is not something that is negated, we listen and try to understand both sides. As indicated, no one is against 
development, but our charge is to ensure the developers that come forward are following the ordinance. 
The current property has a PSLR overlay which is existing, similar to the Villas of Stonebrook. It was noted 
the project has a limited amount of impact on the site and most of the development is planned to the 
south with a large portion of the property left as is.  
 
Member Avdoulos shared that he was on the board when the Villas of Stonebrook came forward and felt 
that development was more dense than he personally would have expected but it was following the 
ordinance. He noted having the lower density as mentioned is appropriate and positive. Looking at the 
sketches, the architecture blends in with the aesthetics of the Villas of Stonebrook as well as the Island 
Lake townhomes. It was asked of the developer what the price point will be.  
 
Mr. Polyzois stated the price point will be north of $500,000.  
 
Member Avdoulos conveyed that some have indicated that these developments may have an effect 
on property values. From what has been observed, these developments next to other developments 
actually help property values go up, especially if the quality is there. He expressed appreciation for what 
they have done.  
 
Chair Pehrson stated there was a comment made about property titles.  
 
City Attorney Beth Saarela stated she would like to clarify the requirements of the original PSLR agreement 
and the private road. The original PSLR agreement for the Villas of Stonebrook not only required the public 
road it also stated the developer shall provide an access easement on the north side of the proposed 
entry drive as shown on the PSLR concept plan for future connection capability to neighboring properties 
to eliminate multiple exits onto Wixom Road. Not only was the public access required, private access for 
this property was also a requirement of that development.  The development would not have been 
approved without it. There was a question about not being in the property title which is also not accurate. 
When all the units were sold, the property owners would have been given the Master Deed. It is the 
document that controls all of the title restrictions on the property. The Master Deed incorporated by 
reference the PSLR agreement that is being discussed with all the requirements. Owners of the units in the 
Villas of Stonebrook may go back to the Master Deed document and reference sections 4.6, 4.8, and 6.5 
to see that the PSLR development agreement is incorporated into the Master Deed. This notifies that all 
the easements will be granted by the developer. If there was a quiet title action that cleared an 
easement what the City would then have to do is go back and get the same easement from the 
condominium association because it is a requirement of the development agreement and the site plan. 
If it wasn’t granted there would then we a site plan violation that could be taken to court.  
 
Chair Pehrson stated there was mention of a rental cap.  
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City Attorney Beth Saarela stated that the rental cap would be discretionary with the developer.  
 
Chair Pehrson inquired of the developer if a rental cap had been considered.  
 
Mr. Polyzois stated he had not considered a rental cap due to the price point of the units. When the unit 
is treated as a non-homestead the taxes will be considerably higher. He stated it is something that can 
be looked into further, but it is not something he is looking to impose.  
 
Chair Pehrson stated he agrees with the additional tree planting on the property and the record will 
reflect the desire for those additional plantings as well as the conservation easement. He noted the other 
point that was brought up several times is the lack of communication between the developer and the 
neighboring communities.  
 
Mr. Polyzois stated when the journey with this property began three to four years ago the Planning 
Department provided Mr. Potocsky’s contact information. Mr. Polyzois expressed he reached out to Mr. 
Potocsky and a meeting was coordinated. Several residents from both the Villas of Stonebrook and Island 
Lake attended the meeting. Mr. Polyzois stated he told them what the vision was for the property. There 
was communication up to and through the approval at the Planning Commission meeting for the 
apartment complex and rejection at City Council. After which there was not a need to engage until 
earlier this year when it was communicated that the plan had been changed to twenty-four for sale 
townhome units. Mr. Potocsky expressed he was still not in favor and would prefer duplex units similar to 
the Villas at Stonebrook. Many months later the plan was revised down to twenty-two units, and a text 
was sent notifying Mr. Potocsky that the plans had been revised.  
 
Chair Pehrson stated he appreciates the ability to reach out. He noted in a case like this we could always 
do a better job communicating. He is in agreement that the revised plan fits the area with much less 
density and believes this is a viable plan.  
 
Motion to recommend approval of the Planned Suburban Low-Rise (PSLR) Overlay Development 
Agreement Application and Concept Plan to the City Council made by Member Avdoulos and 
seconded by Member Lynch.   

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

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

2. In relation to the underlying zoning or the potential uses contemplated in the City of Novi 
Master Plan, the proposed type and density of use(s) will not result in an unreasonable 
increase in the use of public services, facilities and utilities, and will not place an 
unreasonable burden upon the subject property, surrounding land, nearby property 
owners and occupants, or the natural environment. [The estimated number of daily vehicle 
trips is 132, which is less than the 750 trip threshold for a Traffic Study. Peak hour trips also 
do not reach the threshold of 100 trips (Estimated: 5 peak hour AM trips, 10 peak hour PM 
trips). The proposed use is expected to have minimal impacts on the use of public services, 
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facilities, and utilities over what the underlying zoning would allow. The proposed concept 
plan impacts about 0.37 acres of existing 2.41 acres of wetlands and proposes removal of 
approximately 20 of the regulated woodland trees. The plan indicates appropriate 
mitigation measures on-site and payment into the Tree Fund for the replacement credits.]   

3. In relation to the underlying zoning or the potential uses contemplated in the City of Novi 
Master Plan, the proposed development will not cause a negative impact upon 
surrounding properties.  [The proposed buildings are buffered by landscaping and 
preserved natural features. The multi-family residential use is a reasonable transition from 
the two-family and one-family developments to the west, east and south and the 
commercial shopping center to the north.]   

4. The proposed development will be consistent with the goals and objectives of the City of 
Novi Master Plan, and will be consistent with the requirements of this Article [Article 3.1.27].  
[The proposed development could help provide for missing middle housing needs that are 
walkable to the commercial areas to the north, which is recommended in the City’s Master 
Plan for Land Use. The area was included in the PSLR overlay in the Master Plan and Zoning 
Ordinance, which permits multiple-family uses as a special land use. The proposed 
arrangement of buildings and site layout minimizes the impact on existing natural features.]   

5. City Council deviations for the following (as the Concept Plan provides substitute 
safeguards for each of the regulations and there are specific, identified features or 
planning mechanisms deemed beneficial to the City by the City Council which are 
designed into the project for the purpose of achieving the objectives for the District as 
stated in the planning review letter):   

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

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

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

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

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

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

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

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

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

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

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

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

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

This motion is made because the plan is otherwise in compliance with Article 3, Article 4 and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance. 
 

ROLL CALL VOICE VOTE ON MOTION TO RECOMMEND APPROVAL OF THE PLANNED SUBURBAN LOW-RISE 
(PSLR) OVERLAY DEVELOPMENT AGREEMENT APPLICATION AND CONCEPT PLAN TO THE CITY COUNCIL 
MOVED BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. Motion carried 4-1 (Dismondy). 

 
2. TEXT AMENDMENT 18.306 – PROPOSED AMENDMENTS TO CAR WASH STANDARDS  

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

 
Senior Planner Lindsay Bell stated earlier this year, the Ordinance Review Committee (ORC) requested 
Staff look into the current Zoning Ordinance standards for Car Wash facilities. 
 
In recent years, the City has received many inquiries to develop car wash facilities. The proliferation of 
this use is a nation-wide trend. Today about 80% of car washes are done at a commercial facility 
compared to about 50% in the 1990s. In addition, the car wash model is very attractive to investors 
because the low labor requirements and convenient membership models bring in big annual returns. 
Some forecasts predict that the number of car washes in the U.S. will double by 2030.  
 
The risk of continuing the trend to build more car washes is oversaturation of the market, with the revenue 
of existing car washes decreasing with each new one that opens as they compete for customers. Due 
to the specific design of a car wash building, if the business closes, it could be difficult to repurpose the 
structure for another use.  
 
In the City of Novi, Auto Washes are a principal permitted use only in the B-3 General Business District. 
There are no specific use standards except for the requirement that they are completely enclosed in 
a building. Otherwise, they are expected to comply with the requirements of the B-3 District for 
building and parking setbacks, and building height (Section 3.1.12).  
 
Section 3.10 contains Required Conditions for the B-1, B-2 and B-3 Districts, and states that 
overhead/service bay doors shall not face a major thoroughfare nor an abutting residential district. 
Car washes often must seek a variance from the Zoning Board of Appeals for this condition because 
of the long tunnel design typical of car wash buildings with an entrance and exit door make it difficult 
to avoid having one overhead door facing the road. Modern car washes often have outdoor vacuum 
stations as an accessory use, which does require an outdoor component.  
 



 
CITY COUNCIL MEETING MINUTES 

DECEMBER 1, 2025 - EXCERPT 
 

 



REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 
MONDAY, DECEMBER 1, 2025, AT 7:00 P.M. 

 
Mayor Fischer called the meeting to order at 7:00 P.M.   
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL: Mayor Fischer, Council Members Casey, Gurumurthy, Heintz, 

Martinez, Smith, Staudt 
 
ALSO PRESENT: Victor Cardenas, City Manager 
 Danielle Mahoney, Assistant City Manager 
 Tom Schultz, City Attorney 
 
APPROVAL OF AGENDA:  
 
CM 25-12-148 Moved by Casey, seconded by Smith; MOTION CARRIED: 7-0  
 

To approve the agenda as presented. 
   
Roll call vote on CM 25-12-148 Yeas: Casey, Gurumurthy, Heintz, Martinez, 

Smith, Staudt, Fischer 
 Nays: None  
  
PUBLIC HEARINGS:  
 

1.  Program Year 2026 Community 
Development Block Grant (CDBG) 
Application 

 
Mayor Fischer opened the public hearing at 7:01pm and closed it at 7:02pm with no 
public comment. 
 
PRESENTATIONS:  
 
Annual Comprehensive Financial Audit for year-end June 30, 2025 – Rehmann 
 
City Manager Cardenas said every year we go through this exercise where we audit our 
books and bring in an outside auditor.  Rehmann has been under contract for several 
years now.  Mr. Nate Baldermann, our engagement principal, will bring everyone up to 
speed for our fiscal year 2024-2025.  
 
Mr. Baldermann said he usually talks about the Independent Auditors’ Report that’s 

included in the 200+ page document that’s included the Councils’ packets.  He said they 

issued an unmodified, or clean, opinion.  That is what you’re looking for when you get an 

audit. It means you can rely on the information that’s in the document to make 
management decisions.  He said the second report is on internal controls and is a two-
page document that is sometimes referred to as a Yellow Book report.  It’s a report that’s 

done on government auditing standards. In that report, they are required to report any 
material weaknesses or significant deficiencies that come to their attention as a result of 
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Novi.  There are roughly 50,000 adults with 40,000 of them being on LinkedIn. This is a strong 
indicator of professional engagement in the community.  The average compensation for 
Novi professionals is around $85,000.  Most are white collar workers with about 5,000 in the 
automotive industry.  As expected, Ford and GM are two of Novi’s largest employers, 

each with around 600 local employees. 8/10 of our top employers fall within automotive 
or healthcare which means we have some strength, but we also have some 
concentrated risk.  His goal with this committee would be to help Novi maintain its strong 
relationships with these anchor employers while diversifying some of our local economy 
such as Miracle Software Systems.  It is a Novi-based IT solutions firm and Novi’s fourth-
largest employer.  It shows how technology-driven companies can thrive here.  He’d love 

to learn from their story and see how Novi can use that to attract other similar firms to the 
area.  Finally, he thinks there’s a great opportunity to continue building strong bridges 
with our local universities—Michigan State, University of Michigan, Wayne State and 
Eastern Michigan all have strong alumni and student ties here in Novi.  They can continue 
to play in great ways and continue to keep people in Novi as kids go to these colleges.  
In short, he is approaching this role with curiosity, data and a collaborative mindset.   
 
CITY MANAGER REPORT: None 
 
ATTORNEY REPORT: None 
 
AUDIENCE COMMENTS:  
 
The head coach of a Novi Middle School Robotics Team, FTC Team RapidRobots 
(#10477) introduced himself.  He was proud to share that this team qualified for the 
Michigan State Championship, a recognition the students earned through their hard 
work, innovation and strong teamwork. These students have designed, built and 
programmed a competition robot while also developing real world, STEM-minded 
leadership skills.  The students are excited to present their work today and showcase the 
impact that robotics education is having on our youth and community.  Team 10477 
introduced themselves and said they have been designing robots, driving innovation and 
making a real difference in our community through hands-on outreach for the past 10 
years. Their vision is to be a bold team, driven by core values, uplifting others, embracing 
challenges and leaving a lasting impact. Their mission is to grow as a socially-responsible 
team, pushing engineering boundaries and creating meaningful change on and off the 
field.  This season, they took the initiative to reach out to the Richmond International Park 
School in Bosnia.  After a tremendous amount of effort, this initiative led to the creation 
of Bosnia’s first robotics team.  They have also worked with multiple robotics teams in India 
and Japan. The students then explained how their team is divided into different groups 
that all work together to make a successful robot. They highlighted the various 
community out-reach work that they do.  They thanked the Novi community for their 
support. 
 
John McKenzie, an attorney with the Warner Norcross law firm, said he has been retained 
by the Villas of Stonebrook Condominium Association to place an objection to the site 
plan proposal for the development of Camelot Parc. He said Stonebrook Road is a 
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private road that is owned by the association. Camelot Parc is proposing to take an 
easement from the developer for ingress and egress into their new development.  On the 
law, there are only three ways to have an easement. One is by prescription, two is by 
necessity and the third is by express grant.  Express grant is what the township is dealing 
with in this proposal. He said the developer tried to reserve the right and the master deed.  
The issue is that it’s not properly reserved. The grant is not correct.  Under the Michigan 
Condominium Act, a developer may reserve a right to grant a future easement so long 
as the right is clearly reserved and defined in the master deed.  He said in this master 
deed, we are dealing with Section 6.2 or 6.9.  If you read Section 6.9, the developer 
reserved a right to grant a future easement to benefit the land.  That’s specifically defined 

in Article 2.  If you look at the definition of land in the master deed, it’s specifically the 

Villas of Stonebrook—not Camelot.  The purpose of a future easement is for access roads 
to the units of the Villas of Stonebrook—not Camelot.  The importance of this is that you 
can’t expand the easement rights.  They are strictly governed by the document, and the 
document did not properly reserve the right for the developer to provide an easement 
that benefits a separate development that is not the Villas of Stonebrook. He said he is 
aware of the PSLR agreement.  He has reviewed that and he does not believe that it 
suffices under the Condominium Act to reserve the right to grant the future easement.    
He said the second issue is that Camelot Parc intends to tap into a utility easement that 
is in Stonebrook that benefits the township.  He believes that is improper for the same 
reasons. He said the third issue is that, hypothetically, even if the developer did properly 
reserve the right to grant a future easement to a separate development, it would be 
problematic because Stonebrook is a private road owned by the Stonebrook Village 
Association.  There are issues with maintenance and safety concerns. He said it is for all 
of these reasons that they are asking Council to reject the proposal from the developer 
to grant any easement rights off of Stonebrook for the benefit of Camelot Parc.   
 
Venkat Thalla said that he has been a resident of Michigan for 27 years. He has spoken 
to Council a few times.  He said Council is now made up of 11 members.  These members 
came and finished the work.  Whatever the task, whatever the transaction I wanted to 
do, they had already done it. He has learned in the last few days that our state is the 26th 
state.  He has spoken here about 26 keywords and 26 milestones.  He saw our previous 
two years’ back runner up mayoral candidate. If he had used the write-in feature then, 
he would have already been a Council member.  He mentioned that Mr. Martinez is an 
attorney.  He said that Mr. Martinez obviously wanted to be a Council member or Mayor.  
He said he wants everyone to be educated about what is already within.   
 
Deborah Domke 48801 Windfall Road, said she would like to speak against the possible 
approval of Camelot Parc. She spoke about an existing alternative access point for 
Camelot Parc in the northwest corner of their property. She said it shows in some of the 
diagrams and not in others, but it does exist. She pointed to a yellow semi-circle on a 
map of the City of Novi, Oakland County, Michigan, PSLR Overlay Preliminary Plan. She 
said there are two curb cuts into Wixom Road.  The one is north of Camelot property and 
the other is in the northwest corner of it.  She said on the newest submission from Camelot 
Parcs, it shows no curb cut at all.  It’s totally missing as though there is no egress available 

from their area.  The next picture is dated December 1, 2025 and shows that existing 
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ability to egress onto Wixom Road.  The third one shows where they have crossed out that 
egress point.  She said she doesn’t know why.  It is available to them to exit onto Wixom 

Road. She then presented a picture of what she would suggest as an egress for Camelot 
Parc. She suggested that they build a road going up that would intersect with that 
existing curb out.  She said there is no need for an exit onto Stonebrook Drive that would 
cut a 40’ x 60’ long chunk out of the existing 10’ high berm that they all love and that 
protects animals behind it.  She said she and the other residents at Stonebrook believe 
that there is no valid easement from Stonebrook Drive to the Camelot Parc property.  She 
said the easement they refer to is invalid.  She said it was signed after the HOA turnover 
and that Pulte had no legal right to sign it.  She asked that the City pause approval until 
legal, safety and infrastructure issues are resolved.   
 
Pat McLaughlin, 48667 Windfall Road, thanked Council for turning the Camelot 
apartment complex back to the developer so they could change the whole concept.  
She said they have been told more than once by the Planning staff and the Building 
Commission that this project is much like theirs at Villa of Stonebrook. She said she 
disagrees. She said even though they both have deviations; their development turned a 
blighted area into a beautiful community. Their development is a rare and desirable 
ranch-style condo neighborhood.  There aren’t very many children in the community, so 

it’s a win for the City. Also, comparing the project proposal, she said they’re going to 

make a one-time $30,000 investment in Wildlife Woods Park. She said they would be 
maintaining a road forever.  It would require care and maintenance every year.  She said 
the City is in a sweet spot. Stonebrook Drive is private to the advantage of the public 
when it suits the City.  It’s also private when it’s an advantage for the City.  Public when 
the City increased wear and tear on the road when it established a trail head for ITC trail, 
brought in huge construction equipment to double the pickleball courts and triple the 
parking lot size. It increased the rentals there and the play field capacity at the park.  
Now, it wants curb cuts.  She said all of this is on the back of 84 people to pay for the care 
and maintenance of this road.  There is no need for the City to support any City services 
such as police protection, road care and maintenance, landscapes, snow removal, the 
removal of graffiti on benches at the park entrance. She said it’s 84 people.  Breaking the 
berm in the wetland could expose us to water issues and accepting a document from 
Pulte behind our backs when we own the property and they don’t.  She said she thinks 
they’re being abused and that the City needs to pay attention to the 84 people.   
 
Bashim Ayoub, 48648 Rockview Road, said he came for two things. One of them is about 
Stonebrook Road.  He said it seems like the developer of this new project went around 
the residents and somehow worked it out with Pulte, but Pulte has no control over that 
road.  The road is owned by the Association of Stonebrook.  For something to go around 
the residents, that would be illegal and we should look at the legal ramifications of that. 
The second item he wanted to bring up is if and when they start construction, maybe the 
City can grant them a side road to Wixom Road during construction.  Otherwise, he 
believes it will be a total mess.  He said he’s worried about the safety of the kids coming 

out of school and how the city handles that.  If there could be an access road from that 
particular development to Wixom Road, that might ease some of the safety concerns 
they have.  He thanked Council before he took his seat. 
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Steve Petocsky, 48849 Rockview Road, said he is the current president of the Villas at 
Stonebrook Association.  He said it’s been a lot of fun being an owner there over the last 

five years and seeing the ups and downs with this project and some other things that 
have gone on.  Regarding the issue of the easement, he said the attorney said it best.  
He wanted to highlight that all the owners had master deeds and bylaws that may or 
may not have reflected a potential easement, but the establishment of the easement 
after the fact really destroyed their property values in many regards.  He said he just 
doesn’t think it’s a fair and positive way of doing business.  He still questions how they 

could do that along with the developer, the City Attorney and Pulte Homes when the 
ones that are most affected are the 84 residents and they didn’t get a seat at that table.  

He believes this is wrong. He said his other thought is that when the apartment project 
was rejected, there was a comment on the entirety that said the city was going to find 
something that would be homogenous with the community, more in standing with what’s 

going on.  He questions what is in it for people a little bit older that might need first-floor 
compensated space as far as master suites or space for bedrooms.  He said that Council 
approved a complex a couple of weeks ago where the developer was very proud to 
say that they would be providing 50% first-floor suites.  He appreciated that question 
being brought up in that meeting so he could understand that.  He would like to see 
something like that around them, too, something that would be more homogenous with 
their situation.   
 
Ann Nelke, 48646 Windfall Road, said she concurs with all of the formal obligations stated 
by the Villas at Stonebrook HOA Board of Directors.  After attending the September 10, 
2025 Planning Commission meeting and voicing her objections, she noted that the 
Commissioners cited data from the City of Novi’s Master Plan.  She subsequently spent 

hours reading more than 160 pages of the Master Plan as it is available on the City’s 

website. She said between the years 2020 and 2025, 1% of developments in Novi consist 
of ranch condos or homes, in spite of the fact that 40% of the population is over the age 
of 45 and are considered mature, experienced working professionals who feel stuck in 
their homes as they want to downsize in their community. Unlike many Michigan 
communities, over 40% of housing stock in Novi is in multi-unit townhouses or apartments.  
Among every age demographic, in Novi, a mean percentage of 82 desire detached 
single-family homes with 22% favoring townhouses even 10 years from now. A table on 
page 94 shows the current build-out status for Novi.  91% is already built out.  5% is property 
which could be redeveloped or repurposed and 4% remains undeveloped.  The Villas at 
Stonebrook provides an example of redevelopment which also meets the desires and 
needs of the majority of residents.  Here was an area of former industrial blight which 
checked all of the boxes for single-level living with age in place being met as well as 
smaller footprint homes, 1700-2100 sq ft.  A search on realtor.com this afternoon had five 
listings that were ranch units.  Conversely, there were 31 townhouses.  Of the proposed 
future developments, the vast majority are townhouses, apartments and large- footprint 
homes.  Perhaps it is time to heed what the residents wish to see.  She thanked Council 
and took her seat.                            
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Roll call vote on CM 25-12-151 Yeas: Martinez, Smith, Staudt, Fischer, Casey, 

Gurumurthy, Heintz 
 Nays: None 
 
3. Consideration tentative approval of the Camelot Parc Townhomes Planned Suburban 

Low-Rise (PSLR) Overlay Development Agreement Application and Concept Plan. 
 
City Manager Cardenas said that what they have before them is an updated plan for 
Camelot Parc Townhomes which has been submitted for a vacant parcel totaling 8.24 
acres south of Novi Promenade Shopping Center east of Wixom Road.  The previous 2023 
plan was denied for a previous PSLR request on the site with 46 apartment units.  This new 
plan is the development of 22 townhomes and five two-story buildings.  The units would 
be for sale, and each would have a two-car garage.  Such property is zoned R1 One-
family Residential with a PSRL overlay.  This is just a tentative approval.  This will come back 
to City Council for final approval of the actual PSLR agreement. 
 
City Manager Cardenas said much has been discussed regarding the maintenance of 
the road that is a part of the Villas at Stonebrook’s PSL agreement.  Back in 2018, based 

on representation of the developer of this proposed development, the developer is 
willing to pay some amount toward the maintenance of the road.  He said Council would 
see in the packet that the proposed motion, if Council decides to move forward with this 
tonight, includes a condition that the Camelot Parc developer will pursue in good faith 
a reasonable maintenance agreement for the maintenance of Stonebrook Drive.  He 
said that arrangement would be between the two private parties and would not directly 
involve the city outside of the city reviewing any draft document that may be presented.  
He said the developers and staff including Ms. Macbeth and Ms. Bell were in the 
audience and could answer any questions.     
 
Mayor Fischer asked the developers if they wanted to make a presentation or if they 
preferred to answer questions.  The developers stood, thanked the Mayor and said some 
of the Council may have remembered their previous endeavor when they were denied.  
They highlighted a few points for any new members attending.  They said the City was 
not looking for a renal component, but instead something that was more uniform with 
the adjacent Villas at Stonebrook projects that has private garages rather than parking 
on the streets for everyone.  They listened to Council, went back and reworked the layout.  
They reduced the number of units to fit a townhome product-for-sale unit.  These are 
typically two-stories. The developers showed an updated version of the plan dated 
December 1, 2025 which they believe met the requests of the Council at that time.  They 
showed the location of the site south of Target, west of the Villas at Stonebrook and north 
of Deerfield Elementary School.  The existing site has a fair amount of woodlands and 
wetlands occupying the property.  The layout is very similar to what they’ve seen before.  

There is a different orientation of the buildings with the drives with the intent to minimize 
the impacts to the existing natural features on the property.  This will make it so they can 
preserve those when they provide a preservation easement over top of the woodlands 
and the wetlands on the property.   
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The developers said the project density is only 2.7 dwelling units per acre which is well 
below the allotable density on the property.  They highlighted a couple of points.  They 
said they talked about the two-story for sale townhome units with private garages.  There 
is a lot of open space.  It’s natural features, so it’s not active open space, but they are 

providing a walking trail that meanders back through the wooded area with some 
benches to create a private active recreation within the development itself.  It’ll also be 

in close proximity to Wildlife Woods Park which presents a great opportunity for Novi 
residents to use the park and the pickleball courts and enjoy the facilities that the city 
offers here.  They said this leads to the public benefit donation to improve those facilities—
redo the bathrooms, repaint the structures, make it all nice for our residents and the 
residents of Novi who visit the park.   
 
In terms of other public benefits, traffic and the intersections will be less congested by 
utilizing the shared access to Stonebrook Drive.  Reducing the number of access points 
to Wixom Road improves safety.  The type of housing provides an alternative type to 
serve the middle market for those people who aren’t in the position where they want to 

be in a full, single-family home.  This type of housing can serve those that are just starting 
out or those who are interested in downsizing.  This development will enhance the habitat 
on the property by removing the invasive species that are currently there and planting 
native seeding to promote new growth within the wetland areas.  As part of the 
construction process, they will build their own on-site wetland mitigation for all of the 
wetlands that are impacted.  They will also enhance the emergent wetlands by placing 
other habitat structures within that wetland.  These would include places for birds to 
perch, places for snakes to crawl under and developing new wetlands to try to promote 
the habitat within the existing wetlands on site.   
 
Regarding the traffic, the developers said there are very few units on the development 
site, meaning it is a relatively low traffic generator—especially relative to the adjacent 
Villas at Stonebrook. They have four times the amount of units as this proposed 
development which means they produce four times the traffic.  The thresholds on the 
studies are well below any of the city requirements to perform a formal study.  With the 
recent improvements along Wixom Road (adding in the left turn lane into Stonebrook 
Drive), there is no longer a need to add additional improvements along that corridor.  As 
City Manager Cardenas discussed, this development will be utilizing Stonebrook Drive.  It 
is only fair that they contribute to a maintenance responsibility for the shared component 
based on the volume of traffic this development will generate and the length of the drive 
their residents would be using.  Those numbers boil down to 7%.  That’s their position on 

the shared maintenance they are proposing to the HOA.  That agreement needs to be 
finalized between the developers and the HOA. 
 
The developers showed a slide of some architectural elevations.  They highlighted some 
of the features such as using mixed-use façade materials to create some architectural 
diversity.  They compared their designs with the existing architecture at Stonebrook Villas 
to show how they would look similar.  They showed their proposed landscaping including 
supplemental tree plantings and retaining the existing trees within the woodlands.  They 
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showed some street-view renderings along Stonebrook Drive where their development 
had been superimposed.  They demonstrated that, with the large, mature evergreens 
along the existing berm, you can barely see the new development.  They finished their 
presentation by showing a slide highlighting the proximity to Wildlife Park. They thanked 
City Council and offered to answer any questions. 
 
Member Heintz asked the developers what the size of a potential conservation easement 
would be.  The developers said it would cover all of the existing areas that have been 
designated as actual woodlands as well as the existing and proposed wetland mitigation 
areas.  The exact boundary of that mitigation area needs to be delineated with a written 
description, but the intent is that it will cover all of those existing features that will remain 
and be preserved on the property in perpetuity.  Member Heintz asked if there is a size 
the developers can share, saying that it is hard to vote on something without having all 
the information.  The developers said they don’t have specifics on how much acreage 

that is on the woodlands, but they’ll preserve basically the entire north area of the 
property, the existing wetland you see up on the north, all those open green space areas 
and all those trees there.  Basically, the north half of the property with the exception of 
the detention pond that’s in there.  Member Heintz asked for a range.  The developers 
said the acreage on the property is about 8 acres.  They guesstimated that this is in the 
range of four acres or so, or half the property.  The developer said they’ll have exact 

numbers in the site plan process. 
 
Member Heintz said there were different wetland categories in the packet they were 
given by the developers.  He asked if all the category types were factored into the .37 
acres of wetlands that are impacted.  The developers said yes, when wetlands are 
impacted, the mitigation they have to recreate is “in kind,” meaning that if they impact 

wooded wetlands, they must recreate wooded wetlands at a specific ratio.  All of those 
are accounted for in the proposed mitigation design.  They need to put the detail into 
that mitigation design, but the area has been allotted for the recreation of those 
wetlands.  Member Heintz asked what the total amount of wetlands that’s impacted.  

The developers said .37 acres and that the mitigation provided is .61 acres mitigating out 
of that.  This means it’s an increase of overall wetland acreage on the property because 

of the mitigation ratio.  Member Heintz asked if that’s roughly 1 acre of wetlands that is 
impacted or if it’s different because of the ratio.  The developers said there is only an 
impact of .37 acres of wetland.  That is all that is impacted.  .37 acres is what is impacted 
and because of that, the developers will create .61 acres.  The developers said they 
worked very hard to fit this layout into the available upland area and minimize the 
impacts to wetlands because the City requires that any impacted natural features, the 
wetlands, be mitigated on site.  They worked with the township staff to figure out how 
they can fit it all together, making sure they had the available space to provide the 
required mitigation on site.   
 
Member Heintz then asked about the deviation request for the 25’ buffer.  The developers 

then clarified and said when you’re creating a wetland impact, you don’t want to create 

an additional 25’ of impact of actual wetland and then just call it a buffer.  The buffer is 
an imaginary line around an existing wetland that you try to stay out of.  When you’re 
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creating this impact, you are inevitably within the buffer because you’re impacting the 

wetland itself.  To mitigate that, they will provide additional plantings, signage and 
delineation around where the impact limit would be in those wetlands to recreate that 
visual barrier that would make it clear where you can go to maintain the finite yard space 
adjacent to it.   
 
Member Heintz said he appreciated that clarification because it is a concern of his.  The 
developers reassured him by saying they have signage in the package that specifically 
addresses the mowing and fertilizer.  The city staff has requested that they include 
additional plantings to create that perimeter border of the wetlands there to help further 
buffer anything from migrating into the actual wetland itself.  Member Heintz thanked 
them for their responses. 
 
Member Staudt asked the developers to explain what their roles are.  The first developer 
spoke and said he is Jared Kime, the project engineer with Atwell.  The second person 
introduced himself as Jim Polyzios, the property owner and developer.  Member Staudt 
asked them if either of them had been at the last meeting when Council rejected this 
proposal.  They said yes.  Member Staudt said that, at that time, they told the developers 
that Council wanted to see something similar to what was there.  He said apartments 
were completely out of line at that time.  Member Staudt said this is not really something 
that is like what is there.  
 
Member Staudt said the trade-off always is are we going to use the wetlands, mitigate 
and expand the footprint to have the single-floor condos like the ones that are in the 
Villas.  Member Staudt he was there eight years ago when Council went through this 
whole thing that was a very controversial development for many, many reasons.  He said 
a lot of people pushed back.  There was a lot of contamination on the property.  It was 
a hard sell, but they ended up doing it because they thought it was the right thing to do 
at the time.  Now, here is this property.  Member Staudt asked Mr. Polyzios how long he 
has owned the property.  Mr. Polyzios said he has been affiliated with this property for five 
years.  Member Staudt asked who had owned it prior to that.  He also asked if it had ever 
been an option for Pulte to develop further onto that property and they chose not to or 
if it had been owned by someone who didn’t want to sell it at that time.  Mr. Polyzios said 
Pulte owned it at the time and they were interested in a development scenario with 
them.  It never materialized in the way that they wanted with the apartments, so he 
phased out and they continued on to develop this site.  Mr. Kime said he doesn’t believe 

they can speak to what Pulte wanted to do with the property.  Member Staudt said he 
was just wondering because he thought they made it fairly clear when they were here 
the last time that they wanted to see something similar, something homogenous to what 
the Villas is.  Member Staudt said this new proposal really isn’t and that when you look at 

the crowd here, the Villas filled a very important void that Novi had at the time and they 
are looking to expand that.  They would like single-floor units where someone can go 
after they’re ready to sell their 3,000 square-foot house.  The Villas has worked out 
extraordinarily well.  They have a very organized community.  He would have liked to 
have seen a proposal more in line with that. 
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Member Staudt said he was just being honest.  He asked the developers if they had ever 
had an opportunity to meet with them.  That was something Council had asked the 
developers to do in 2023 when they were here last.  Council has heard that they didn’t.  
He asked the developers if they had had an opportunity to sit down and talk with them.  
Mr. Polyzios said he had reached out to Steve, the HOA president.  He had someone from 
the HOA board reach out to him after the Planning Commission meeting who wanted to 
meet with him to get a better understanding of the shared contribution of the road 
maintenance scenario that he was proposing.  They set up a date and time to meet.  The 
member from the HOA board called a couple of days later to say the HOA was going to 
retain an attorney and explore their options. 
 
Member Staudt asked Mr. Polyzios if he considers 7% a good faith offer.  Mr. Polyzios said 
it was a formula, a starting to point to discuss.  Member Staudt told him to forget formulas 
and he raised the question if Mr. Polyzios considers it a good faith offer.  Mr. Polyzios says 
it’s proportionate to the number of units that Camelot Parc with have versus what the 

Villas at Stonebrook have.  Member Staudt said he believes Mr. Polyzios is low-balling 
considerably. Member Staudt said they talked about this road at length when they 
approved the Villas.  He said they all knew exactly what they were doing at the time.  
None of the residents were there at those meetings.  He said he was there, Laura was, 
Justin probably wasn’t, the rest of Council wasn’t.  He said they were very clear that that 
property was owned by somebody and needed access and that they didn’t want a curb 

cut onto Wixom Road.  Before anybody else was affected by this, they made the decision 
about the easement.  They also made the easement decision as it related to our property 
and our park property.  He said this isn’t a case of trying to dump a bunch of burden on 

the Villas owners.  This was all decided well in advance.  He said they could have plenty 
of “dueling lawyers” talk about the intricacies of this, but he is not really interested in that; 
he knew their intention and he believes it was recorded very clearly.  He believes any 
judge is going to be in very much support of them.  He said they don’t have a dog in the 

hunt.  What they want is fairness.  In this case, he said the developers have to think a little 
bit more about what they’re going to do working with this homeowners’ association, 
which, he said, unfortunately for them, is very organized and has a vision of what they’re 

looking for.  On the flip side, they have every right to develop the property, and he would 
love to see something that is more in line with what is in the Villas currently.  He said this is 
what the developers brought forward and Council doesn’t get to make decisions about 
how they develop things and what projects they bring forward.  Some people in the 
social media world think the City Council is making these decisions, that they want 
townhouses all over Novi.  Member Staudt said that is not the way it works.  He said they 
take on what comes to them and then they try to act fairly with both the developer who 
has an investment and the property owners that are around it.  He said this isn’t a terrible 

proposal, but it is not consistent with what he thinks they made clear that they are looking 
for.   
 
Member Staudt said there is always a trade-off between green space and density.  He 
said the developer wants to put things together tighter and have more green space.  The 
options are limited.  You don’t have single-family buildings when you have green space.  
He said the developers brought a proposal that is preserving green space like nothing 
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else he has seen in a long time.  He applauded the developers for that.  He said he really 
thinks the developer needs to go back and reconsider something that is in good faith—

forgetting percentages, quotas and ratios.  He said he will not support this proposal if it 
comes back in two or three months. He said that if Council pushes it forward, it will need 
to have a better and more fair understanding between them and the existing 
homeowners’ association.  
 
Mr. Polyzios said he’ll sit down with the HOA board and discuss an increase in the 
proposed contribution for the maintenance of that road.  He said he has no problem 
meeting with the HOA.  He has been wanting to do that.  He thought he had it in place 
and they rejected it saying they were going to hire an attorney.  Last time he was here, 
he proposed apartments.  He listened to everyone.  Council said they needed to reduce 
the density and that they wanted for sale products.  He builds detached condos and 
attached condos in Rochester Hills, Oakland County.  When he looks at this map, he sees 
an elementary school and a middle school which makes him think this is an ideal place 
for families getting started.  You’re close to those schools.  You’re close to a park. He said 
this proposal is for 22 units—not 200.   
 
Member Staudt said he appreciates that they came back with half the density.  He said 
the garages absolutely dropped dead.  He said nothing says a rotten development more 
than carports. He was pleased that the developer came back with garages.  He said this 
was a vast improvement over what they proposed the first time.  He said he would not 
support a curb cut or a road going through the wetlands to get to Wixom Road because 
that doesn’t make sense.  He said what makes sense is a good faith negotiation between 
the developers and the HOA.  He said overall, it’s not perfect, it’s not exactly what he 

wanted, but it is something he could support because he does see a tremendous effort 
to preserve a big area of green space and that’s one of the things that is important to 
Council right now.   
 
Mr. Kime said somebody had mentioned construction access.  He said it would be their 
intent that the emergency access drive location that they have that comes off Wixom 
Road would be used as construction access.  They would not be pulling construction 
equipment in through Stonebrook Drive.  It would be coming directly off Wixom Road.  
Member Staudt asked how they would get through the wetlands.  Looking at the map, 
Member Staudt said it’s off the stub right there.  Mr. Kime said yes, it’s right off of here in 
this area.  Mr. Kime said there is a new pathway that is right up to the curb as it is.  They 
would simply drop the curb there.  It’s an emergency access drive.  During construction, 

it'll just be stone behind there.  Then, they’ll replace all of that with pavers or gravel or 
whatever the city specifications are for that fire truck emergency access.   
 
Member Smith said he agrees with the earlier comments about making sure the 
developers are working closely with the HOA.  He compared it to sharing a driveway with 
a neighbor, saying they would have to work pretty closely to make sure it all worked out 
well.  He asked City Manager Cardenas what the current density for R1 is.  City Manager 
Cardenas asked if Ms. Macbeth or Ms. Bell could help answer that.  They turned back to 
a slide in the presentation called “Plan Features.”  Mr. Kime answered that the allowable 
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density on the property is 6.5 dwelling units per acre.  They said that is based on the PSLR 
overlay allowance within.  Member Smith said he was wondering what the current zoning 
would be without the overlay would allow there.  City Manager Cardenas said about 
two units per acre, so about four units.  Member Smith said two units per acre, 8 acres, 
that would mean 16 units. 
 
Member Smith said it seemed like every deviation of this proposal had something to do 
with not enough space on the site.  To him, that is saying that there’s too much stuff trying 

to be put onto the site.  He would like to see a little more open space. The area where 
they are up tight against the wetlands, maybe give that a little more room.  He said, as 
was previously stated, the run-off from fertilizer, lawn chemicals, salt from the roads, things 
like that are a concern going in there. 
 
Member Martinez said the phrase he keeps coming back to is a “recognizable and 
substantial benefit” to the community.  That’s the factor he is looking at most closely, 

especially when he sees the deviations that Member Smith brought up.  He said City 
Council are not the developers, but they are tasked with the residents of enforcing the 
city ordinance as it is written.  The ordinance provides that they can look for that 
“recognizable and substantial benefit.”  He said to Member Smith’s point, the natural 

feature impacts and the open space, the fact that there’s mitigation, and tree fund 

payments, all those things strike him as baseline compliance.  That’s what the city 

ordinance says.  He doesn’t see that as a benefit in and of itself. As to the density point, 
whether this is less dense than a prior concept that didn’t come about, he doesn’t view 

that as a public benefit.  Council looks at the ordinance, the foreseeable feasible uses 
under the zoning—not a comparison to a prior plan that didn’t come to fruition.   
 
Regarding the Stonebrook Drive contribution, Member Martinez said he would have 
really, really liked to have seen a draft of some agreement, even if the agreement had 
not been signed, sealed and delivered.  That would have made him feel a lot better to 
say that they’re moving in the desired direction and that those conversations with the 
HOA have happened.  He said the fact that they have nothing yet makes it indefinite.  
It’s not really designed into the project.  Council has to go off the lawyer battles to 
determine what a good faith effort means in this case.  He said he doesn’t believe 7% is 

good faith, but he is going to leave that to their negotiations.   
 
Member Martinez said the missing private open space, the lack of enhancements, that’s 

all stuff where you could find a “recognizable and substantial benefit” in.  The missing 

middle housing, the walkability are also benefits to the community, not just those that use 
it—but to the community.  He’d really like to see that before he gives his vote to this 

development. 
 
Member Martinez said, on the other hand, he does give the developers credit.  Traffic 
and utilities go pretty well in their favor.  He said the daily trips, the not meeting the 
threshold for the traffic study, that minimal impact on public services all work in the 
developers’ favor.  As of now, when he weighs the compatibility and the character of 
this area, that’s one of the factors they have to consider is the compatibility with that 
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surrounding area, from how he is reviewing it, that’s not yet visible.  He weighs that against 
the magnitude and the number of deviations requested, the shortfalls in the open space 
and the private outdoor areas, and in the absence of any even partially defined 
enforceable commitments to Stonebrook and their HOA and enhanced common 
amenities and he’s not comfortable yet making a finding that this particular plan meets 

the high bar of a PSLR overlay in terms of the “recognizable and substantial benefit” that 
the city ordinance requires them to do.   
 
Member Martinez said he would like to see this plan have some level of a path forward.  
He doesn’t want to be a wet blanket on this proposal.  He said they have a right to have 
use of that land.  He thinks there are plenty of possibilities for them to do that.  He would 
like to see a revised submittal that reduces the number and magnitude of the deviations, 
provides a stronger, more clearly defined public benefit package, including meeting or 
exceeding that 10% open space requirement, and providing a superior open space 
program with active amenities. He believes that would up the ante and meet what they 
have to look at under the ordinance.  He said providing the additional open space and 
enhancing those common areas are those kinds of things he is looking for when Council 
makes these changes from a zoning perspective before they put anything out there and 
change what they’ve already zoned this area for.  It needs to be comfortable under their 

ordinance.  Right now, he does not feel that this proposal is there, but he welcomes a 
future opportunity to look at something the developers can bring before them.   
 
Mayor Pro Tem Casey said she had a couple of questions for the developers.  She 
appreciated them answering one of her questions early which was about the access for 
construction.  She said she tends to focus a lot on the screening around developments 
coming in.  She asked the developers to confirm that the only impact that will be made 
to the existing berm, that wonderful line of trees that runs along Stonebrook right now is 
the entrance into the development.  She asked them if they talking about taking any 
other trees down.  They said that is correct.  They will not be taking any trees down.  She 
asked them if they are intending to do any planting in that area to supplement what they 
are taking out.  Mr. Kime said they would be supplementing in any thin areas or replacing 
any dead trees in there.  The dead trees would be removed and replaced with new trees.  
The trees will not be 40’, but they will grow.   
 
Mayor Pro Tem Casey asked if the developers have plans to fill in a gap in the screening 
on the east side, just around the curve, so there is no visibility from Stonebrook to this 
development.  Looking at a slide called “Proposed Landscaping,” Mr. Kime said it was 
an extension of the existing berm.  They did not do a tree survey offsite of the property.  It 
is an extension of the existing berm that carries through over here.  Mr. Kime used his 
cursor to point to an area along the right and said it is a wooded strip along the property.  
There is a little storm drainage ravine in there.  There are existing trees occupying the 
space there.  Showing a new slide called “Site Surroundings,” Mr. Kime showed how they 

are 353’ away from the nearest unit.  You can see the existing trees in this space right 
now just before you get to the storm water access drive.  Mayor Pro Tem Casey asked if 
there is the ability to supplement in that area, to do additional screening.  She said she 
realizes they are a distance away.  Mr. Kime said they would have to have a conversation 
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about that with the Stonebrook HOA because it is on their property.  Mayor Pro Tem 
Casey asked if there is space on their property to add additional screening.  Mr. Kime 
said no.  He said they have provided the landscape up along the side of the building.  
They are not able to push the trees closer to the building due to the growth of the trees.  
Mayor Pro Tem Casey asked if they could put more trees further north on that side.  Mr. 
Kime said they have proposed trees in the space further north and the rest is all open 
wetlands.  There is nothing to view in there other than the open meadow right now.  
Mayor Pro Tem Casey said there is nothing between the two sets of trees that are 
displayed.  Mr. Kime agreed and said there are some storm sewer utilities that have to 
outlet through that area, so they can’t plant trees on top of that.  She thanked them for 

clarifying. 
 
Mayor Pro Tem Casey said moving to the west, there’s a deviation requested to not put 

a berm up towards the north side of that property because that’s where all the nice 

woodlands are.  Mr. Kime agreed.  Mayor Pro Tem Casey said south of the emergency 
access point, Mr. Kime filled in that they have a proposed berm to meet the city 
standards as much as possible.  He said it’s kind of short, so it can’t undulate.  It’ll all be 

the same standard height in there and landscaped.  Mayor Pro Tem Casey confirmed 
that yes, there will be a berm.  She said that helps greatly. 
 
Mayor Pro Tem Casey there had been a resident before them earlier who referenced the 
property in the drive to the far northwest corner of the property.  Mr. Kime showed that 
drive on the slide called “Proposed Landscaping.”  He said it is a private residential drive 
that encroaches on their property.  He said they have two curb cuts on Wixom Road, 
one of which will be removed, so they will have one access point now.  There will not be 
an encroachment onto the property there.  Mr. Kime said it is a 12’ little standard drive 
that does not meet the city’s requirements for a road, so even if they could route 

something up there, it’s too narrow.  They would have to substantially increase that.  

Mayor Pro Tem Casey thanked him for the clarification and said that she was seeking to 
understand if the developers had had a conversation with the owners of that property to 
see if the developers were going to grant them an easement to continue to use that 
driveway or if the developers were going to ask the property owners to remove it.   
 
Moving onto the wetland, when Mayor Pro Tem Casey read the packet, units 19-22 on 
the north side, the standalone building butts up to a wetland.  She said she is not savvy 
enough to know emergent versus forest scrub versus which of the three types it is.  That is 
what’s encroaching on the wetlands existing.  Mr. Kime that encroaches some.  He said 
the wetland is not a straight line, it has ins and outs.  Some of the roadway itself and the 
grading that comes down from that roadway clips off some little corners and nooks of 
that.  The turnaround over at the west end for the fire trucks encroaches into some of the 
wooded wetland which is why they need to mitigate that area.  They also need to have 
a turnaround space. 
 
Mayor Pro Tem Casey asked how close the four units are to the existing wetland.  Mr. 
Kime says he believes they set that at either a 15’ or 20’ offset.  He said they set them as 
a minimal offset from those buildings, assuming they would need minimal rear yard space 
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10’, 15’ to minimize the encroachment into that wetland.  Mayor Pro Tem Casey asked if 
there are any specific efforts planned, any additional mitigation or action that they might 
be doing within the building to protect the basement from water sewage.  Mr. Kime said 
the basement would be lined to prevent water migration in there.  They see a lot of clay 
soil in this area hence the water accumulation creation of the wetland on the surface.  
They’re not seeing a lot of water migration in the soils themselves, but certainly building 
in proximity to the wetland, there will be treatment on the outside of the structure to 
prevent water migration. 
 
Mayor Pro Tem Casey said that it was helpful and thanked them. She said hearing the 
feedback they already heard and paying attention to what her colleagues are saying, 
she thinks there is still work ahead of the developers.  She said she knows they are asking 
for a lot.  They are asking them to increase open space and to continue to protect 
wetlands and woodlands.  She says that’s a balancing act.  She looks forward to the 
developers figuring out how they can solve that to be able to carry this project forward.   
 
Mayor Pro Tem Casey put a motion on the table to postpone.  This gives the developers 
a chance to go back to have some conversation with the HOA and meet in the middle 
in terms of a solution for the road.  She noted to the members of the HOA in the audience 
that she knows they have hired an attorney, but she encouraged both parties to meet 
somewhere in the middle.  When Council approved the development initially for the Villas 
at Stonebrook in 2018, they were intentional about the road for Stonebrook.  They were 
intentional about access, not just for Wildlife Woods Park which exists today, but also for 
this particular lot, however it got developed.  She encouraged the dialogue between 
both groups.  She’d like to see a draft form of whatever kind of agreement between the 
two entities before this comes back in front of Council.  In the meantime, she made a 
motion to postpone to a future meeting so the developer can have those conversations 
with the HOA and come up with a version of an agreement that Council can see in 
advance.  The second thing is for the developer to hear the feedback from Council and 
then come back with changes to your development.  
 
CM 25-12-152 Moved by Casey, seconded by Staudt: MOTION CARRIED 7-0 
 

To postpone tentative approval of the request of Avalon Investment 
Group, LLC, JSP25-02, for a Planned Suburban Low-Rise (PSLR) 
Overlay Development Agreement Application and Concept Plan for 
the Camelot Parc Townhomes.  
 

Member Gurumurthy said she appreciated how the developer reduced the number of 
units from 46 apartments to 22 townhouses.  The missing communication part was very 
hard for her as she read through the packet.  For her, she would have absolutely tabled 
this proposal until the developers had met with the HOA and come to an understanding 
with each other.  Council does not want curb cuts from Wixom Road at all.  She told the 
developers that it is very important for the current residents, the new residents and the 
Novi community that the developers and the HOA align. 
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Member Gurumurthy asked about the buffering the developers had mentioned. She 
asked if they would elaborate on that because she does not think they are doing the 25’ 

that is required, especially around the buildings.  Looking at the “Proposed Landscaping” 

slide, Mr. Kime said there are enhanced shrub plantings along the wetlands that 
delineate the boundary of the wetland and enhance the buffering from the adjacent 
uses like residents’ activities or snowplowing the roads.  They are there to buffer against 

anything that might get thrown in the direction of the wetlands.  There will be signs placed 
along the wetland perimeter indicating that this is a preservation area where mowing 
and fertilizers are prohibited.  In the plans, there is a detail of what these signs will look 
like.  It has been reviewed by the city’s consultants and incorporates the features they 

asked for.   
 
Member Gurumurthy asked if there will be enough of a buffer between the buildings and 
the wetlands.  Mr. Kime said only the buildings on the north side are in proximity.  They are 
impacting some wetlands already.  It would create more wetland impact to put a 25-
foot buffer in there.  The developers are proposing less buffer there because they don’t 

want to push further into the wetlands.  They want to preserve the existing wetlands and 
deal with a smaller buffer space rather than create more impact to fictitiously create 
buffer space.  Member Gurumurthy asked them if they are confident that that is going to 
protect the wetlands.  The developers said yes. 
 
Member Gurumurthy asked about the 20 trees that are going to be impacted.  She asked 
the developers to work with the city team to plant those trees within the site instead of 
somewhere else or the tree fund.  Mr. Kime said they have to create a wooded wetland 
area.  They haven’t accounted for those trees in their calculation yet because they 
haven’t designed the wooded wetland mitigation area.  Their intention is that some of 
those trees that are currently listed as being paid into the fund would be planted onsite 
within the wetland mitigation areas.  Member Gurumurthy questioned the word “some.”  
She encouraged the developer to plant as many trees as possible.  Mr. Kime said they 
will get as many trees as possible there.  They are not supposed to plant trees in the 
emergent wetlands, but they’re going to place some habitat structures to enhance that 

environment.   
 
Member Gurumurthy thanked the developers for answering questions regarding the 
extra drive and the issues with aligning with the residents next door about the 
construction.  She said it is very important for Council to see at least a draft form of an 
agreement between the developers and the HOA.   
 
Mayor Fischer said there has been a lot of discussion about the road.  He said there is an 
offer of 7%.  He asked City Attorney Schultz if there had been any discussion on cost 
sharing this parcel beck when this was contemplated.  City Attorney Schultz said no, there 
was not.  Mayor Fischer asked if there had ever been any intent to have a conversation 
or was the intent for the owners of the private road to have that road and grant that 
easement.  City Attorney Schultz said as far as the City was concerned, the promise was 
that the adjacent property would be given an easement.  The City did not require 
anything more than that.  Mayor Fischer asked City Attorney Schultz if that easement was 
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granted not just for Wildlife Woods, but for some development on the parcel on the north 
side as well.  City Attorney Schultz said that was correct. 
 
Mayor Fischer asked if a public benefit is required under a PSLR zoning ordinance.  City 
Attorney Schultz said yes, one of the factors is a recognizable public benefit.  Mayor 
Fischer asked what the public benefit was from Stonebrook to the City of Novi.  City 
Attorney Schultz said the Stonebrook property was zoned I2 not R1 like this property is.  
The idea was to get that area cleaned up.  The developer put on the table a few 
identifiable things.  The main one was probably this parcel having access because it 
removed that curb cut onto Wixom Road.  The other more minor one was access to 
Wildlife Woods.  Mayor Fischer said that was not the only access to Wildlife Woods.  City 
Attorney Schultz agreed with that.  He said it also confirmed that the oil company had 
access to them. 
 
City Attorney Schultz said every development is different, but the list of conditions that 
the city puts in the development agreement has four items.  Those are three of them.  The 
use of this private road was a prominent part of the Stonebrook proposal.    
 
Mayor Fischer said when the developers first came to Council, he told them he would like 
to see something similar to Stonebrook’s floor plans.  It would be hard for him not to 

support something like that.  He was not looking for apartments, and it sounds like there 
is consensus on the Council about that.  He told the developers they have done what 
they can and that he feels like they are almost getting penalized for trying to keep the 
mitigation of the wetlands to a minimum.  He asked the developers if they had tried to 
scheme out putting the same type of unit as Stonebrook on this property.  Mr. Kime said 
they have not looked at putting the specific Stonebrook duplex unit on this property.  He 
showed Council the slides of their four- and five-unit buildings.  He said they are 
approximately 60’ deep from the front of the garage to the rear of the buildings. The 

Stonebrook duplex units are 62’ deep.  They are 72’ deep if you include the sunroom 
projections on the rear of those buildings.  The propsed units have a notched-out patio 
deck area that is internal to the building footprint.  Adding outdoor space would make 
them 72’ deep.  If they were to take that same depth and apply it to their site layout, it 

would push the road further towards the wetlands.  Then, the building on the north would 
also push further into the wetlands there.  
 
Mayor Fischer asked how many units that would be.  He said he was asking the 
developers to do some “schematic math” on the fly.  Mr. Kime said their 4-unit building is 
107 feet wide.  The Stonebrook duplex units are 81 feet wide.  There is a 26-foot difference 
between the two styles.  There would not be enough land to create an additional 
building there.  One of their fourplex buildings would become a single duplex building.  If 
they were to do that, 10 units could reasonably fit there.  That’s the horizontal direction.  

That does not account for the vertical shifts due to the extra depth those units require.  
Mayor Fischer asked if this plan would be attainable or if they would need to add 
additional units and create more wetland impact.  Mr. Polyzios said you get to a point 
where it’s not economically viable.  Mayor Fischer guessed if the developers chose to do 
duplexes, they’d be coming back to Council to ask for more units and to mitigate a lot 
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more wetland.  Mr. Kime added that the challenge would be they wouldn’t have any 

additional space on the property to create additional wetland mitigation.  Mayor Fischer 
said they would then have to ask Council for offsite mitigation which Council doesn’t 

favor.  The developers agreed. 
 
Mayor Fischer said he asked those questions because sometimes the Council gives 
comments that create a utopia, a beautiful, perfect world that probably doesn’t exist.  

He said that Council needs to be cognizant of that when the developers come back.  
He said that Council has to either care less about the wetlands and where it is mitigated 
or they have to look at different housing stocks because eventually, the developer has 
the right to develop this land in an economically viable way.  That is your right.  He said 
he will support the motion for the developers to go back and communicate with the HOA 
about the road.  He said the developers have some work to do as they contemplate 
open space versus the density versus the type of unit.  He also believes Council has to be 
realistic with their expectations. 
 
Member Heintz said he had been mulling over their proposal and how it compares to a 
different development that has recently come before them.  Overall, he believes these 
developers are close.  There are a lot of similarities between the two proposals such as 
percentage of open space.  He said they have done a good job with many of the 
different factors including the public path they offer in the public benefit piece.  He 
wishes first-floor living was an option, but he understands that they need to do what works 
for them.  He asked if it would be possible for the path that they are proposing to connect 
to Wixom Road for the public to use.  Mr. Kime said they had recently discussed that with 
the Parks Department and the Planning Department, and they did not look favorably on 
that option.  That can be seen as an invitation into the property.  The associations typically 
frown on that because they are the ones who maintain that space and they like being 
able to somewhat control who is going into it. Their recommendation was to not have a 
connection directly to Wixom Road as an alternative pedestrian pathway into the back 
side of the units. 
 
Member Heintz said that’s disappointing because he looks for opportunities to connect 

people with nature and he believes that would be a nice public benefit for people to 
explore that space.  He said if there are additional opportunities to discuss that, that 
would be a good thing. 
 
Member Staudt he is not opposed to the location of the buildings and the buildings 
themselves.  He would like to see better interaction with the HOA.  He said 7% isn’t even 

close for him.  He also said he has walked the wetlands four or five times and it has never 
been wet.  He said it says “wetlands” by legal description, but it’s pretty dry most of the 

time.  He said if they could move away a little bit from the four houses and make it a little 
bit bigger buffer there, that would be a real plus.  He thinks the developers are a lot closer 
than they think.  He hopes they can work it out with the HOA.  Mr. Kime asked if the trade-
off Member Staudt would like to see is more of a buffer but a bigger impact to the 
emergent wetland area.  Member Staudt said they always fight this battle of more 
wetlands versus some of the things Council is looking for.  In this case, this isn’t a super 
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serious wetland.  Mr. Kime said it’s emergent and it looks like an open field.  Member 

Staudt agreed with that.  He said he has walked it in the spring, the fall, and the summer 
and he has never seen it wet.  He would give up a little bit more for a better buffer around 
the property.  He thanked the developers and told them he thinks they are a lot closer 
than they think. 
 
Roll call vote on CM 25-12-152 Yeas:  Smith, Staudt, Fischer, Casey, 

Gurumurthy, Heintz, Martinez  
 Nays: None 
 
4. Consider approval of the final payment to M-K Construction Company, Inc. for the 

Middle Rouge Streambank Stabilization and Meadowbrook Lake Dredging project, in 
the amount of $136,724.49, plus interest earned on retainage. 

 
CM 25-12-153 Moved by Smith, seconded by Casey: MOTION CARRIED 7-0 
 

Approval of the final payment to M-K Construction Company, Inc., 
for the Middle Rouge Streambank Stabilization and Meadowbrook 
Lake Dredging project, in the amount of $136,724.49, plus interest 
earned on retainage.  
  

Roll call vote on CM 25-12-153 Yeas: Staudt, Fischer, Casey, Gurumurthy, 
Heintz, Martinez, Smith  

 Nays: None 
 
5. Consideration of awarding a contract to Anglin Civil, LLC, the qualified low bidder, for 

the Orchard Hill Place and Leavenworth Basin Improvements project in the amount of 
$768,417.  

 
CM 25-12-154 Moved by Martinez, seconded by Casey: MOTION CARRIED 7-0 
 

Approval to award the Orchard Hill Place and Leavenworth Basin 
Improvements project contract to Anglin Civil, LLC, the qualified low 
bidder, in the amount of $768,417. 
 

Roll call vote on CM 25-12-154 Yeas: Fischer, Casey, Gurumurthy, Heintz, 
Martinez, Smith, Staudt 

 Nays: None 
 
6. Consideration of awarding engineering design services to OHM Advisors for the 2026 

and 2027 Neighborhood Road Program (NRP) in the amount of $318,500. 
 
CM 25-12-155 Moved by Casey, seconded by Smith: MOTION CARRIED 7-0 
 



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

SUBJECT: Consideration of final approval for rezoning property north of Eight Mile 

Road, west of Garfield Road. The development is Mariella Estates, a 10-lot 

single-family project. The zoning will change from Residential Acreage to 

R-1 with a Planned Rezoning Overlay.  

SUBMITTING DEPARTMENT: Community Development Department - Planning 

 

KEY HIGHLIGHTS: 

 Rezoning 9.4 acres on Eight Mile Road to allow development of 10 single-family 

lots in R-1 District. Under the current zoning, 6 single-family lots could be built.  

 Redevelopment of a vacant parcel surrounded by single family developments. 

 City Council’s initial consideration of the proposal was on May 19, 2025. 

 Planning Commission recommended approval of the Formal PRO Plan on August 

20, 2025. 

 City Council granted tentative approval on September 22, 2025.   

 

BACKGROUND INFORMATION:  

 

Braciole Brothers, LLC is requesting a Zoning Map Amendment for approximately 9.4 

acres of property on the north side of Eight Mile Road, to the west of Garfield Road, 

utilizing the Planned Rezoning Overlay option.  The site is currently vacant and was 

formerly farmland. The current zoning is Residential Acreage. 

 

As shown in the PRO Concept Plan, the applicant proposes to rezone to R-1 Single 

Family District and develop the property with 10 single family lots. The lot sizes are a 

minimum of ½ acre, which meets the requirements of the R-1 District. As shown in the 

parallel plan provided by the applicant, the property could be developed with six 

single family homes under the current RA zoning standards when an access road is 

provided to city standards. Therefore, the net increase of the rezoning is four homes.  

 

The current zoning of the property is Residential Acreage. The properties to the north, 

east and west are also zoned RA, but have developed under the Residential Unit 

Development option, or RUD, which allows reductions in lot sizes when natural 

features preservation is achieved.  

 

The Future Land Use Map identifies this property and those around it as Single Family. 

The density map shows a maximum planned density of 0.8 dwellings per acre.  

 



The natural features map does not show any regulated features on the property, 

however current and historic aerial photos show a pond feature in the southeast 

corner of the property, which has now been delineated and is proposed to be 

preserved. The tree survey also indicates trees that are greater than 36-inches in 

diameter, which are regulated by the woodland ordinance, and will require a 

woodland permit for removal.  

 

The applicant had wanted to use the RUD option, which is how the adjacent 

Ballentyne and Parc Vista developments were approved, however that option 

requires a minimum site size of 20 acres. Therefore, they have proposed to utilize the 

Planned Rezoning Overlay to rezone the property to R-1 One Family Residential to 

achieve a similar and complementary development. The PRO plan shows 10 single 

family lots. The development is accessed by a private gated street with one 

entrance off Eight Mile Road.  

 

The proposal could help fulfill the goals and objectives contained in the Master Plan 

for Land use, as well as other positive outcomes, such as: 

1. The goal to ensure the availability of a wide range of attractive housing 

choices that are protected from noise, traffic and other impacts of non-

residential development. 

2. The goal to encourage the development of neighborhood open space within 

residential developments. 

3. The objective to maintain the semi-rural character of the southwest quadrant 

of the City that is created by low-density residential development and 

undeveloped land. 

4. The objective to maintain existing housing stock and related infrastructure, as 

no existing homes would be removed to develop this plan.  

5. The impacts on traffic and public utilities are expected to be similar to 

development under the existing zoning.  

6. Submittal of a Concept Plan and any resulting PRO Agreement, provides 

assurance to the Planning Commission and the City Council of the manner in 

which the property will be developed, and can provide benefits that would 

not be likely to be offered under standard development options.  

 

The request to rezone includes the condition to limit the use of the property to the use 

and number of lots indicated on the site plan, which would provide restrictions, unless 

the agreement is amended. Additional conditions proposed include exceeding the 

open space requirement and providing landscape buffers.  The full list of proposed 

conditions and deviations requested is included in the draft PRO Agreement. 

 

PLANNING COMMISSION 

The Planning Commission held a Public Hearing on the formal PRO Plan on August 20, 

2025 and recommended approval to the City Council. 

  

 

 

PREVIOUS CITY COUNCIL ACTION 

The City Council granted tentative approval of the request at the September 22, 

2025 meeting, and directed the City Attorney’s Office to prepare a PRO Agreement.  



CITY COUNCIL ACTION 

The City Council is now asked to consider the actual text of the PRO Agreement and 

give final approval of the agreement, the PRO Plan, and the rezoning.  Following 

Council’s final approval, the applicant will submit for Site Plan approval under typical 

review procedures, including Planning Commission approvals. 

 

RECOMMENDED ACTION: Approval of the request for Mariella Estates JZ24-43 with 

Zoning Map Amendment 18.750, to rezone from Residential Acreage to R-1, subject 

to the attached Planned Rezoning Overlay (PRO) Agreement and exhibits including 

the corresponding PRO Plan, the conditions of this Motion, and the conditions listed in 

the staff and consultant review letters, and also subject to any changes and/or 

conditions as discussed at the City Council meeting, with any final minor alterations 

required in the determination of the City Manager and City Attorney to be 

incorporated by the City Attorney’s office prior to the execution of the final 

agreement.   

 

This motion is made for the following reasons, and only upon the assumption that all 

conditions and requirements of this motion and the PRO Agreement, will be satisfied: 

 

A. The proposed R-1 zoning district is consistent with the Single-Family use 

recommended in the Future Land Use Map, and fulfills the intent of the Master 

Plan for Land Use, and because: 

1) The additional homes allowed under the new R-1 District designation 

will not detract from the project area and, given the anticipated 

quality of the custom homes, the development generally will be an 

enhancement to the project area. 

2) The amount of open space on the site and the landscaped buffers 

mirror what has been provided in recent adjacent developments, and 

exceed what can be required in the R-1 District. 

3) The preservation of the wetland area is beneficial to the environment, 

providing aesthetic, habitat, and stormwater functions. 

 

B. For the foregoing reasons and the conditions contained in the PRO 

Agreement, the proposal will result in an enhancement of the project area as 

compared to a “straight” R-1 designation, and will result in benefits to the 

public that would not otherwise be available with a straight rezoning R-1, and 

the deviations listed in the Agreement are necessary to secure the 

enhancements listed above and in the PRO Agreement. 

 

C. This motion is made because the proposed R-1 zoning district is a reasonable 

alternative to the density recommended in the Future Land Use Map, and 

fulfills the intent of the Master Plan for Land Use, and because of the site 

specific development features that will result in an overall benefit to the public 

that outweighs any detrimental impacts of the project. 
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DRAFT PRO AGREEMENT 

WITH EXHIBITS  



 
 
 
 
 
 
 

PLANNED REZONING OVERLAY (PRO) AGREEMENT 
 

MARIELLA ESTATES 
 
 

 AGREEMENT (“Agreement”), by and between BRACIOLE BROTHERS, LLC, 
a Michigan Limited Liability Company whose address is 7871 Chubb Road, Northville, MI 
48168 (referred to as “Developer”); and the CITY OF NOVI, whose address is 45175 
Ten Mile Road, Novi, MI 48375-3024 (referred to as the “CITY”).   
 
RECITATIONS: 
 
A. Developer, the owner and developer of approximately 9.4 acres of property on the 

north side of Eight Mile Road, to the west of Garfield Road, proposed to rezone 
Property from Residential Acreage (RA) to R-1 Single Family District and to develop 
the property with ten (10) single family residential lots.  

B. The “Property” is more particularly described and depicted on Exhibit A, 
attached hereto and incorporated herein. The RA classification shall be referred to 
as the “Existing Classification” and the R-1 classification shall be referred to as 
the “Proposed Classification.” 

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

D. The City has reviewed the petition from Developer to amend the Existing 
Classification of the Property to the Proposed Classification, including the 
Developer’s proposed PRO Plan (including the uses authorized in this Agreement 
as the only uses permitted on the Property and the site layout) attached hereto 
and incorporated herein as Exhibit B (the “PRO Plan”) under the terms of the 
Planned Rezoning Overlay (PRO) provisions of the City’s Zoning Ordinance.  The 
PRO Plan is a conceptual or illustrative plan for the potential development of the 
Property under the Proposed Classification.  Approval by the City of the PRO Plan 
is not an approval to construct the proposed improvements shown thereon, as any 
development on the Property will require site plan approval from the City as 
provided by this Agreement.   
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The City has further reviewed both (i) the requested deviations as contained in 
this Agreement (the “Deviations”) from the strict terms of the City’s Zoning 
Ordinance and other land use ordinances and regulations (collectively, the “City 
Ordinances”) and (ii) the proposed PRO Conditions (as defined in Paragraph G.iii. 
below) offered or accepted by Developer, and has concluded  that the proposed 
R-1 Single Family zoning district is a reasonable alternative to and fulfills the intent 
of the Master Plan for Land Use and meets the requirements of the Zoning 
Ordinance as relates to Planned Rezoning Overlays, because it includes site specific 
features as part of the PRO Conditions that are more restrictive than could 
otherwise be required by ordinance and because, in the specific circumstances of 
the project, the benefits to the public of the project outweigh any detrimental 
impacts of the project.  

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

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

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

i. Uses Permitted.  The PRO Plan proposes ten (10) single family residential 
lots. The development is accessed by a private gated street with one 
entrance off Eight Mile Road. A pond feature in the southeast corner of the 
property, is proposed to be preserved. 

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

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

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

a. Development Enhancements offered by Developer. 

1. The use is limited to a maximum of ten (10) single family residential 
lots, with the lot layout as shown in the PRO Plan. 

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

3. The small wetland area in southeast corner of site shall be preserved. 
A conservation easement over the wetland and buffer will be 
provided in an approvable and executed format within sixty (60) days 
of issuance of the Final Site Plan approval and shown on the Master 
Deed. Lot 1 shall include wetland buffer delineation and signage to 
prevent encroachment/mowing/removal of vegetation. 

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

5. The PRO Plan includes proposed open space of 28% which shall be 
preserved in an easement and shown on the Master Deed, as this 
represents an enhancement beyond what is typically required for an 
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R-1 district.  The form of the easement will be mutually agreed upon 
between the Developer and the City, and shall be executed  within 
sixty (60) days of issuance of the Final Site Plan approval.  

b. Woodlands.  The tree survey also indicates trees that are greater 
than 36-inches in diameter, which are regulated by the woodland 
ordinance, and will require a woodland permit for removal. 

c. Wetlands.  The natural features map does not show any regulated 
features on the property, however current and historic aerial photos 
show a pond feature in the southeast corner of the property, which 
has been delineated and will be preserved. 

d. Site Utilities and Access.  All of the municipal utilities (water, sewer, 
and storm water) servicing the Development shall be constructed 
according to the approved Utility Plan provided as part of the PRO 
Plan, subject to final engineering plan approval by the City at the 
time of site plan approval. Such Utility Plan may be amended or 
modified during the site plan approval process as approved by the 
City.  The utilities shall be complete to the extent required for 
building permit issuance.   

e. Access. The location of roads, drives, and curb cuts shall be 
determined at the time of preliminary site plan approval. The 
installation of roads, drives, and curb cuts shall be completed to the 
extent required prior to  building permit issuance. The interior roads 
are proposed to be private roads and the development shall be 
gated.  

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

All water and sewer improvements shall be designed and constructed 
by Developer in accordance with the approved PRO Plan and all 
applicable Legal Requirements, subject to final engineering plan 
approval at the time of site plan review Developer shall obtain all 
required off-site easements prior to stamping set approval. Such 
water and sanitary sewer facilities, including any on-site and off-site 
facilities, if any extensions, and easements to reach the area to be 
served, shall be provided by and at the sole expense of the Developer 
prior to stamping set approval. 

g. Storm Water. The storm water management system for the Property 
shall be approved by the City as part of the review and approval of 
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the site plan for the Property.  In general, the storm water collection, 
pre-treatment, storage, and transportation facilities shall be included 
as part of the final engineering plan for the Development.  The 
Development shall be constructed to achieve a storm water 
management system that assures that the quality and quantity of 
storm water will be in accordance with all applicable ordinances, 
regulations, and laws.   

iv. Performance Guarantees.  The City shall require Developer to provide 
performance and financial guarantees for the completion of the 
improvements, including, without limitation, road, right-of-way 
improvements, water mains, sanitary sewers, storm drains, site amenities, 
woodland fence (if required), wetland (if required), soil erosion, traffic 
control, floodplain (if required), and landscaping and tree planting activities.  
Such financial guarantees shall cover the site improvements for the project 
as determined by the City.  Such financial guarantees may include cash 
deposits or letters of credit as allowed by the current provisions of the City’s 
Code of Ordinances.  Deposit and administration of financial guarantees 
shall be subject to the requirements and conditions of Chapter 26.5 of the 
City of Novi Code and any other related rules or regulations. Any deviations 
or requests for relief from this provision shall be considered by City Council 
as a deviation from Chapter 26.5, and will not require an amendment to the 
PRO Agreement or PRO Plan if approved by the City Council.  

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

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

vii. Application Fees; Connection Fees.  The Developer shall be responsible 
for paying all application and review fees as and when required under the 
City Ordinances, including but not limited to planning, engineering, legal, 
and any consultant fees in connection with the review and approval of the 
Development.  Such amounts shall be due upon invoice, and failure to pay 
amounts owed shall entitle the City to cease review, approval, and/or 
issuance of permits.  In addition, the Developer shall pay all required water 
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and sewer connection and tap charges and fees, without reduction, as 
provided in the City Ordinances.  Such fees may be paid by others in 
connection with the development of individual unit owners. 

viii. Property Maintenance Obligations.  Developer agrees, at its expense, 
to operate, maintain, repair, manage, and improve the entire Development 
site during buildout of the development, and shall assign such ongoing 
responsibilities to the Condominium Homeowners Association after 
transition of control pursuant to the Master Deed for the Development. 
Developer shall be responsible to preserve and maintain the storm water 
drainage facilities, driveways, sidewalks and pathways, and any and all 
areas disturbed in connection with the Development  to ensure that the 
same continue to function as intended, and are stabilized, and meet all 
standards of applicable laws and ordinances for property maintenance, 
including, but not limited to regular snow and ice removal. Developer shall 
establish a regular and systematic program of maintenance for the 
development to ensure that the physical condition and intended function of 
such areas and facilities shall be perpetually preserved and maintained. 

Notwithstanding any other remedies in this Agreement, in the event that 
Developer shall at any time fail to carry out the responsibilities above, 
and/or in the event of a failure to preserve and/or maintain such areas or 
facilities in reasonable order and condition, the City may serve written 
notice upon Developer setting forth the deficiencies in maintenance and/or 
preservation. Notice shall also set forth a demand that the deficiencies be 
cured within a stated reasonable time period, and the date, time, and place 
of the hearing before the City Council, or such other Council, body, or official 
delegated by the City Council, for the purpose of allowing Developer to be 
heard as to why the City should not proceed with the maintenance and/or 
preservation which has not been undertaken.  
 
At the hearing, the time for curing the deficiencies and the hearing itself 
may be extended and/or continued to a date certain. If, following the 
hearing, the City Council or other body or official designated to conduct the 
hearing determines that the required maintenance and/or preservation 
have not been undertaken within the time specified in the notice, the City 
shall have the power and authority, but not the obligation, to enter upon 
the property, or cause its agents or contractors to enter upon the property, 
and perform such maintenance and/or preservation as reasonably found by 
the City to be appropriate. The cost and expense of making and financing 
such maintenance and/or preservation, including the cost of notices by the 
City and reasonable legal fees incurred by the City, plus an administrative 
fee in the amount of 25%of the total of all costs and expenses incurred, 
shall be paid by Developer, and such amount shall constitute a lien on the 
property.  
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The City may require the payment of such monies prior to the 
commencement of work. If such costs and expenses have not been paid 
within thirty  (30) days of a billing to the Developer, all unpaid amounts 
may be placed on the delinquent tax roll of the City and shall accrue interest 
and penalties, and be collected as, and deemed delinquent real property 
taxes, according to the laws made and provided for the collection of 
delinquent real property taxes. In the discretion of the City, such costs and 
expenses may be collected by suit initiated against Developer, and, in such 
event, the Developer shall pay all court costs and reasonable attorney fees 
incurred by the City in connection with such suit. 
 

ix. Staff and Consultant Review Letters.  Developer shall comply with all 
conditions listed in the staff and consultant review letters not inconsistent 
with the terms of this Agreement. 

x. Developer Representations. Developer hereby makes the following 
acknowledgments, representations, and warranties to City, which 
representations and warranties shall be true and correct as of the date 
hereof: 

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

 
b. Developer has no notice of and there is no pending litigation, 

administrative action or examination, claim or demand before any 
court or any federal, state or municipal governmental department, 
commission, board, bureau, agency or instrumentality thereof which 
would affect Developer or its principals from carrying out the 
covenants and promises made herein. 

 
c. Developer is financially able to complete the Development.  

 
d. Developer shall construct all improvements for the Development in a 

good and workmanlike manner employing quality contractor(s), 
construction manager(s), and other professional possessing the 
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requisite experience and competency to construct such 
improvements. 

 
e. Developer represents that it has sufficient control of its contractors, 

employees, agents, suppliers, clients, and other that it can comply 
with all provisions of this PRO Agreement. 

 
NOW, THEREFORE, IT IS AGREED AS FOLLOWS: 

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

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

b. Developer shall comply with the PRO Documents; 

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

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

2. Authorized Deviations.  The following deviations from the standards of the 
Zoning Ordinance are hereby authorized pursuant to §3402.D.1.c of the City’s 
Zoning Ordinance: 

a. A Zoning Ordinance deviation from Section 3.1.2.D to reduce the required 
lot width for lots 4 and 5 to 98 feet (120 feet required). The deviation is 
requested for the two pie-shaped lots near the corner of the road. These 
lots still provide adequate space for the intended housing product, are the 
two largest lots proposed, and exceed the R-1 minimum lot area 
requirements for over 10,000 square feet and 5,000 square feet 
respectively. 

b. Design and Construction Standards deviation (Code of Ordinances, Sec. 11-
194.b.2) for proposed street with 90-foot centerline radius (230-foot radius 
standard). This does not provide a safety concern given the short distance 
of the road, the low travel speed, and the minimal traffic volumes expected 
with 10 homes. 

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

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

5. General Provisions: 

a. The Zoning Board of Appeals (the “ZBA”) shall have no jurisdiction over the 
Property or the application of this Agreement, except for sign permits, until 
after site plan approval and construction of the Development as approved 
therein.  In no event shall the ZBA be permitted to vary any terms or 
conditions of this Agreement. 

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

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

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

e. This Agreement shall be governed by the laws of the State of Michigan, both 
as to interpretation and performance.  Any and all suits for any and every 
breach of this Agreement may be instituted and maintained in any court of 
competent jurisdiction in the County of Oakland, State of Michigan.  

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

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

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

j. Developer has negotiated with the City the terms of the PRO Plan, the PRO 
Conditions, and this Agreement, and such documentation represents the 
product of the joint efforts and mutual agreements of the Parties.  
Developer fully accepts and agrees to the final terms, conditions, 
requirements and obligations of the PRO Plan and PRO Agreement, and 
Developer shall not be permitted in the future to claim that the effect of the 
PRO Plan and PRO Agreement results in an unreasonable limitation upon 
uses of all or a portion of the Property, or claim that enforcement of the 
PRO Plan and PRO Agreement causes an inverse condemnation, other 
condemnation or taking of all or any portion of the Property.  Developer, 
and the City agree that this Agreement and its terms, conditions, and 
requirements are lawful and consistent with the intent and provisions of 
local ordinances, state and federal law, and the Constitutions of the State 
of Michigan and the United States of America.  Developer specifically has 
offered and agreed to proceed with the Undertakings, the PRO Conditions, 
and any other obligations as set forth in this Agreement in order to protect 
the public health, safety, and welfare and provide material advantages and 
development options for Developer, all of which Undertakings, PRO 
Conditions, and other obligations Developer and the City agree are 
necessary in order to ensure public health, safety, and welfare, to ensure 
compatibility with adjacent uses of land, to promote use of the Property in 
a socially, environmentally, and economically desirable manner, and to 
achieve other reasonable and legitimate objectives of the City and 
Developer, as authorized under applicable City ordinances and the Michigan 
Zoning Enabling Act, MCL 125.3101, et seq., as amended. 

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

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

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

Exhibit A - Description & Depiction of the Property  

Exhibit B - PRO Plan 

Exhibit C – Staff and Consultant Review Letters 

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

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

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

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

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

s. This Agreement may be signed in counterparts. 

 

{Signatures begin on following page} 
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DEVELOPER: 
BRACIOLE BROTHERS, LLC, a Michigan 
Limited Liability Company 
 
 
____________________________________ 
By: Antonello Stante 
Its: Managing 
Member_________________________ 
 

 
STATE OF MICHIGAN  ) 
    ) ss 
COUNTY OF OAKLAND ) 
 
 On this _____ day of _________________, 2026, before me appeared 
______________________________________ of BRACIOLE BROTHERS, LLC, a 
Michigan Limited Liability Company, on its behalf. 
 
 

____________________________________  
Notary Public 
______________________ County 
Acting in __________________ County 
My commission expires: _________________ 

 
 
 
 
 

{Signatures continue on following page} 
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CITY OF NOVI 
 
 

____________________________________ 
By: Justin Fischer  
Its: Mayor 

 
 

____________________________________ 
By: Cortney Hanson 
Its: Clerk 
 

 
STATE OF MICHIGAN  ) 
    ) ss 
COUNTY OF OAKLAND ) 
 
 On this _____ day of _________________, 2026, before me appeared Justin 
Fischer and Cortney Hanson, who stated that they had signed this document of their 
own free will on behalf of the City of Novi in their respective official capacities, as stated 
above. 
 
 

____________________________________  
Notary Public 
______________________ County 
Acting in __________________ County 
My commission expires: _________________ 

 
 
Drafted by: 
 
Elizabeth Kudla Saarela 
Rosati, Schultz, Joppich & Amstbuechler, PC 
27555 Executive Drive, Suite 250 
Farmington Hills, MI 48331-5627 
 
When recorded return to: 
 
Cortney Hanson, Clerk 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 
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{Exhibits commence on following page}  
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Exhibit A 

Description & Depiction of the Property  
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Exhibit B 

PRO Plan 
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Exhibit C 

Staff and Consultant Review Letters 

 
 

 



 
 
 
APPLICANT 
Braciole Brothers, Inc 
 
REVIEW TYPE 
Formal PRO Plan  
Rezoning Request from RA Residential Acreage to R-1 One Family Residential with a Planned 
Rezoning Overlay 
 
PROPERTY CHARACTERISTICS 

 Section 31 

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

 Site School District Northville Community School District 

 Site Zoning RA Residential Acreage 

 Adjoining Zoning North RA Residential Acreage 

  East RA Residential Acreage 
  West RA Residential Acreage 
  South (Northville Township) Maybury State Park 
 Current Site Use Farmland 

 Adjoining Uses 

North Single Family Residential (under construction) 

East Single Family Residential  
West Single Family Residential (under construction) 
South Maybury State Park/Single Family Residential 

 Site Size 9.36 acres 
 Plan Date June 27, 2025 

 
PROJECT SUMMARY 
The subject property is located on the north side of Eight Mile Road, west of Garfield Road in 
Section 31 of the City of Novi. The property to be rezoned totals about 9.36 acres and is currently 
vacant. The applicant is proposing to develop a 10-unit single family residential development. The 
development proposes a private street with one entrance off Eight Mile Road with a gated 
entrance. The applicant is requesting to rezone the site from RA Residential Acreage to R-1 One 
Family Residential with a Planned Rezoning Overlay.  
 
PRO OPTION 
The PRO option creates a “floating district” with a conceptual plan attached to the rezoning of a 
parcel.  As part of the PRO, the underlying zoning is proposed to be changed (in this case from RA 

 
PLAN REVIEW CENTER REPORT 

Planning Review  
July 18, 2025 

JZ24-43 Mariella Estates PRO 
(fka Preserves of Maybury) 

Zoning Map Amendment No. 18.750 
 



JZ24-43 Mariella Estates PRO with ZMA 18.750                                                          July 18, 2025 
Formal PRO Plan Review  Page 2                        
 

 

to R-1), and the applicant submits a conceptual plan for development of the site. After Staff and 
consultant review, the proposed request goes through initial review by the Planning Commission 
and City Council. Each of those bodies will provide feedback and comments on whether the 
project meets the eligibility criteria for the PRO process. 
 
The applicant can then make any changes to the Concept Plan based on the feedback received, 
and resubmit for formal review. The Planning Commission holds a public hearing and makes a 
recommendation to City Council. The City Council reviews the Concept Plan, and if the plan 
receives tentative approval, it directs the preparation of an agreement between the City and the 
applicant, which also requires City Council approval.   Following final approval of the PRO concept 
plan and PRO agreement, the applicant will submit for Preliminary and Final Site Plan approval 
under standard site plan review procedures.  The PRO runs with the land, so future owners, 
successors, or assignees are bound by the terms of the agreement, absent modification by the City 
of Novi, or unless otherwise stated in the agreement or terminated.   
 
RECOMMENDATION  
Staff recommends approval of the Formal PRO Plan. There will not be a significant change in the 
number of units as a result of the rezoning, with lots that are similar in size to the RUD developments 
adjacent. The three deviations requested are minor and will not detract from the development. The 
benefits of rezoning appear to outweigh the detriments. 
 
PROJECT HISTORY 
The project was submitted and reviewed by staff and consultants in a pre-application submittal in 
January 2024. Comments were provided on the concept plans submitted, but no 
recommendations for approval were made at that time.  
 
The initial PRO plan was submitted and reviewed in December 2024, with a revised initial PRO plan 
submitted and reviewed in March 2025. The Planning Commission held a public hearing on April 23, 
2025 and provided feedback on the proposal. On May 19, 2025, City Council considered the 
request and provided feedback to the applicant. Minutes from both meetings are included as 
attachments to this letter.  
 
REVIEW CONCERNS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 
(Zoning Districts), Article 4 (Use Standards), Article 5 (Site Standards), Section 7.13 (Amendments to 
Ordinance) and any other applicable provisions of the Zoning Ordinance. Please see the attached 
chart for additional information pertaining to ordinance requirements. Items in bold below must be 
addressed and incorporated as part of the next submittal: 
 
1. Supporting Documentation: The applicant has provided the following as part of their 

application packet: 
a. Narrative: The narrative provided states that Rezoning allows for development consistent 

with the adjacent communities that have developed under a Residential Unit Development 
(RUD) Agreement – Ballyntine and Parc Vista. This property is not eligible for an RUD as it is 
less than 20 acres in size, therefore the applicant is seeking a rezoning to R-1 in order to 
create similar-sized lots. The applicant indicates 6 lots could be feasibly developed under 
the existing RA standards when providing an access road and stormwater detention. A 
“Parallel Plan” has been provided to demonstrate the potential lot layout under RA 
standards.  The change in Residential Equivalent Units (REUs) would be from 6 under the 
current zoning to 10 with the proposed zoning.  

b. The statement also notes the conditions and deviations proposed, as well as public benefits. 
Proposed benefit statement and deviation request received.   
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c. Traffic Impact Study: Not required as does not meet the threshold (rezoning to residential 
category two or more higher).  

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

 
2. Wetland Delineation: The applicant has provided a statement from Atwell indicating the likely 

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

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

 
4. Active Mobility Plan: The City’s Active Mobility Plan, adopted in 2024, recommends 

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

 
5. Plan Review Chart: The attached chart provides additional comments on many of the 

Ordinance review standards. Please refer to it in detail and note deviations that may be 
required if not corrected in the Formal PRO submittal.  
 

6. Other Reviews:  
a. Engineering: Engineering recommends approval of the Formal PRO Plan. Negative impacts 

to public utilities are not expected with the requested change in zoning. Additional 
comments shall be addressed in the Site Plan submittal. 

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

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

e. Wetlands: Wetlands review recommends approval. No impact to the wetland are 
indicated, however additional enhancements to the wetland buffer are suggested.  

f. Façade: No elevations of future homes have been provided for review.   
g. Fire: Fire has some additional concerns to be addressed in future submittals. Conditional 

approval is recommended.  
 

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES  
 

Figure 1: Current Zoning 

 
 
The following table summarizes the zoning and land use status for the subject property and 
surrounding properties.  
 
 Existing Zoning Existing Land Use Master Plan Land Use Designation 
Subject Property Residential Acreage Vacant 

Single Family Northern Parcels  Residential Acreage Single family homes 

Eastern Parcels Residential Acreage Single family homes Single Family 
Western Parcels 

 
Residential Acreage Single family homes Single Family 

Southern Parcels  State Parkland Public Park 
 

 
 

Figure 2: Future Land Use 
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Compatibility with Surrounding Land Use  
The subject property is located along the north side of Eight Mile Road, west of Garfield Road. It is 
surrounded by single family lots and subdivisions. The area to the south of Eight Mile is Maybury 
State Park in Northville Township. The proposed use consistent with the surrounding existing uses.  
 
The applicant’s narrative notes that they have attempted to create a layout that is similar to the 
adjacent new-construction communities that developed under the Residential Unit Development 
(RUD) provisions of the Ordinance. Because the subject property is less than 20 acres in size, it is not 
eligible for RUD consideration.  
 

 
Figure 3: Names of surrounding developments 

 
Comparison of Zoning Districts 
The following table provides a comparison of the current (RA) and proposed (R-1) zoning 
classifications.  The two districts are not significantly different from one another in terms of the types 
of uses allowed and building style permitted for homes. Differences are noted in bold text.  
 

 RA (EXISTING) R-1 (PROPOSED) 

Principal Permitted 
Uses 

One-family dwellings 
Farms and Greenhouses 
Publicly owned and operated parks, 
parkways and outdoor recreation 
facilities 
Home occupations 
Family day care homes 
Accessory buildings and uses 
customarily incidental to any of the 

One-family dwellings 
Farms and Greenhouses 
Publicly owned and operated parks, 
parkways and outdoor recreation 
facilities 
Home occupations 
Family day care homes 
Accessory buildings and uses 
customarily incidental to any of the 
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 RA (EXISTING) R-1 (PROPOSED) 

above uses above uses 

Special Land Uses  

- Raising of nursery plant materials 
- Dairies 
- Keeping and raising of livestock 
- Places of worship 
- Public, parochial and private 

elementary, intermediate or 
secondary schools 

- Utility and public service buildings 
and uses (without storage yards) 

- Group day care homes, day care 
centers, and adult day care 

- Private noncommercial recreational 
areas, institutional or community 
recreation centers, nonprofit 
swimming pool clubs 

- Golf courses 
- Colleges, universities, and other such 

institutions of higher learning 
- Private pools 
- Cemeteries 
- Railroad right-of-way, but not 

including terminal freight facilities, 
transfer and storage tracks 

- Mortuary establishments 
- Bed and Breakfasts 
- Limited non-residential use of historic 

buildings 
- Accessory buildings and uses 

incidental to the above 

- Places of worship 
- Public, parochial and private 

elementary, intermediate or 
secondary schools 

- Utility and public service buildings 
and uses (without storage yards) 

- Group day care homes, day care 
centers, and adult day care 

- Private noncommercial recreational 
areas, institutional or community 
recreation centers, nonprofit 
swimming pool clubs 

- Golf courses 
- Colleges, universities, and other such 

institutions of higher learning 
- Private pools 
- Cemeteries 
- Railroad right-of-way, but not 

including terminal freight facilities, 
transfer and storage tracks 

- Mortuary establishments 
- Bed and Breakfasts 
- Accessory buildings and uses 

incidental to the above 

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

Lot Width 150 feet 120 feet 

Lot Coverage 25% 25% 

Building Height 35 ft or 2.5 stories, whichever is less 35 ft or 2.5 stories, whichever is less 

Building Setbacks 
Front: 45 feet 
Rear: 50 feet 
Side: 20 feet min, total 50 ft two sides 

Front: 30 feet 
Rear: 35 feet 
Side: 15 feet min, total 40 ft two sides 

Minimum Floor Area 1000 sf 1000 sf 
Dwelling unit density 
maximum 0.8 dwellings/acre 1.65 dwellings/acre 

 
DEVELOPMENT POTENTIAL  
The land is currently vacant. Development under the current Residential Acreage zoning could 
result in 7 single family lots, based strictly on density permitted. However, the parallel plan provided 
shows only 6 lots could be fit onto the site given road, lot and stormwater configuration.   
 
The current concept plan proposes the development of 10 single family lots (density of 1.07 
dwellings per acre) for a single-family development, which is below the 1.65 dwellings/acre 
maximum density allowed in the R-1 zoning district. The lots all meet the ½-acre minimum lot size, 
and all comply with the minimum lot width except units 4 and 5 which are somewhat narrower than 
the 120-foot minimum due to being on the corner of the road.  While the provision of “open space” 
is not required for standard R-1 developments, the proposed plan includes 2.65 acres of open 
space within the development to mimic what was provided with the adjacent RUD developments. 
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This includes a 25-foot buffer between the lot areas and the adjacent developments, which 
matches similar buffers on in those developments.  
 
The RUD option allows the City Council to approve deviations from lot size requirements if the 
development dedicates a portion of the overall land for open space/preservation of natural 
features. However, the overall density cannot exceed the underlying zoning district. The adjacent 
Ballantyne and Parc Vista developments both have RUD Agreements that allowed a majority of the 
lots to meet R-1 District standards (rather than the R-A standards) in exchange for the preservation 
of a significant area of open space and/or existing wetland and woodland areas. The Parc Vista 
development preserved 44% of the site and Ballantyne preserved 35.7% of the site as open space 
while maintaining an overall density of 0.8 dwellings per acre.  
 
The Master Plan for Land Use states the anticipated density for this area is 0.8 dwellings per acre, 
which is consistent with the existing Residential Acreage zoning.  
 
The applicant provides a reasonable justification for the change of use, but greater density is 
proposed and less open space is maintained compared to the adjacent developments. This is 
generally due to the smaller area of land available for development. The small wetland area is now 
proposed to be retained. There are relatively few deviations required for this proposed 
development.1  
 
 
2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES 
The proposed use is currently not recommended by the 2016 Master Plan for Land Use. The 
following objectives as listed in the Master Plan are applicable for the proposed development. 
However, at this time the plan follows only a few. The applicant should consider revisions to the plan 
to comply with as many goals as possible. Please refer to staff comments in bold and revisions 
recommended in bold and underline.  
 
1. General Goal: Quality and Variety of Housing 

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

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

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

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

2. General Goal: Community Identity  

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

3. General Goal: Environmental Stewardship 
a. Protect and maintain the City’s woodlands, wetlands, water features, and open space. 

The concept plan proposes additional removal of regulated woodlands. Please refer to 
the wetland review letter for opportunities to further protect this natural feature.  

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

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

4. General Goal: Infrastructure 
a. Provide and maintain adequate water and sewer service for the City’s needs. Please 

refer to the Engineering memo.  
b. Provide and maintain adequate transportation facilities for the City’s needs. Address 

vehicular and non-motorized transportation facilities. A private street with sidewalks is 
proposed.   

5. General Goal: Economic Development / Community Identity 
a. Ensure compatibility between residential and non-residential developments. Please refer 

to comments about compatibility with surrounding development earlier in this review.  

 
ORDINANCE DEVIATIONS 
Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance 
within a PRO agreement.  These deviations must be accompanied by a finding by City Council that 
“each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted, 
prohibit an enhancement of the development that would be in the public interest, and that 
approving the deviation would be consistent with the Master Plan and compatible with the 
surrounding areas.”  Such deviations must be considered by City Council, who will make a finding 
of whether to include those deviations in a proposed PRO agreement.  A proposed PRO 
agreement would be considered by City Council only after tentative approval of the proposed 
concept plan and rezoning.   
 
The Concept Plan submitted with an application for a rezoning with a PRO is not required to 
contain the same level of detail as a preliminary site plan. Staff has reviewed the applicant’s 
Concept Plan in as much detail as possible to determine what deviations from the Zoning 
Ordinance are currently shown. The applicant may choose to revise the concept plan to better 
comply with the standards of the Zoning Ordinance, or may proceed with the plan as submitted 
with the understanding that those deviations would have to be approved by City Council in a 
proposed PRO agreement.  The previous concept plan required 8 deviations. The revised submittal 
has reduced that number to 6.   
 
The following are Ordinance deviations that have been requested by the applicant:  
 
1. Lot Width (Sec 3.1.2.D): A Zoning Ordinance deviation is requested to reduce the required lot 

width for lots 4 and 5 to 98 feet (120 feet required). The deviation is requested for the two pie-
shaped lots near the corner of the road.  
Applicant Justification: These lots still provide adequate space for the intended housing 
product, are the two largest lots proposed, and exceed the R-1 minimum lot area requirements 
for over 10,000 square feet and 5,000 square feet respectively.   
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2. Lack of Cul-de-Sac (Code of Ord, Figure VIII-F): A deviation is required to provide a T-

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

3. Road Centerline Radius (Code of Ordinances, Sec. 11-194.b.2):  Design and Construction 
Standards deviation for proposed street with 90-foot centerline radius (230-foot radius 
standard).  
Applicant Justification: This does not provide a safety concern given the short distance of the 
road, the low travel speed, and the minimal traffic volumes expected.  

 
All deviations from the ordinance requirements shall be identified and included in PRO Agreement. 
Any additional deviations identified during Site Plan Review (after the Concept Plan and PRO 
Agreement is approved), will require amendment of the PRO Agreement.  
 
APPLICANT’S BURDEN UNDER PRO ORDINANCE 
The Planned Rezoning Overlay ordinance (PRO) requires the applicant to demonstrate that certain 
requirements and standards are met.  The applicant should be prepared to discuss these items, 
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO 
request would be unlikely to be achieved or would not be assured without utilizing the Planned 
Rezoning Overlay.  Section 7.13.2.D.ii states the following: 
 

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

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

 
 
The applicant has listed the following conditions in the public interest for consideration: 
 

1. Perimeter Landscape Buffers: The development proposes a minimum 25-foot perimeter 
landscape buffer from the lots to the property boundary. There are approximately 70 trees 
proposed to be planted to enhance this buffer.  
 

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

 
3. Reduced Density: Overall density shall not exceed 1.07 dwelling units per acre. This would 

be more limiting than the 1.6 dwelling units per acre allowed in the R-1 District, and closer to 
what has been developed in the surrounding neighborhoods.  
 

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

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

This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations.  The 
Planning Commission and City Council should offer their thoughts on whether the proposed benefits 
are sufficient.  
 
NEXT STEP: PLANNING COMMISSION PUBLIC HEARING 
With all reviewers recommending approval or conditional approval, Planning Commission will hold 
a public hearing on the rezoning request from RA (Residential Acreage) to R-1 (One Family 
Residential) with a Planned Rezoning Overlay. Following the public hearing, they will make a 
recommendation to City Council whether to approve or deny the request, or may postpone 
making a recommendation if they determine additional information or changes are needed. 
 
The next available date for the Planning Commission for the public hearing on the Formal PRO Plan 
is Wednesday, August 20, 2025. Please provide a response letter that addresses all comments as 
needed, including a full list of deviations and conditions to be included in the PRO Agreement, no 
later than Wednesday, August 13th.  
 
CITY COUNCIL CONSIDERATION 
After the Planning Commission makes its recommendation, the PRO Concept Plan will be 
scheduled for consideration by the City Council. If the City Council grants tentative approval at 
that time, they will direct the City Attorney to draft a PRO Agreement describing the terms of the 
rezoning approval. Once the PRO Agreement has been drafted and approved by the applicant’s 
attorney, it will return City Council for final approval.  
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

 
_____________________________________________________ 
Lindsay Bell, AICP, Senior Planner 

mailto:lbell@cityofnovi.org


 
 
 
 
  

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted July 
26, 2017) 

Single Family, with 
master planned 0.8 
maximum dwelling units 
per acre. 

10 Unit single family 
residential 
development (1.07 
du/ac) 

No  

Zoning 
(Effective 
January 8, 2015) 

RA: Residential 
Acreage district  

R-1 with PRO No PRO Rezoning Requested 

Uses Permitted  
(Sec.3.1.1) 
 

Single Family Dwellings Single Family dwellings Yes   

Planned Rezoning Overlay Document Requirements (SDM link:  Site Plan & Development Manual) 
Written 
Statement 
(Site Plan & 
Development 
manual)  
The statement 
should describe 
the following 

Potential development 
under the proposed 
zoning and current 
zoning 

Provided, including 
parallel plan 

Yes  

Identified benefit(s) of 
the development 

Stated Yes  

Conditions proposed for 
inclusion in the PRO 
Agreement (i.e., Zoning 
Ordinance deviations, 
limitation on total units, 
etc.) 

Stated Yes  

Sign Location 
Plan 
(Page 23, SDM) 

Installed within 15 days 
prior to public hearing 
Located along all road 
frontages 

Provided and installed Yes  

Traffic Impact 
Study 
(Site Plan & 
Development 
manual)  

A Traffic Impact Study 
as required by the City 
of Novi Site Plan and 
Development Manual. 

 NA  

Community 
Impact 
Statement 

- Over 30 acres for 
permitted non-
residential projects  

 NA  

 

Bold To be addressed in Formal PRO Plan submittal 
Underline To be addressed with Preliminary Site Plan submittal 
Bold and Underline Possible deviations to be included as part of PRO agreement 
Italics Items to be noted 

PLANNING REVIEW CHART: Rezoning to R-1 with PRO  
Review Date: July 17, 2025 
Review Type: Formal PRO Plan  
Project Name: JZ24-43 MARIELLA ESTATES PRO 
Plan Date: June 27, 2025 
Prepared by: Lindsay Bell, AICP, Senior Planner   
Contact:  E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484 
  

https://www.cityofnovi.org/media/43mi2xd4/siteplananddevelopmentmanual.pdf
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Item Required Code Proposed Meets 
Code Comments 

(Sec. 2.2) - Over 10 acres in size 
for a special land use  

- All residential projects 
with more than 150 
units 

A mixed-use 
development, staff shall 
determine 

Market Study Optional: a Market 
study to provide a 
market demand 
analysis for the 
proposed project.  

 NA  

R-1 One-Family Residential,  Height, bulk, density and area limitations (Sec. 3.1.2) 
Lot Size 
(Sec 3.1.2.D) 

R-1 zoning requires: 
• 21,780 sf lot area 
• 120 ft. lot widths 

Minimum area : 21,780 
sf 
Lot width: 98-feet shown 
in lot table sheet 04 for 
lots 4 and 5 

Yes 
 
No 

 
 
Lots 4 and 5 require a 
deviation for lot width 

Building 
Setbacks (Sec 
3.1.2.D) 

 

Front: 30 ft.  30 ft Yes Proposed to comply 
based on building 
footprints 

Side: 15 ft. one side, 40 
ft. two sides 

40 total, 15-ft minimum Yes 

Rear: 35 ft.  35 ft Yes 
Maximum % of 
Lot Area 
Covered 
(By All Buildings) 
(Sec 3.1.2) 

25% Not shown TBD Details reviewed at plot 
plan phase 

Minimum Floor 
Area (Sec 3.1.2) 

1,000 Sq.ft. 3,200-4,300 sq ft. per 
unit indicated 

Yes Details reviewed at plot 
plan phase 

Building Height  
(Sec 3.1.2) 

35 ft. or 2.5 stories 
whichever is less 

35 feet, 2 stories 
indicated 

Yes Details reviewed at plot 
plan phase 

Frontage on a 
Public Street. 
(Sec. 5.12)  

No lot or parcel of land 
shall be used for any 
purpose permitted by 
this Ordinance unless 
said lot or parcel shall 
front directly upon a 
public street, unless 
otherwise provided for 
in this Ordinance. 

All units front on a 
proposed private road 
within the proposed 
condominium, with 
access to Eight Mile 
Road 

Yes Frontage on Private road 
for individual lots is 
permitted for a 
Condominium 
development 

Note to District Standards (Sec 3.6) 
Area 
Requirements 
(Sec 3.6A & Sec. 
2.2) 

- Lot width shall be 
measured between 
two lines where a 
front setback line 
intersects with side 
setback lines.  

Lot widths clarified Yes?  



JZ24-43 MARIELLA ESTATES July 17, 2025 
Formal PRO Plan Page 3 of 5   

Item Required Code Proposed Meets 
Code Comments 

- Distance between
side lot lines cannot
be less than 90%
between the front
setback line and the
main building.

Additional 
Setbacks 
(Sec 3.6.B) 

NA No off-street parking lots NA 

Exterior Side yard 
abutting 
Streets(Sec 3.6.C) 

NA Side yards abutting 
residential districts 

NA 

Wetland/Water-
course Setback 
(Sec 3.6.M) 

25ft. from boundary of 
a wetland and 25ft. 
from the ordinary 
highwater mark of a 
watercourse is required 

Small wetland in SE 
corner of property – 
wetland buffer extends 
onto Lot 1 

Yes? Lot 1 shall include buffer 
delineation to prevent 
encroachment/mowing/
removal of vegetation 

Subdivision Ordinance 
Blocks 
(Subdivision 
Ordinance: Sec. 
4.01) 

- Maximum length for
all blocks shall not
exceed 1,400 ft.

- Widths of blocks shall
be determined by the
conditions of the
layout.

Small site, so blocks not 
longer than 1400 ft.  

Yes 

Lots: Sizes and Shapes (Subdivision Ordinance: Sec. 4.02A) 
Lot Depth 
Abutting a 
Secondary 
Thoroughfare 
(Subdivision 
Ordinance: Sec. 
4.02.A5) 

Lots abutting a major or 
secondary 
thoroughfare must 
have a depth of at 
least 140’ 

No lots abutting 8 Mile Yes 

Depth to Width 
Ratio (Subdivision 
Ordinance: Sec. 
4.02.A6) 

Single Family lots shall 
not exceed a 3:1 depth 
to width ratio 

Maximum of 1.7:1 ratio 
is maintained 

Yes 

Arrangement 
(Subdivision 
Ordinance: Sec. 
4.02.B) 

- Every lot shall front or
abut on a street.

- Side lot lines shall be
at right angles or
radial to the street
lines, or as nearly as
possible thereto.

- All lots front on
proposed street

- Al lots conform to
shape requirement

Yes 

Streets  
(Subdivision 
Ordinance: Sec. 
4.04) 

Extend streets to 
boundary to provide 
access intervals not to 
exceed 1,300 ft. unless 
one of the following 
exists: 

No stub streets 
proposed – recent 
abutting developments 
do not have any 
connecting points to 
take advantage of 

Yes Extension to the north and 
west is impractical as the 
approved subdivisions 
have no streets available 
for connection 



JZ24-43 MARIELLA ESTATES July 17, 2025 
Formal PRO Plan  Page 4 of 5    

Item Required Code Proposed Meets 
Code Comments 

- practical difficulties 
because of 
topographic 
conditions or natural 
features 

- Would create 
undesirable traffic 
patterns 

Topographic Conditions (Subdivision Ordinance Sec 4.03) 
A. Flood plain Compliance with 

applicable state laws 
and City Code 
Areas in a floodplain 
cannot be platted 

Not Applicable NA  

B. Trees and 
Landscaping 

Compliance with 
Chapter 37 and Article 
5 of City Zoning Code 

Tree survey and 
Landscape Plans are 
provided 

Yes  

C. Natural 
Features 

To be preserved 
Lots cannot extend into 
a wetland or 
watercourse 

Wetland appears to 
exist on southeast 
corner of the site – not 
delineated 

No?  

D. Man-made 
Features 

To be built according to 
City standards 

Underground detention 
proposed 

Yes See Engineering Review 
letter for detail on SWM 
Plan comments 

E. Open Space 
Areas 

Any Open Space 
Area shall meet the 
following: 

- Require performance 
guarantee 

- Shall be brought to a 
suitable grade 

- Compliance with 
zoning ordinance 

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

Over 2.5 acres of open 
space are proposed 
 

Yes   

F. Non-Access 
Greenbelt 
Easements 

Along rear or side 
property lines for 
reverse frontage lots  

75 ft greenbelt between 
8 Mile and side yards of 
nearest lot 

Yes  

G. Zoning 
Boundary 
Screening 

A non-residential 
development abutting 
a residential 
development would 
need screening 

 NA  

Sidewalks Requirements 
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Item Required Code Proposed Meets 
Code Comments 

Active Mobility 
Plan 

AMP recommends 
upgrading nearby 
crosswalk and providing 
a trail connection to 
entrance of Maybury 
State Park; 
New subdivision 
entrances  

Not proposed   

Public Sidewalks  
(Chapter 11, 
Sec.11-276(b), 
Subdivision 
Ordinance: Sec. 
4.05) 

An 8’ wide public 
sidewalk shall be 
constructed along all 
arterial and collector 
roads except in 
industrial districts 
 

8’ sidewalk existing 
along Eight Mile Road 
within ROW  

Yes  

Other Requirements 
Development 
and Street 
Names 

Development and 
street names must be 
approved by the Street 
Naming Committee  

Mariella Estates 
proposed 
Mariella Lane proposed 

Yes The committee has 
considered and approved 
the requested names 
 

Development/ 
Business Sign 

Signage if proposed 
requires a permit. 

 TBD Sign permits are reviewed 
separately.  

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.  Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details.   
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

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

 
 
 

https://www.cityofnovi.org/community/ride-and-walk-novi/
https://www.cityofnovi.org/community/ride-and-walk-novi/
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




 
 
APPLICANT 
Braciole Brothers LLC 
 
REVIEW TYPE 
Revised Initial PRO Plan 
 
PROPERTY CHARACTERISTICS 
 Site Location:  Located on the north side of 8 Mile Road west of Garfield . .                    

.                                        Road located in section 31 of the City of Novi 
 Site Size:   9.36 acres 
 Plan Date:  02/28/2025 
 Design Engineer:  Atwell Group 
 
PROJECT SUMMARY  

 
 Planned Rezoning Overlay Site Plan (PRO): Currently zoned R-A (Residential 

Acreage), applicant wishes to rezone to R-1.  

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

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

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

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

 

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

 
PLAN REVIEW CENTER REPORT 

03/20/2025 
 

Engineering Review 
Mariella Estates 

JSP24-0043 
 

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://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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COMMENTS 
1. Based on the existing zoning RA zoning six homes could be proposed on this 

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

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

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

4. Provide a utility crossing table at the time of the site plan submittal.  
5. 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.  

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

WATER MAIN 
7. All public water main shall be within a dedicated water main easement.  
8. Additional details shall be provided at time of site plan submittal. Profiles shall 

be needed at time of final site plan submittal.  
9. EGLE water main permit will be required for the main extension, the 

application can be submitted at time of final site plan submittal.  

SANITARY SEWER 
10. All public sanitary sewer shall be within a dedicated sanitary sewer easement.  

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

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

STORM SEWER 
13. A minimum cover depth of 3 feet shall be maintained over all proposed storm 

sewer. Provide profiles for all storm sewer 12-inch and larger at time of site plan 
submittal.  

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

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

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

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

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

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

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

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

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

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

PAVING & GRADING 
24. Provide a construction materials table on the Paving Plan listing the quantity

and material type for each pavement cross-section being proposed.
25. Label specific ramp locations on the plans where the detectable warning

surface is to be installed.
26. Provide existing and proposed contours on the Grading Plan at the time of the

Final Site Plan submittal.
27. Site grading shall be limited to 1V:4H (25-percent), regrade or relocate the

proposed home and driveway on lot 8 so that the slopes steeper than 1V:4H
are not on the proposed on the residential lot.

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

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

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

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL: 
32. A letter from either the applicant or the applicant’s engineer must be 

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

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

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

 
_______________________________ 
Humna Anjum,  
Project Engineer 
 
cc: Lindsay Bell, Community Development  

Milad Alesmail, Engineering 
Ben Croy, City Engineer 
 

mailto:hanjum@cityofnovi.org


 
 
 
 
 
 
 
 
 
 
 

 
 
Review Type       Job #   
Formal PRO Concept Plan Landscape Review  JZ24-43 
 
Property Characteristics 
• Site Location:   8 Mile Road west of Ballantyne  
• Site Acreage:  9.36 ac. 
• Site Zoning:   RA 
• Adjacent Zoning: North, East, West: RA, South: Maybury State Park 
• Plan Date:    6/27/2025 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the Preliminary Site Plan submittal. Underlined items must be addressed on the Final Site 
Plans.  Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This 
review and the accompanying Landscape Chart are summaries and are not intended to 
substitute for any Ordinance.  
 
RECOMMENDATION: 
This project is recommended for approval of the Formal PRO Plan.  Some minor additions and 
revisions are needed on the Final Site Plans. 
 
No landscape deviations are required for the proposed layout. 
 
Ordinance Considerations 

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

1. Tree survey is provided. 
2. There are no regulated woodlands on the site but some regulated trees that are 36” dbh 

or greater are on the site and are shown as being removed. 
3. Woodland replacement calculations are provided, and all 10 of the required 

replacements are shown as being planted on the site. 
4. There is a pond at the southeast corner of the site that extends into Lot 1.  See the 

Merjent and Planning letter regarding this pond. 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. The project is only adjacent to other single-family residential property so no screening 

between the developments is required. 
2. A dense evergreen hedge is proposed on the west end of the drive and screening trees 

are proposed between the project and Ballantyne, and the residents south of lots 8 and 
9. 

 

PLAN REVIEW CENTER REPORT 
July 3, 2025 

Mariella Estates 
Formal PRO Concept Plan - Landscaping 
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Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 
1. Both required berms are proposed, except in the pond frontage.  Please extend the 

western berm to the west as much as possible to enhance the screening. 
2. All greenbelt landscaping requirements are met or exceeded by the proposed plantings. 
3. The required street trees are provided. 
 

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

 
Plant List (LDM 4, 10) 

Please provide a plant list on the Final Site Plans at the very latest. 
 
Planting Notations and Details (LDM 10) 

Provided 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

Underground detention is proposed.  If that is approved by engineering, no detention basin 
landscaping is required. 

 
Irrigation (LDM 10) 

1. If an irrigation system will be used, a plan for it must be provided with Final Site Plans. 
2. If alternative means of providing water to the plants for their establishment and long-term 

survival, information regarding that is also required with Final Site Plans. 
 

If the applicant has any questions concerning the above review or the process in general, do 
not hesitate to contact me at 248.735.5621 or rmeader@cityofnovi.org. 
 

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – Formal PRO Concept Plan 
 

Project name: JZ24-43: Mariella Estates 
Property location: 8 Mile Road, west of Ballantyne subdivision 
Plan Date: June 27, 2025 
Review Date: July 3, 2025 
Reviewed by: Rick Meader, Landscape Architect, LLA rmeader@cityofnovi.org, (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed on the Final Site Plan. 
 
There are no landscape deviations required for the proposed plan. 
 

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 

• Overall: 1” = 50’ 
• Greenbelt plan: 

1” = 30’ 
Yes  

Project Information 
(LDM 2.d.) Name and Address Location map 

provided Yes  

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

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

On title block Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA/PLA/LLA who 
created the plan 

Jim Allen – Allen 
Design Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature 

Copy of signature 
and seal Yes  

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

Show on all plan sheets On title block Yes 
 

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

Shown on location 
map 
Site:  RA 
North, East & West: 
RA 
South:  Northville 
Twp 

Yes  

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

Survey information 
(LDM 2.c.) 

• Legal description or 
boundary line survey 

• Existing topography 
• Sheet 2  • Yes  

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 on L-4 
• All tree removals 

are indicated on 
L-4 

• Woodland 
replacement 
calculations and 
10 trees are 
provided 

• Yes 
• Yes 
• Yes 

1. Please provide a 
current wetland 
delineation. 

2. See the Merjent 
review for a 
complete discussion 
of the trees and 
wetlands.  

3. Will trees #2401 and 
#2402 be removed?  
It appears they are 
within the wetland 
that is not being 
changed. 

Soil types (LDM.2.r.) 

• As determined by Soils 
survey of Oakland Co. 

• Show types, 
boundaries 

Sheet 2 – Fox Sandy 
loam and 
Glynwood loam 

Yes  

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 

• Show all proposed 
light posts 

• Proposed storm 
water system, 
including 
underground 
storage, is shown 

• Water and 
sanitary lines and 
structures are also 
shown 

• Sufficent spacing 
for the street trees 
appears to be 
proposed. 

• Yes 
• Yes 
• Yes 

 

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

Provide proposed 
contours at 2’ interval Sheet 6 Yes  

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan 

• No areas are 
shown 

• A note indicates 
that snow will be 
deposited along 
the road, 
between the curb 
and sidewalk 

TBD  

LANDSCAPING REQUIREMENTS 

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.) 
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Item Required Proposed Meets 
Code Comments 

General requirements 
(LDM 1.c) 

• Clear sight distance 
within parking islands 

• No evergreen trees 

No parking areas 
are required or 
proposed 

  

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

As proposed on planting 
islands NA   

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 

NA   

Curbs and Parking 
stall reduction (c) 

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

NA   

Plantings around Fire 
Hydrant (d) 

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 from 
structures and utility 
lines 

Yes  

Landscaped area (g) 

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

NA   

Clear Zones (LDM 
2.3.(5)) 

• 25 ft corner clearance 
required at Garfield 
Road entry.  Refer to 
diagram from Section 
5.5.9 

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

The RCOC clear 
zone is shown and 
no trees are 
located within it 

Yes 

If the RCOC does not 
allow any or all of the 
street trees shown along 
8 Mile Road, they do 
not need to be planted, 
but a copy of their 
decision must be 
provided to the City. 

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) Adjacent Zoning is RA  No berm is required 

or provided   

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List 

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

Yes  



Formal PRO Concept Plan – Landscape Review                                        Page 4 of 8  
July 3, 2025                                                                       JZ24-43: Mariella Estates 

   
 

Item Required Proposed Meets 
Code Comments 

residences south of 
them, and 
screening trees are 
also provided 
between lots 4-7 
and the Ballantyne 
subdivision. 

Adjacent to Public Rights-of-Way (Zoning Sec 5.5.3.A and LDM 1.b) 

Cross-Section of Berms (Zoning Sec 5.5.3.B and LDM 2.j) 
Slope, height and 
width (Zoning Sec 
5.5.3.A.v) 

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

Provided Yes  

Type of Ground 
Cover   Lawn 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 along 8 
Mile Road 

Yes  

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 

A small retaining 
wall is proposed on 
Lot 1. 

  

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

 TBD  
Walls taller than 4 feet 
need to be designed 
by an engineer 

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 
Greenbelt width 
(2)(3) (5) 

34 ft./40-foot non-
access easement 75 ft Yes  

Min. berm crest width 4 ft. 

• Berms are 
proposed on 
each side of the 
entry. 

• Crests are 2-5 feet 
wide 

No 

1. Please widen the 
crest of the eastern 
berm 

2. If possible, please 
lengthen the western 
berm to the west. 

Minimum berm height 
(9) 4 ft. 

Both berms are 
approximately 5 
feet tall 

Yes  

3’ wall (4) (7) NA 
 No walls are 
proposed in the 
greenbelts. 

Yes  

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

• 1 tree per 40 l.f.;  
• 8 Mile Road (360-

28)/40= 8 trees 
8 trees Yes  

Sub-canopy 
deciduous trees (Sec 
5.5.3.B) 

• 1 tree per 25 l.f.;  
• 8 Mile Road (360-

28)/25= 13 trees 
18 trees Yes  



Formal PRO Concept Plan – Landscape Review                                        Page 5 of 8  
July 3, 2025                                                                       JZ24-43: Mariella Estates 

   
 

Item Required Proposed Meets 
Code Comments 

Street Trees 
(Sec 5.5.3.B and LDM 
2) 
 

External Trees 
• 1 tree per 35 l.f.;  
• 8 Mile Road (360-

294)/35= 2 trees or 3 
subcanopy trees 

 
Internal streets 
• 1 tree per 35 lf 
• 1788/35 = 51 trees 

8 Mile Road: 
8 subcanopy trees 
 
Internal streets: 
51 trees 

• Yes 
• Yes  

Island & Boulevard 
Planting 
(Zoning Sec5.5.3.f.ii  & 
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 
feet as measured from 
street grade 

No islands are 
proposed   

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 

None shown TBD 

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

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

Planting requirements 
(Sec. 5.5.3.E.iv) 

• 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 
around the east, west 
and south sides of the 
basins -woodland 
replacement trees 
may be used to meet 
this requirement. 

• 10” to 14” tall grass 
along sides of basin 

An underground 
detention basin is 
proposed 

NA  

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

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

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

Yes  
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Item Required Proposed Meets 
Code Comments 

survey. 
• Treat populations per 

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

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 

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

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

Mar 15-Nov 15 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. 

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

Both notes included Yes  

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

Shall be northern nursery 
grown, No.1 grade Yes Yes  

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  

1. Need for final site 
plan 

2. The system should 
meet the 
requirements listed at 
the end of this 
review. 

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  Show on plant list   

Root type • B&B or Cont Show on plant list   

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 

No plant list is 
provided TBD 

Please provide a plant 
list no later than the 
Final Site Plans, 
preferably on 
Preliminary Site Plans 
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Item Required Proposed Meets 
Code Comments 

mix species. 
• Non-woodland 

replacement trees 
shall conform to the 
LDM Section 4 
standards for diversity 

Type and amount of 
lawn  Not shown on plans 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 

No  Need for Final Site Plan 

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 Yes Yes  

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 

A callout indicates 
this Yes  

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

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

• All but 2 of the 
trees on-site will 
be removed. 

• Silt fence and tree 
protection 
fencing are 
shown on Sheet 6 

• Yes 
• Yes  

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

Substitutions to 
landscape standards for 
preserved canopy trees 
outside woodlands/ 
wetlands should be 
approved by LA. Refer 
to Landscape tree 
Credit Chart in LDM 

None   

Plant Sizes for ROW, 
Woodland 
replacement and 
others  

Refer to Chapter 37, 
LDM for more details 

No plant list is 
provided TBD 

Please use correct sizes 
for plant material on the 
plant list when it is 
provided. 
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Item Required Proposed Meets 
Code Comments 

(LDM 3.c) 

Plant size credit 
(LDM3.c.(2)) NA    

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

No plants on City 
Invasive Species List 

No species are 
specified TBD  

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

Label the distance from 
the overhead utilities    

Collected or 
Transplanted trees 
(LDM 3.f) 

 None   

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. 

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. 

 
Irrigation System Requirements 
1. Any booster pump installed to connect the project’s irrigation system to an existing irrigation system 

must be downstream of the RPZ. 
2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code. 
3. The RPZ must be installed in accordance with the manufacture installation instructions for winterization 

that includes drain ports and blowout ports. 
4. The RPZ must be installed a minimum of 12-inches above FINISHED grade. 
5. Attached is a handout that addresses winterization installation requirements to assist with this. 
6. A plumbing permit is required. 
7. The assembly must be tested after installation with results recorded on the City of Novi test report form. 
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July 15, 2025 

Lindsay Bell 
Planner – Community Development 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

Submitted electronically to lbell@cityofnovi.org   

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

Dear Lindsay, 

Merjent, Inc. (Merjent) has conducted a site plan review of the planned rezoning overlay (PRO) for the 
Formal PRO Plan for Mariella Estates (site). Two sets of plans were provided:  

• One plan prepared by Atwell dated June 27, 2025. This plan contains the primary
design/engineering information for the Formal PRO Plan.

• One plan prepared by Allen Design dated June 27, 2025. This plan contains the landscape and
woodland replacement information for the Formal PRO Plan.

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

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

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

Wetlands 

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

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

☒ City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both
wetland and property limits depicted on the City’s map are considered approximations (Figure 1).
Although not depicted on the City of Novi’s interactive regulated wetland map viewer (Figure 1), this
should be used as an initial planning tool and does not constitute the presence or absence of City-
regulated wetlands.
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☐ Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE). 

☐ Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory 
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (map 
provided in Wetland Boundary Review). NWI and MIRIS wetlands are identified by the associated 
governmental bodies' interpretation of topographic data and aerial photographs. 

☐ Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources 
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website (map 
provided in Wetland Boundary Review). 

Permits and Regulatory Status 

Due to the comments below, the following wetland-related items may be required for this project: 

Item Required/Not Required 
Wetland Permit (specify Non-minor or Minor) Not Required 

Wetland Mitigation Not Required 
Environmental Enhancement Plan Not Required 

Wetland Buffer Authorization Required 
EGLE Wetland Permit Likely Not Required* 

Wetland Conservation Easement Recommended/Requested 
*Final determination is at the discretion of EGLE 

 
Wetland Review Comments 

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

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

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

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

4. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section 
3.6(2)(M) of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all 
districts a wetland and watercourse setback, as provided herein, unless and to the extent, it is 
determined to be in the public interest not to maintain such a setback. The intent of this provision is to 
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require a minimum setback from wetlands and watercourses". The established wetland and 
watercourse buffer/setback limit is 25 horizontal feet, regardless of grade change. The Applicant should 
consider modification of the proposed limits of disturbance boundaries in order to preserve wetland and 
wetland buffer areas. The preservation of the 25-foot wetland buffer areas (also referred to as the “25-
foot wetland setback/buffer) is important to the overall health of the wetlands, especially after site 
development. The existing buffer serves to filter pollutants and nutrients from storm water before 
entering the wetlands, as well as to provide additional wildlife habitat. 

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

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

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

 
 

d. If possible, any remaining wetland buffer should be seeded with an appropriate native seed 
mix that follows the criteria set forth in the City of Novi Landscape Design Manual. 
 

5. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining 
wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as 
directed by the City of Novi Community Development Department for any areas of proposed wetland 
mitigation areas. This language shall be submitted to the City Attorney for review. The executed 

Page 3

https://cityofnovi.org/media/crcnaatm/landscapedesigmanual.pdf


 
 

 

 

easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi 
Wetland and Watercourse permit. 

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

Should you have any questions or concerns with this review, please contact me via email at 
jason.demoss@merjent.com or via phone at (619) 944-3835.  

Sincerely, 

Merjent, Inc. 

 

 

Jason DeMoss, PWS 
Environmental Consultant 
 

Enclosures:  

Figure 1 – City of Novi Woodlands and Wetlands Map 
Attachment A – Site Photographs 
 
CC:  
Stacey Choi, City of Novi, schoi@cityofnovi.org  
Rick Meader, City of Novi, rmeader@cityofnovi.org 
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org 
Matt Pudlo, Merjent, matt.pudlo@merjent.com 
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Figure 1. City of Novi Regulated Woodlands Map 

Approximate Site boundary is shown in Red. 
No mapped regulated woodland areas are shown in the map view. Regulated wetland areas are shown in 

turquoise. Area identified as wetland on-site approximately outlined in blue and filled with yellow. 
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Attachment A 
Site Photographs 
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City of Novi Mariella Estates  

 
 

Flagging around wetland 
 

 
 

Overview of wetland on-site 
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City of Novi Mariella Estates  

 
 

Overview of wetland on-site from the adjacent Ballantyne development 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Dan Commer, Humna Anjum, Diana 
Shanahan, Milad Alesmail, Stacey Choi 
 

  AECOM 
39575 Lewis Dr, Ste. 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JZ24-43 – Mariella Estates Revised Intial PRO 
Traffic Review  
 
From: 
AECOM 
 
Date: 
March 20, 2025 

  
 

 

Memo 
Subject: JZ24-43 – Mariella Estates Revised Initial PRO Traffic Review  
 
The revised initial PRO concept site plan was reviewed to the level of detail provided and AECOM recommends approval as 
long as the comments provided below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Braciole Brothers, LLC, is proposing a ten home single-family subdivision. 
2. The development is located on the north side of Eight Mile Road, west of Garfield Road. Eight Mile Road is under the 

jurisdiction of the Road Commission of Oakland County and Garfield Road is under the jurisdiction of the City of Novi.  
3. The site is zoned R-A (Residential Acreage) and the applicant is utilizing the PRO option. 
4. There are following traffic related deviations are being requested by the applicant: 

a. Below standard centerline radius. 

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

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

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 9 7 100 No 
PM Peak-Hour Trips 11 7 100 No 

Daily (One-Directional) Trips 121 N/A 750 No 
 

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

Trip Impact Study Recommendation 

Type of Study: Justification 
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None - 
 

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 35’ Met  
2 Driveway Width | O Figure IX.3 28’ Met  
3 Driveway Taper | O Figure IX.11    
3a Taper length 75’ and 100’ Met  
3b Tangent 0’ and 50’ Met  
4 Emergency Access | O 11-

194.a.19 
- N/A  

5 Driveway sight distance | O 
Figure VIII-E 

610’ Met  

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d 400.83’ and 

1084.63’ 
Met  

6b Opposite side | O 11.216.d.1.e 200.87’ to 
private drive 

Met  

7 External coordination (Road 
agency) 

Indicated 
coordination 
with RCOC 

Met  

8 External Sidewalk | Master Plan & 
EDM 

8’ proposed, 
tying into 
existing 

Met  

9 Sidewalk Ramps | EDM 7.4 & R-
28-K 

Indicated  Partially Met Update detail to latest 
R-28-K version in 
future submittal. 

10 Any Other Comments: 
 

 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 - N/A  

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
12 Trash receptacle | ZO 5.4.4 Not indicated Inconclusive Indicate if individual 

trash collection is to be 
present for single 
family homes. 

13 Emergency Vehicle Access Turning 
movements not 
provided 

Inconclusive Provide turning 
movements in future 
submittal. 

14 Maneuvering Lane | ZO 5.3.2 - N/A  
15 End islands | ZO 5.3.12    
15a Adjacent to a travel way - N/A  
15b Internal to parking bays - N/A  
16 Parking spaces | ZO 5.2.12 On-street parking 

not allowed 
Met  

17 Adjacent parking spaces | ZO 
5.5.3.C.ii.i 

- N/A  

18 Parking space length | ZO 5.3.2 - N/A  
19 Parking space Width | ZO 5.3.2 - N/A  
20 Parking space front curb height | 

ZO 5.3.2 
- N/A  

21 Accessible parking – number | ADA - N/A  
22 Accessible parking – size | ADA - N/A  
23 Number of Van-accessible space | 

ADA 
- N/A  

24 Bicycle parking    
24a Requirement | ZO 5.16.1 - N/A  
24b Location | ZO 5.16.1 - N/A  
24c Clear path from Street | ZO 5.16.1 - N/A  
24d Height of rack | ZO 5.16.5.B - N/A  
24e Other (Covered / Layout) | ZO 

5.16.1  
- N/A  

25 Sidewalk – min 5’ wide | Master 
Plan 

5’ proposed Met  

26 Sidewalk ramps | EDM 7.4 & R-28-
K 

None proposed N/A  

27 Sidewalk – distance back of curb | 
EDM 7.4  

10’ proposed Met  

28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G 54’ radius 

proposed  
Met  

30 Turnaround | ZO 5.10 Proposed and 
dimensioned 

Met  

31 Any Other Comments: 
 

Proposed 90’ centerline radius is below 230’ standard per 
Section 11-194.b.2 of the City’s Code of Ordinances. The 
applicant is requesting a deviation. 

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

sign labels on site plan.  

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
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Memo 
 

  

 

 

AECOM 
 

 
4/4 

 

SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
34 Signs 12” x 18” or smaller in size shall 

be mounted on a galvanized 2 lb. U-
channel post | MMUTCD 

Not indicated Inconclusive Provide in future submittal. 

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or 
greater U-channel post | MMUTCD 

Not indicated Inconclusive Provide in future submittal. 

36 Sign bottom height of 7’ from final 
grade | MMUTCD 

Not indicated Inconclusive Provide in future submittal. 

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 

Not indicated Inconclusive Provide in future submittal. 

38 FHWA Standard Alphabet series used 
for all sign language | MMUTCD 

Not indicated Inconclusive Provide in future submittal. 

39 High-Intensity Prismatic (HIP) sheeting 
to meet FHWA retro-reflectivity | 
MMUTCD 

Not indicated Inconclusive Provide in future submittal. 

40 Parking space striping notes - N/A  
41 The international symbol for 

accessibility pavement markings | ADA 
- N/A  

42 Crosswalk pavement marking detail - N/A  
43 Any Other Comments: 

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

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi 
to ensure referring to the latest standards and Ordinances in its entirety.  

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

Sincerely,  

AECOM 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah 
Project Manager 
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November 14, 2024 

 

  TO: Barbara McBeth - City Planner 
        Lindsay Bell - Plan Review Center 
        Dan Commer – Plan Review Center 
        Diana Shanahan – Plan Review Center 
 
RE: Preserves of Maybury – Initial PRO   
 
JZ24-43 
 
Project Description: Build new subdivision on 9.36 acres, with 10 Single 
family homes.  
 
Comments: 

· All fire hydrants MUST be installed and operational prior to any 
combustible material is brought on site. IFC 2015 3312.1.  
ONE additional hydrant is needed near lot #1. Sheet #5 only shows 
2 hydrants being added to new water main.  
 

· Fire lanes will be designated by the Fire Chief or his designee when 
it is deemed necessary and shall comply with the Fire Prevention 
Ordinances adopted by the City of Novi.  The location of all “fire 
lane – no parking” signs are to be shown on the site plans.  (Fire 
Prevention Ord.).  
Additional “No Parking signs” needed at end of proposed 
Maybury Dr, near cul-de-sac turnaround. 
  

· Fire apparatus access drives to and from buildings through parking 
lots shall have a minimum fifty (50) feet outside turning radius and 
designed to support a minimum of thirty-five (35) tons. (D.C.S. Sec 
11-239(b)(5)).  
Sheet #5 indicates 45’ turning radii. Have this updated and include 
50’ turning capabilities. 
 

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

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

 
Andrew Copeland – Acting Fire Marshal 
City of Novi Fire Department 
cc: file 
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Todd Seog 
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CITY COUNCIL MINUTES 

EXCERPT September 22, 2026 
 

 



REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 

MONDAY, SEPTEMBER 22, 2025, AT 7:00 P.M. 
 
Mayor Fischer called the meeting to order at 7:00 P.M.   

 

PLEDGE OF ALLEGIANCE 

 

ROLL CALL: Mayor Fischer, Mayor Pro Tem Casey, Council Members Gurumurthy, 

Heintz, Smith, Staudt, Thomas (absent/excused) 

 

ALSO PRESENT: Victor Cardenas, City Manager 

 Tom Schultz, City Attorney 

 

APPROVAL OF AGENDA:  

 

CM 25-09-119 Moved by Casey, seconded by Smith; MOTION CARRIED: 6-0  

 

To approve the agenda as presented. 

   

Roll call vote on CM 25-09-119 Yeas: Casey, Gurumurthy, Heintz, Smith, Staudt, 

and Fischer 

 Nays:  None  

 Absent: Thomas 

PRESENTATIONS: None 

 

PUBLIC HEARINGS: None 

 

CITY MANAGER REPORT: None 

 

ATTORNEY REPORT: None 

 

AUDIENCE COMMENTS:  

 

Gary Zack, 359 South Lake Dr., said he lives in the north end where there has been some 

ordinance enforcement going on. He said he had been written up for the fascia of his 

home, the board just below the top of the roof. He said he agrees it hasn't been stained 

in about 5 years, and he has not gotten to it recently, but he stained the whole front of 

the house last year, except the top piece because it takes a very big ladder. He said he 

got a notice saying he has to have it done in 30 days. He said that they have an all-wood 

house, not vinyl or fiber cement. He said he is a senior citizen, on a fixed income and 

prides himself on maintaining his own house. He said now he has this write up, and it feels 

a bit like nitpicking. He said the side of his house is in pretty good shape. He said an old 

wood house is kind of like a battleship or the mackinaw bridge. He said at any given time 

it is going to have some places where it needs a bit of paint. He said as a homeowner, 

he would like to prioritize the needs that he thinks are the most crucial period he said he 

had a rotted windowsill that the enforcement officers didn't see that he would like to fix. 

He said the fascia was not his biggest concern, but they gave him only 30 days to do it. 

He said the work he has done was not easy for a 72-year-old period he said what really 

bothers him is he has looked at the mess of an entrance to his neighborhood not for 30 

days but 30 years plus. He said there are probably several ordinance violations there. He 
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surrounding area, or would enhance or preserve such natural 

features and resources; 

D. That the proposed deviation would not be injurious to the safety or 

convenience of vehicular or pedestrian traffic; and  

E. That the proposed deviation would not cause an adverse fiscal or 

financial impact on the City's ability to provide services and 

facilities to the property or to the public as a whole. 

 

This motion is made because the plan is otherwise in compliance 

with Article 3, Article 4, and Article 5 of the Zoning Ordinance, and 

with Chapters 11 and 12 of the Code of Ordinances, and all other 

applicable provisions of the Ordinance.  

 

Roll call vote on CM 25-09-124 Yeas:   Fischer, Casey, Gurumurthy, Heintz, 

Smith, Staudt 

 Nays: None 

 Absent: Thomas 

 

4. Consideration of tentative approval of Mariella Estates, a 10-lot single family 

development, located north of Eight Mile Road, west of Garfield Road, to include 

a Zoning Map Amendment rezoning from Residential Acreage to R-1 with a 

Planned Rezoning Overlay. FIRST READING 

 
City Manager Cardenas said the City Council initially saw this proposal back in May, and 

the Planning Commission then recommended this for a formal PRO plan approval back 

in August. He said this is a 10-lot proposal located on Eight Mile Rd. on 9.4 acres allowing 

developments in the R1 district.  

 

Bill Anderson, Atwell Development Consultants, said as indicated they appeared before 

the Council in May and have made modifications to their proposal. He said they are 

proposing a small luxury residential community on Eight Mile Rd. He said all consultants, 

staff, and Planning Commission have seen the proposal and recommended approval. 

He said the subject property is about 9.4 acres surrounded by two existing communities. 

He said both of them of similar lot size at half an acre. He said those were done under an 

RUD proposal. He said their proposal is a PRO, but the lot sizes are consistent with the 

surrounding communities down Eight Mile. He said their proposed plan is 10 single family 

homes, half acre lots, just over 1 unit in acre effectively. He said from the planned 

highlights they have significant open space. He said they have about 28% open space 

and a perimeter buffer around the entire development. He said they have nice frontage 

set back off of Eight Mile. He said it's going to feel nice driving along eight mile and 

coming into the community and they are excited about it. He said again, large active 

open space 0.75 acres as you come into the development on the right. He said it is going 

to be a gated community, and they are proposing having a little mailbox kiosk and a 

bench at the north end of a little park for daily pickup and such. He said briefly on the 

public benefits this is one of the bigger discussions. He said they were initially going to 

make improvements to a crosswalk on Eight Mile with close proximity to their community 
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and possibly make some improvements to get across the street to Mayberry Park. He said 

after further discussions with staff and feedback from the Council, they have met with 

the Parks Department, and they have decided to make a monetary contribution to ITC 

Park. He said they added another 40 acres to ITC, so they have some design work that 

needs to be done and there is another list of improvements they would like to see such 

as resurfacing a basketball court and adding some walkways. He said another additional 

benefit they are proposing is a conservation easement over the existing wetland. He said 

they have an existing wetland in the southeast corner which is a nice natural feature. He 

said it is not regulated or anything, but they are looking to have a conservation easement 

over it. He said they have perimeter buffer landscape as well. He said as far as the 

conservation easement, it is not state regulated, but it is a nice sight feature, and they 

are proposing to preserve the wetland. He said they moved lot 1 physically out of the 

wetland so that the homeowner will not have access. He said they were going to put a 

boulder wall in signage right at the buffer, the 25-foot point, and put the conservation 

easement over both the wetland in the buffer so that the wetland will be preserved in 

perpetuity there as part of the development. He said this will be a luxury community and 

they are excited about it. He said he worked with the gentleman, and they did a nice 

development in Northville Township years ago off Seven Mile, Bella Vista, with beautiful 

homes there. He said he thinks they will be very pleased when this development gets to 

the City of Novi. 

 

Mayor Pro Tem Casey asked if they had an idea about how large the footprint of the 

home will be and if they are talking 5,000 to 6,000 square feet. Mr. Anderson nodded, yes. 

Mayor Pro Tem Casey asked if they could discuss the screening between this 

development and the one to the north and what kind of trees they are talking about 

placing, and the depth with the trees. She said she is genuinely concerned about 

screening between developments as they go in. Mr. Anderson said they are proposing a 

25-foot buffer in addition to the size of the lot. He said he thinks they have about 70 trees 

that they will be supplementing along the perimeter as well. He said it will be a lush 

perimeter development to development when they are done. Mayor Pro Tem Casey said 

that obviously benefits the future residents and everybody else as well. She said everyone 

loves their neighbor but doesn't necessarily want to see them all day. She said that it 

sounds fantastic. She said she was pleased with the decision to keep the wetlands, even 

if it is not regulated, but to keep it and to protect it with the conservation easement. She 

said she thinks that it really adds more to the development itself, and she is glad to see 

them move away from the crosswalk across Eight Mile. She said she expressed concerns 

last time about the speed of the road and having pedestrians trying to cross the road 

without any kind of productive pedestrian island or anything alike. She said she's pleased 

with what the developers have come back with period she said she believes this will be 

a nice ad to the community. 

 

Member Heintz said It seems like the developers put a lot of thought and effort into the 

natural emphasis with more significant open space, the wetlands, the conservation 

easement and everything else proposed. He said it seems like it fits in nicely, especially 

with it being across from a State Park. He said he recognizes people's interests in living in 

a location like that. He said he appreciates the thoughtfulness gone into it. 
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Member Smith said he appreciates the open space they are keeping. He said he grew 

up in a neighborhood that had something similar, and it was a great place to go. He said 

the conservation easement was good. He said he would like to know how they are going 

above and beyond the basics for energy conservation. He said it is assumed that they 

are meeting the code for insulation, has double pane windows, but is there anything else 

they are doing to go above and beyond other than minimizing pavement. Mr. Anderson 

said he hasn't directed anything necessarily for the homes. He said he knows people vary 

on their desire for solar. He said it is a low-density development, which reduces heat and 

fraction. He said he doesn't have anything other than the green area. He said they are 

using best management practices on all the stormwater drains. He said as far as energy 

conservation, he doesn't have anything particular for the proposal.  Member Smith asked 

if they could get fiber into the area. Mr. Anderson said yes. Member Smith asked if that 

will be built into the subdivision or into the development. Mr. Anderson said yes, into the 

subdivision.  

 

Member Gurumurthy said the last time this was proposed it was not clear in terms of the 

wetlands. She said she appreciates what they have delineated and that the wetland is 

preserved. She said she also appreciates doing the buffer, and doing everything to make 

sure it is consistent with other developments. 

 

Member Staudt said it is always great to see single family homes built in Novi. He said we 

don't quite see as many as we used to. He said he would assume, for the purposes of the 

folks that are west of the development, that these homes are going to start at least $1.2 

to $1.5 million in probably go up. Mr. Anderson said that is a fair guess. Member Staudt 

said the only reason he says that is because he knows many of the homes to the west 

start in the 1.5 million range. He said he wants them to be comfortable to know it will not 

cause property values to go down. He said he doesn't believe that these custom-built 

homes will have any effect on their property values. He said thank you for bringing a nice 

development to Novi, and that he will be supporting it. 

 

Mayor Fischer said It is not often that the Council doesn't feel like they are trying to jam 

10 pounds of stuff into an 8-pound bag. He said he thinks the developers haven't asked 

for too much, and it was a very fair presentation and fair request. He said he looks forward 

to supporting this. He asked City Attorney Schultz, regarding the public benefit, were 

there other situations where cash has been a contribution that has been offered. He said 

he didn’t think that was the spirit or intent of the ordinance in the PRO process. City 

Attorney Schultz said something may have been lost in the translation with the developer. 

He said the City is not asking for $40,000. He said it will not be listed in the PRO agreement 

as one of the public benefits, because it is not related to the development and this is 

typically the connection that they need to make. He said he thinks it's great and he is 

happy that developer has offered $40,000. He said that it is not a part of the motion to 

approve the development, and it isn't really a proper consideration under this set of 

circumstances here. Mayor Fischer said that between the open space, the conservation 

easement, and a lot of what they have done in the development itself he finds there to 

be them meeting the intent of some of the public benefit. He said the contribution related 
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to ITC Park, which is something they can work out with City staff directly. It is not something 

that the Council considers as part of this approval process. He said he believes the plan 

stands on its own. He said as he mentioned before it is a very nice development and he 

looks forward to seeing it come to fruition. 

 
CM 25-09-125 Moved by Casey, seconded by Gurmurthy: MOTION CARRIED: 6-0 

 

Tentative indication that Council may approve the request for 

Mariella Estates JZ24-43 with Zoning Map Amendment 18.750, to 

rezone from Residential Acreage to R-1 subject to a Planned 

Rezoning Overlay (PRO) Agreement, and corresponding PRO 

Concept Plan, FIRST READING, and direction to the City Attorney to 

prepare the PRO Agreement including items A through C: 

  

A. All deviations from the ordinance requirements shall be identified 

and included in PRO Agreement, including:  

  

1. A Zoning Ordinance deviation from Section 3.1.2.D to 

reduce the required lot width for lots 4 and 5 to 98 feet (120 

feet required). The deviation is requested for the two pie-

shaped lots near the corner of the road. These lots still 

provide adequate space for the intended housing product, 

are the two largest lots proposed, and exceed the R-1 

minimum lot area requirements for over 10,000 square feet 

and 5,000 square feet respectively.   

 

2. Design and Construction Standards deviation (Code of 

Ordinances, Sec. 11-194.b.2) for proposed street with 90-

foot centerline radius (230-foot radius standard). This does 

not provide a safety concern given the short distance of 

the road, the low travel speed, and the minimal traffic 

volumes expected with 10 homes.  

 

B. The following conditions shall be requirements of the PRO 

Agreement: 

 

1. The use is limited to a maximum of 10 single family lots, with 

the lot layout as shown in the PRO Plan.  

 

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

acre.  

 

3. The small wetland area in southeast corner of site shall be 

preserved. As the applicant indicates in their response 

letter, a conservation easement will be placed over the 

wetland and buffer prior to construction. Lot 1 shall include 
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buffer delineation and signage to prevent 

encroachment/mowing/removal of vegetation.  

 

4. A minimum 25-foot perimeter landscape buffer shall be 

maintained from the individual lots to the property 

boundary.  

 

5. The proposed open space (28%) as shown in the PRO Plan 

shall be preserved in an easement, as this represents an 

enhancement beyond what is typically required for an R-1 

district.  

 

C. This motion is made because the proposed R-1 zoning district is 

a reasonable alternative to the density recommended in the Future 

Land Use Map, and fulfills the intent of the Master Plan for Land Use, 

and because of the site specific development features that will result 

in an overall benefit to the public that outweighs any detrimental 

impacts of the project: 

 

1. The additional homes allowed under the new R-1 District 

designation will not detract from the project area and, 

given the anticipated quality of the custom homes, the 

development generally will be an enhancement to the 

project area. 

 

2. The amount of open space on the site and the landscaped 

buffers mirror what has been provided in recent adjacent 

developments and exceed what can be required in the R-

1 District. 

 

3. The preservation of the wetland area is beneficial to the 

environment, providing aesthetic, habitat, and stormwater 

functions. 

 

4. The project as a whole is in the public interest.  

 

Roll call vote on CM 25-09-125 Yeas:  Casey, Gurumurthy, Heintz, Smith, Staudt, 

Fischer 

 Nays: None 

 Absent: Thomas 

 

5. Consideration of recommendation from the Finance and Administration 

Committee (FAC) to authorize Plante Moran Realpoint to begin negotiations 

with both firms who appeared before them at their September 15th meeting to 

provide design and related services for the Police and Fire Facilities building 

project. 



PROJECT NARRATIVE 



 

 

August 14, 2025 
  
  
Ms. Lindsay Bell  
City of Novi – Planning Department  
45175 West Ten Mile Road  
Novi, Michigan 48375  
  
Re: Mariella Estates    
Planned Rezoning Overlay (PRO) Submittal Package   
JZ24-43 
 
 
Dear Ms. Bell,  
 
We are pleased to present to you a proposed single family residential development by Braciole 
Brothers LLC.  Please accept this letter document, accompanying plans, and supplemental information 
as the Conceptual PRO submittal for our client’s Preserves of Maybury development.  We are 
providing these plans for your distribution and comments.  
 
 
PROJECT OVERVIEW  
 
The Preserves at Maybury project is a single-family residential community proposed on approximately 
9-acres in the City of Novi, Oakland County, Michigan. The proposed development is located on the 
north side of 8-Mile Road, just west of Garfield Road.  The subject property is directly adjacent and 
surrounded by two RUD developments on either site, the Ballantyne and Parc Vista.  The subject 
parcel and surrounding parcels in the area are currently zoned RA and prominently support 
development of 1/2-acre lots.  The development will utilize the City's Planned Rezoning Overlay (PRO) 
option to allow for single family housing at a lot size and density more in line with that of the directly 
adjacent RUD developments.  Multiple public benefits are being proposed as a part of the PRO that 
are at the scale appropriate for a residential development with 10 houses being proposed.   
 
The development will contain private roads and is proposed to be served by public sewer and water 
located within the 8-mile road right-of-way.  These public utilities will have the capacity to serve the 
development per the city's engineering standards.  Storm water management is proposed to be 
addressed through the construction of an underground detention vault on the west side of the property.  
The vault will be designed in accordance with the city's requirements. 
 
The development is planned to be constructed in one phase. 
 
 
PARALLEL PLAN 
 
Under the current RA zoning a maximum of 9 lots would be allowed based on site acreage.  However, 
given geometric challenges of the property as well as providing an access road and stormwater 
detention, 6 lots are represented on the enclosed parallel plan.  
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PUBLIC BENEFITS FOR REZONING  
 
The requested R-1 underlay zoning, with a PRO Development Agreement would be the most cohesive 
option for development of this site to maintain a consistent lot size and product type between the two 
adjacent developments. Additionally, R-1 zoning is in compliance with the “Single-Family” designation 
listed for this site in the City of Novi Master Plan.  As required with all PRO requests, we offer the 
following specific public benefits with the PRO project:  
  

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

 
• Perimeter Landscape Buffers:  The development proposes a minimum 25' perimeter 

landscape buffer from the lots to the property boundary. 
 

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

 
• Reduced Density:  A reduced density of 1.07 units per acre is being proposed.  R-1 zoning 

allows up to 1.65 units per acre. 
 

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

 
 
REQUESTED ORDINANCE DEVIATIONS 
 
Three deviations are being requested, as follows:   
 

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

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

• A reduced centerline radius of 90 degrees is proposed due to geometric site constrains. This 
does not provide a safety concern given the short distance of the road, the low travel speed 
and the minimal traffic volumes expected.  
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ZONING AND FUTURE LAND USE MAPS (FOR REFERENCE) 
 
     

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

 
Chris Rothhaar, P.E.  
Project Manager 

 
 

 



PUBLIC BENEFITS DECLARATION LETTER 



 

 

July 11, 2025 
 
 
Novi City Council 
45175 Ten Mile Road 
Novi, MI 48375 
 
RE:  JZ24-43 MARIELLA ESTATES PRO 
 
Dear Members of Council, Planning Commission, and City Staff, 
 
In response to feedback from the Planning Commission, City Council, and City Staff, we’ve worked 
with the applicant to identify public benefits that we can offer as part of the PRO that are both 
meaningful to the community and appropriate for the scale of the project. We propose the following: 
 

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

o New picnic tables, benches, and trash cans 
o New basketball hoops 
o Resurfacing of the existing basketball court  
o Paving of additional walkways  

 
• Concept planning for the ITC park expansion: As an alternative to the physical 

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

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



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

 

SUBJECT: Approval of the FIRST READING of Text Amendment 18.306 to reclassify 

auto washes from Principal Permitted Uses to Special Land Uses in the B-3 

District, and to add use standards to be met by new Auto Wash 

establishments.   

SUBMITTING DEPARTMENT: Community Development - Planning 

 

KEY HIGHLIGHTS: 

 Over the last few years, there has been an increased interest by the 

development community seeking approval to build new auto washes in Novi. 

 The City Council’s Ordinance Review Committee (ORC) met to review possible 

Zoning Ordinance text amendments related to auto washes, with an interest in 

allowing greater discretion by the Planning Commission through the Special Land 

Use process, and subject to a number of use standards that would need to be 

met by new Auto Wash establishments.   

 The ORC made a recommendation that the draft ordinance be forwarded to 

the City Council for approval to send to the Planning Commission for a public 

hearing and recommendation back to the City Council.    

 On September 10, Planning Commission held the public hearing and 

recommended approval of the text amendment to City Council.  

 

BACKGROUND INFORMATION:  

 

The City Council’s Ordinance Review Committee (ORC) met on April 21, 2025 and on 

June 23, 2025 to review possible text amendments to auto wash facilities as 

regulated by the Zoning Ordinance.  During the April 21st ORC meeting, the 

Committee discussed the recent interest in the development of new auto washes. 

The current ordinance considers auto washes principal permitted uses only in the B-3, 

General Business District.  The Committee asked staff and the City Attorney to work 

on an ordinance amendment and return to a subsequent ORC meeting.   

 

At the June 23rd meeting, the Committee discussed a memo regarding trends and 

issues surrounding auto washes, a summary of the built and proposed auto wash 

facilities in the City of Novi, and draft ordinance language for consideration. 

 



The Committee discussed the attached map that shows the locations of the existing 

and proposed auto washes in Novi. The white labels reference existing car washes, 

while the green labels note existing smaller car washes that are accessory to a gas 

station. The two yellow labels represent new auto washes that have been submitted 

for site plan review – both are on properties zoned B-3, so the use is currently principal 

permitted, or permitted as of right (without the discretion for approval that a Special 

Land Use would allow). 

 

 Name Location Parcel 

size 

Type Status 

   

1 

Squeaky 

Shine 

Novi Road 1.56 ac Automatic 

tunnel 

Opened 2020 

   

2 

Pure Wash Meadowbrook

/10 Mile 

1.09 ac Automatic 

tunnel 

Opened 2024 

   

3 

Original $6 

Car Wash 

Novi Road 

/Grand River 

0.54 ac Automati

c tunnel 

Proposed 

rebranding to 

El Car Wash in 

process – 

existing non-

conforming in 

TC District 

   

4 

El Car Wash Grand River / 

12 Mile 

1.29 ac Automati

c tunnel 

Under 

Construction 

   

5 

BP Gas 

Station 

12 Mile / Novi 

Road 

1.37 ac Small 

automati

caccessor

y use 

Built 1991 

   

6 

Mobile Gas 

Station 

Grand River/ 

Haggerty 

1.87 ac Small 

automati

caccessor

y use 

Built 1987 

   

7 

Quick Pass Novi Road /  

10 Mile 

4.8 ac Automati

c tunnel 

PC  

approved PSP 

   

8 

Grand/Beck 

Develop-

ment 

Grand River 

/Beck Road 

3.7 ac Automati

c tunnel 

PC approved 

Preliminary Site 

Plan 

 

 

EXISTING ORDINANCE STANDARDS 

In the City of Novi, Auto Washes are a principal permitted use only in the B-3 General 

Business District. There are no specific use standards in Section 4.32 except for the 

requirement that car washes shall be completely enclosed in a building. Otherwise, 

car washes are expected to comply with the requirements of the B-3 District for 

building and parking setbacks, and building height (Section 3.1.12).  



Section 3.10 contains Required Conditions for the B-1, B-2 and B-3 Districts, and states 

that overhead/service bay doors shall not face a major thoroughfare nor an 

abutting residential district. Car washes often must seek a variance from the Zoning 

Board of Appeals for this condition because of the long tunnel design typical of car 

wash buildings with entrance and exit door make it difficult to avoid having one 

overhead door facing the road.  

 

Modern car washes often have outdoor vacuum stations as an accessory use, which 

does require an outdoor component. This should be addressed in any proposed text 

amendment.  

 

PROPOSED DRAFT ORDINANCE 

The text amendment as recommended for approval by the Planning Commission 

would change the use from Principal Permitted Use to the more discretionary Special 

Land Use in the B-3 District. This would not impact the smaller accessory car washes 

that are sometimes found at gas stations. The specific use standards in Section 4.32 

are included in the draft text amendment in this packet, and summarized here: 

1. Minimum lot size of 2 acres.   

2. A 40-foot minimum front yard setback. 

3. Minimum 100-foot setback from residential properties (includes building, 

vacuums, vehicle stacking). 

4. All wash facilities shall be within enclosed building. 

5. Outdoor vacuum stations shall not be in front yard, with noise controlled 

by sound barriers to meet noise performance standards (Section 5.14). 

6. Overhead doors shall not face residential-zoned properties, or must be 

screened by another building or wall. 

7. Vehicle stacking spaces shall be outside the public right-of-way and 

meet the drive-through requirements of Section 5.3.11. 

8. By-pass lane (10-feet) required. 

9. Overhead doors shall be oriented to face away from residentially-

zoned or -used properties within 100 feet, unless screening is provided.  

10. Auto washes approved by the Planning Commission prior to the 

adoption of this ordinance amendment shall be considered permitted 

under the ordinance standards at the time of approval.  

11. Applicants shall be required to submit a plan for decommissioning and 

removal of the auto wash if the use ceases for a period of two years.   

 

The draft ordinance language may be further modified as the City Council 

completes its reviews and approvals.    

 

NON-CONFORMITIES CREATED 

If the proposed text amendment is adopted as proposed, all of the existing car 

washes will become non-conforming with the new standard for a minimum lot size of 

two acres. Only one is on a parcel less than 1 acre – however this is the existing non-

conforming car wash in the Town Center District. However, condition ten (10) states 

that those auto washes that have been approved by the Planning Commission prior 



to the adoption of this ordinance shall be considered permitted under the standards 

in place at the time of that approval. 

 

 Name Location Parcel size 

Conformance 

Setback 

Conformance 

Other 

Conformance 

1 Squeaky Shine Novi Road No Yes Across Novi 

Road from 

residential, but 

greater than 100 

feet 

2 Pure Wash Meadowbrook/10 

Mile 

No Yes  

3 Original $6 Car 

Wash 

Novi Road / 

Grand River 

No Yes Non-conforming 

in TC District 

4 El Car Wash Grand River / 12 

Mile 

No Yes  

5 Quick Pass Novi Road /   10 

Mile 

Yes Yes   

6 Grand/Beck 

Development 

Grand River 

/Beck Road 

Yes Yes  

 

RECOMMENDED ACTION: Approval of Zoning Ordinance Text Amendment 18.306 to 

amend various sections of the Zoning Ordinance  to reclassify auto washes from 

Principal Permitted Uses to Special Land Uses in the B-3 District, and to add use 

standards to be met by new Auto Wash establishments along with other minor 

changes, subject to further modifications as determined necessary by the City 

Manager’s Office or City Attorney’s Office.  FIRST READING   

 

This motion is made because the ordinance amendment addresses the increasing 

complexity of the features provided at auto wash facilities, and allows greater 

discretion by the Planning Commission because the use will be subject to Special 

Land Use consideration.   

  



 
 

DRAFT STRIKE-THROUGH ORDINANCE 
CAR WASHES  

FIRST READING 
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STATE OF MICHIGAN 
 

COUNTY OF OAKLAND 
 

CITY OF NOVI 
 

ORDINANCE NO. 18.306 
 
AN ORDINANCE TO AMEND THE CITY OF NOVI CODE OF ORDINANCES, ORDINANCE 14-271, 
ZONING ORDINANCE, AT THE FOLLOWING LOCATIONS: ARTICLE 3, SECTION 3.1.12 “B-3 GENERAL 
BUSINESS DISTRICT”; AND ARTICLE 4, SECTION 4.32 “AUTO WASHES”; IN ORDER TO RECLASSIFY AUTO 
WASHES FROM PRINCIPAL PERMITTED USES TO SPECIAL LAND USES IN THE B-3 DISTRICT, AND TO ADD 
USE STANDARDS TO BE MET BY NEW AUTO WASH ESTABLISHMENTS; AND ARTICLE 5, “SITE 
STANDARDS,” SECTION 5.3, “OFF-STREET STACKING SPACE, LAYOUT STANDARDS, CONSTRUCTION 
AND MAINTENANCE,” TO ADDRESS BYPASS LANE WIDTH. 
 
THE CITY OF NOVI ORDAINS:  
 
Part I. 
That the City of Novi Zoning Ordinance, as amended, Article 3, Zoning Districts, Section 3.1.12, “B-3 
General Business District,” is hereby amended to read as follows: 
 
Section 3.1.12 B-3 General Business District 
 
A. [unchanged] 
 
B.  Principal Permitted Uses 
 
i.  Retail businesses use 
ii.  Retail business service uses 
iii.  Dry cleaning establishments, or pick-up stations, dealing directly with the consumer §4.24 
iv.  Business establishments which perform services on the premises 
v.  Professional services 
vi.  Retail business or retail business service establishments §4.27 
vii.  Professional and medical offices, including laboratories 
viii.  Fueling station §4.29 
ix.  Sale of produce and seasonal plant materials outdoors §4.30 
x.  Auto wash §4.32 
xi.  Bus passenger stations 
xii.  New and used car salesroom, showroom, or office 
xiii.  Other uses similar to the above uses 
xiiiv.  Tattoo parlors 
xiv.  Publicly owned and operated parks, parkways and outdoor recreational facilities 
xvi. Accessory structures and uses §4.19 customarily incident to the above permitted 

uses 
xvii.  Public or private health and fitness facilities and clubs §4.34 
xviii. Microbreweries §4.35 
xiiix. Brewpubs §4.35 
xix. Day care centers, and adult day care centers §4.12.2 
 
 
 



DRAFT 9/24/25 
  

2 
 

C.  Special Land Uses 
 
i.  Outdoor space for exclusive sale of new or used automobiles, campers, recreation 

vehicles, mobile homes, or rental of trailers or automobiles §4.36 
ii.  Motel §4.28 
iii.  Business in the character of a drive-in or open front store §4.37 
iv.  Veterinary hospitals or clinics §4.31 
v.  Plant materials nursery §4.6 
vi.  Public or private indoor and private outdoor recreational facilities §4.38 
vii.  Mini-lube or oil change establishments §4.39 
viii.  Sale of produce and seasonal plant materials outdoors §4.30 
ix.  Restaurant in the character of a fast food carryout, drive-in, fast food drive through,  

or fast food sit-down §4.40 
x. Auto Wash §4.32  
 
D. [unchanged] 
 
 
Part II. 
That the City of Novi Zoning Ordinance, as amended, Article 4, “Use Standards,” Section 4.32, 
“Auto Washes,”  is hereby amended to read as follows: 
 
Section 4.32 Auto Washes 

In the B-3 District, Auto Wash is a Special Land Use and subject to the following standards: 
permitted use when completely enclosed in a building. 
1. A minimum lot size of 2 acres; 
2. All buildings shall have a front yard setback of not less than 40 feet; 
3. All buildings, vehicular stacking space, vacuums, or other outside use area except 

parking, shall be located no closer than one-hundred (100) feet from a residentially-
zoned and/or -used property, unless such property is separated from the Auto Wash 
by a major thoroughfare or railroad right-of-way; 

4. All washing facilities shall be within a completely enclosed building; 
5. Vacuuming and drying areas may be located outside the building but shall not be in 

the required front yard, and shall not be closer than one-hundred (100) feet from any 
residential district. Noise from vacuuming or blow-drying equipment shall be controlled 
by appropriate enclosures or sound barrier walls. All noise from such equipment shall 
comply with the noise performance standards of Section 5.14. 

6. All vehicle stacking spaces shall be provided outside of any public right-of-way, and 
shall meet the requirements of drive-throughs as applicable in Section 5.3.11; 

7. One 10-foot bypass lane shall be provided as a means of exiting the wash queue 
without having to enter the auto wash building; 

8. Ingress and egress points shall be located at least one-hundred (100) feet from the 
intersection of any two streets; 

9. All buildings shall be oriented such that bay doors and/or open bays face away from 
residentially-zoned and/or -used property within one-hundred (100) feet unless 
screened from such property by a building or wall.  

10. Any auto wash proposed and approved by the Planning Commission prior to the 
formal adoption of this ordinance shall be considered a permitted use under the 
adopted ordinance standards at that time. 

11. Because the nature of the building and other above-ground improvements are such 
that they are not readily or easily convertible to a non-auto wash use, and because 
the construction tends to involve a limited variety of relatively low-cost materials (e.g., 



DRAFT 9/24/25 
  

3 
 

block) as part of the submission for special land use approval, the applicant shall 
submit a plan for the decommissioning of the auto wash and the removal of all above-
ground building improvements, together with any accessory uses or items such as 
vacuums, air hoses, and the like if the use ceases. Cessation for a period of two years 
shall be presumed to constitute abandonment, but the City Council may extend the 
period upon good cause shown by the property owner.  The plan shall include an 
acknowledgement by the applicant and the property owner (if different) that the 
decommissioning and removal are required.  This requirement of a plan for 
decommissioning and removal is intended to insure compatibility with adjacent uses 
of land, and to promote the use of land in a socially and economically desirable 
manner, and is intended to meet the intent and purpose of the zoning regulations for 
an auto wash and therefore failure to submit the plan required hereunder shall be 
grounds for denial of the requested special land use.  

 
Part III. 
That the City of Novi Zoning Ordinance, as amended, Article 5, “Site Standards,” Section 5.3, “Off-
Street Stacking Space, Layout Standards, Construction and Maintenance,”  is hereby amended 
to read as follows: 
 
1-10. [unchanged] 
 
11. Any lane, route, or path in which vehicles are directed expressly for the purposes of receiving 
or dispensing persons, goods, or services without the driver leaving the vehicle (hereinafter 
referred to as a drive-through lane) shall comply with the following requirements: 
 
A-C. [unchanged] 
D. Drive-through facilities shall provide one bypass lane to allow unobstructed travel for vehicles 
to pass those waiting to be served. Such bypass lane shall be a minimum of ten (10) eighteen (18) 
feet in width, unless otherwise determined by the Fire Marshal.  
 
E-I. [unchanged] 
 
12-13. [unchanged] 
 
PART IV. 
Severability. Should any section, subdivision, clause, or phrase of this Ordinance be declared by 
the courts to be invalid, the validity of the Ordinance as a whole, or in part, shall not be affected 
other than the part invalidated. 
 
PART V. 
Savings Clause. The amendment of the Novi Code of Ordinances set forth in this Ordinance does 
not affect or impair any act done, offense committed, or right accruing, accrued, or acquired or 
liability, penalty, forfeiture or punishment, pending or incurred prior to the amendment of the Novi 
Code of Ordinances set forth in this Ordinance. 
 
PART VI.   
Repealer. All other Ordinance or parts of Ordinance in conflict herewith are hereby repealed only 
to the extent necessary to give this Ordinance full force and effect.   
 
PART VII. 
Effective Date:  Publication.  Public hearing having been held hereon pursuant to the provisions of 
Section 103 of Act 110 of the Public Acts of 2006, as amended, the provisions of this Ordinance 
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shall be published within fifteen (15) days of its adoption by publication of a brief notice in a 
newspaper circulated in the City of Novi stating the date of enactment and effective date, a 
brief statement as to its regulatory effect and that a complete copy of the Ordinance is available 
for public purchase, use and inspection at the office of the City Clerk during the hours of 8:00 A.M. 
to 5:00 P.M., Local Time.  The provisions of this Ordinance shall become effective seven (7) days 
after its publication. 
 
 
 
 MADE, PASSED, AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF NOVI, OAKLAND 
COUNTY, MICHIGAN, ON THE ____ DAY OF __________________, 2026. 
 
 
 

________________________________ 
     JUSTIN P. FISCHER, MAYOR 
 

            
            
                          _________________________________ 

CORTNEY HANSON, CITY CLERK 
 
Ayes: 
Nays: 
Abstentions: 
Absent: 
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PLANNING COMMISSION 
MINUTES EXCERPT 

CITY OF NOVI 
Regular Meeting 

September 10, 2025 7:00 PM 
Council Chambers | Novi Civic Center 

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

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

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

 
Absent Excused:  Member Verma  
 
Staff:  Elizabeth Saarela, City Attorney; Lindsay Bell, Senior Planner; Rick Meader, 

Landscape Architect; Humna Anjum, Project Engineer  
 

PLEDGE OF ALLEGIANCE  
Member Lynch led the meeting attendees in the recitation of the Pledge of Allegiance. 
 
APPROVAL OF AGENDA  
Motion made by Member Lynch and seconded by Member Avdoulos to approve the September 10, 
2025 Planning Commission Agenda.   
 

 
2. TEXT AMENDMENT 18.306 – PROPOSED AMENDMENTS TO CAR WASH STANDARDS  

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

 
Senior Planner Lindsay Bell stated earlier this year, the Ordinance Review Committee (ORC) requested 
Staff look into the current Zoning Ordinance standards for Car Wash facilities. 
 
In recent years, the City has received many inquiries to develop car wash facilities. The proliferation of 
this use is a nation-wide trend. Today about 80% of car washes are done at a commercial facility 
compared to about 50% in the 1990s. In addition, the car wash model is very attractive to investors 
because the low labor requirements and convenient membership models bring in big annual returns. 
Some forecasts predict that the number of car washes in the U.S. will double by 2030.  
 
The risk of continuing the trend to build more car washes is oversaturation of the market, with the revenue 
of existing car washes decreasing with each new one that opens as they compete for customers. Due 
to the specific design of a car wash building, if the business closes, it could be difficult to repurpose the 
structure for another use.  
 
In the City of Novi, Auto Washes are a principal permitted use only in the B-3 General Business District. 
There are no specific use standards except for the requirement that they are completely enclosed in 
a building. Otherwise, they are expected to comply with the requirements of the B-3 District for 
building and parking setbacks, and building height (Section 3.1.12).  
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Section 3.10 contains Required Conditions for the B-1, B-2 and B-3 Districts, and states that 
overhead/service bay doors shall not face a major thoroughfare nor an abutting residential district. 
Car washes often must seek a variance from the Zoning Board of Appeals for this condition because 
of the long tunnel design typical of car wash buildings with an entrance and exit door make it difficult 
to avoid having one overhead door facing the road. Modern car washes often have outdoor vacuum 
stations as an accessory use, which does require an outdoor component.  
 
Planner Bell referenced a map on the screen showing the locations of the existing and proposed car 
washes in Novi. The white labels reference existing car washes, while the green labels note existing smaller 
car washes that are accessory to a gas station. The two yellow labels represent new car washes that 
have been submitted for site plan review – both are on properties zoned B-3, so the use is principal 
permitted, or permitted as of right (without the discretion for approval that a Special Land Use would 
allow).  
 
Planner Bell stated staff reviewed other communities’ ordinances and found there are many differing 
standards for car washes. Farmington Hills recently amended its Zoning Ordinance to state that in the B-
3 District, vehicle washes are only permitted on properties that had a legally conforming vehicle wash 
as of the date of their ordinance amendment. They also have specific use standards to be met. In 
Farmington, automobile washes are a Special Land Use in the C-3 District. In Plymouth, automobile car 
washes are permitted as a Special Land Use in the B-3 and ARC (Ann Arbor Road Corridor) Districts, 
subject to several use standards. In Wixom, car washes are a Special Land Use in their B-3 District, and a 
permitted use in the FS District. There are a few use standards that must be met.  

 
In June, the City Council’s Ordinance Review Committee (ORC) discussed the draft text amendment 
and made suggestions for revisions. One suggestion was the condition that car wash buildings that 
become vacant would need to be torn down. This has been added to the draft text amendment you 
received tonight in the packet – as shown in italics. The Committee also increased the minimum lot 
size from 1 acre to 2 acres. The Committee unanimously voted to recommend the text amendment 
to City Council for consideration. On August 11th, City Council approved the referral of Zoning 
Ordinance Text Amendment 18.306 to the Planning Commission for public hearing and 
recommendation to City Council.  

Planner Bell stated the text amendment proposed would change the use from Principal Permitted to 
the more discretionary Special Land Use in the B-3 District. This would not impact the smaller accessory 
car washes that are sometimes found at gas stations. The specific use standards car washes would 
include a minimum lot size of 2 acres, 40-foot minimum front yard setback, minimum 100-foot setback 
from residential properties, outdoor vacuum stations shall not be in front yard, with noise controlled by 
sound barriers if necessary to meet noise performance standards (Section 5.14), overhead doors shall 
not face residential-zoned properties, or must be screened by another building or wall, and any new 
auto wash proposed that has been approved by the Planning Commission prior to formal adoption 
of this ordinance shall be considered a permitted use under the adopted ordinance standards at that 
time. If the proposed text amendment is adopted as proposed, some of the existing car washes will 
become non-conforming with the new standards. All of the existing car washes are on parcels less 
than 2 acres. The other standards appear to be able to be met. The two proposed car washes are 
both on properties greater than 2 acres.  
 
The Planning Commission is asked to hold the scheduled Public Hearing and consider making a 
recommendation to the City Council on the proposed ordinance amendment.  
 
Chair Pehrson opened the public hearing and invited members of the audience who wished to speak 
to approach the podium.  
 
Mr. Scott Griffin and Mr. Jamie Burke with Quick Pass Car Wash inquired if they would be negatively 
affected by the text amendment.  
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Seeing no others and confirming there was no correspondence received Chair Pehrson closed the 
audience participation and turned the matter over to the planning commission.  
 
Member Lynch stated he trusts the judgement of the experts.  
 
Member Dismondy inquired if Jax Car Wash is located at Fountain Walk.  
 
Planner Bell confirmed that Jax was not approved by the City Council.  
 
Member Roney had no further comment.  
 
Member Avdoulos stated he had a question related to item eleven which states if the car wash is 
vacated it will have to be destroyed. He inquired if that would include the non-conforming car 
washes.  
 
Planner Bell stated the way it was written it would be grandfathered in.  
 
Chair Pehrson inquired if the current ordinance includes noise conditions for new car washes.  
 
Planner Bell stated Special Land Use would rise to the level of requiring a noise study.    
 
Chair Pehrson inquired if touchless car washes fall into the same standard.  
 
Planner Bell confirmed that touchless car washes would still be considered a car wash and fall under 
the same standard.  
 
Motion to recommend adoption to the City Council of Text Amendment 18.306 – Proposed 
Amendments to Car Wash Standards as presented made by Member Avdoulos and seconded by 
Member Lynch.  
 
ROLL CALL VOICE VOTE ON MOTION TO RECOMMEND ADOPTION TO THE CITY COUNCIL OF TEXT 
AMENDMENT 18.306 – PROPOSED AMENDMENTS TO CAR WASH STANDARDS AS PRESENTED MOVED BY 
MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. Motion carried 5-0.  
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ORDINANCE REVIEW COMMITTEE 
June 23, 2025 | 6:00 p.m. 

 
Mayor Fischer called the meeting to order at 5:37 P.M.   
 
ROLL CALL: Mayor Fischer, Mayor Pro Tem Casey, Council Member Staudt 
 
ALSO PRESENT: Victor Cardenas, City Manager 

Thomas Schultz, City Attorney  
   Cortney Hanson, City Clerk 

Charles Boulard, Director of Community Development 
Barb McBeth, City Planner 

        
APPROVAL OF AGENDA:   
 
ORCM 25-06-08 Moved by Staudt, seconded by Fischer; CARRIED UNANIMOUSLY:  
  

To approve the agenda as presented. 
 
AUDIENCE COMMENT:  None 
 
MATTERS FOR DISCUSSION: 
 
1. Approval of minutes from May 5, 2025: 
 
ORCM 25-06-09 Moved by Staudt, seconded by Fischer; CARRIED UNANIMOUSLY:  
  

To approve the Ordinance Review Committee meeting minutes from May 
5, 2025. 

 
2. Review permitted uses under the B-3 Zoning Classification. 
 
Ms. McBeth explained the content of the memo provided by the Planning Department 
outlining the background, existing ordinance standards, comparisons to neighboring 
jurisdictions, and proposed amendments to the ordinance. Mayor Fischer asked about other 
zoning districts besides B-3, like Light Industrial, that may be a better fit for car washes since B-3 
districts seem to be along major thoroughfares. Staff explained the Light Industrial properties 
offered a lot more acreage in available land. Mayor Fischer asked with the proposed 
changes, would they affect existing or pending car washes. Ms. McBeth stated only one is 
currently non-conforming and has been for a while. There are two that are proposed, one of 
which would not meet the proposed setback. Mayor Fischer asked if it would be possible to 
grandfather those that are proposed and through the final site plan phase. City Attorney 
Schultz said there would be a way to find an exemption. 
 
Mayor Pro Tem Casey stated she would prefer a minimum parcel size of 2 acres and that a 
business would have to tear the building down if they were to close.  
 
ORCM 25-06-10 Moved by Casey, seconded by Staudt; CARRIED UNANIMOUSLY:  
  

To recommend Ordinance Amendment 18.306 to City Council for 
consideration.  
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3. Discussion on amendments to Chapter 24, Article II related to Outdoor Gatherings. 
 
Director Boulard explained the Outdoor Gathering Application process and the challenges staff 
face in ensuring the events meet the expected public safety standards. The proposed changes 
to the ordinance include eliminating sections that have never been enforced and sections that 
are not pertinent. The date to submit an application for an outdoor assembly was modified from 
10 days in advance of the event to 14 days in advance. 
 
ORCM 25-06-11 Moved by Casey, seconded by Staudt; CARRIED UNANIMOUSLY:  
  

To recommend the proposed amendments to Chapter 24, Article II related 
to Outdoor Gatherings. 

 
The meeting was adjourned at 6:22 p.m. 

Recorded by: Cortney Hanson, City Clerk 
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Car Washes

Map Author: Lindsay Bell
Date: 4-10-25
Project: Car Wash Survey
Version #: 1

Copyright nearmap 2015

Map information depicted is not intended to replace or substitute for
any official or primary source.  This map was intended to meet

National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.  

Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by 
a licensed Michigan Surveyor as defined in Michigan Public Act 132

of 1970 as amended.  Please contact the City GIS Manager to
confirm source and accuracy information related to this map.

MAP INTERPRETATION NOTICECity of Novi
Dept. of Community Development

City Hall / Civic Center
45175 W Ten Mile Rd

Novi, MI 48375
cityofnovi.org
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REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 

MONDAY, FEBRUARY 9, 2026, AT 7:00 P.M. 
 
Mayor Fischer called the meeting to order at 7:00 P.M.   

 

PLEDGE OF ALLEGIANCE 

 

ROLL CALL: Mayor Fischer, Mayor Pro Tem Casey, Council Members Gurumurthy, 

Heintz, Martinez, Smith, Staudt 

 

ALSO PRESENT: Victor Cardenas, City Manager 

 Danielle Mahoney, Assistant City Manager 

 Tom Schultz, City Attorney 

 

APPROVAL OF AGENDA:  

 

CM 26-01-010 Moved by Casey, seconded by Martinez; MOTION CARRIED: 7-0  

 

To approve the agenda as presented. 

  

Roll call vote on CM 26-01-010 Yeas: Casey, Gurumurthy, Heintz, Martinez, 

Smith, Staudt, Fischer 

 Nays: None  

  

PUBLIC HEARINGS: None 

   

PRESENTATIONS:  

 

Capital Improvement Program (CIP) Millage 

 

Mayor Fischer said City Manager Cardenas has been moving quickly on one of Council’s 

goals, the Capital Improvement Program (CIP) Millage renewal. He said oftentimes, he 

and his colleagues don’t talk very much after a presentation because the presenters do 

such a good job, but there were a couple of decision points, based on the memo that 

had been sent to Council by the City Manager’s office that might have required some 

discussion and thoughts at the meeting. Mayor Fischer said he was giving Council 

advance notice to pay close attention to what City Manager Cardenas had to say and 

they should be prepared to discuss it.   

 

City Manager Cardenas said they have three decisions points that he wanted Council 

to discuss. This is a current goal as well as a goal from the last goal-setting session. They’ve 

been looking at this for quite some time. They had to wait until the public safety bond 

was approved last year. To review, back in 2016, this was put before voters on the August 

election. It was approved. It was a 10-year millage up to 1 mill. A Capital mill (or CIP) 

means anything over $25,000. The main purpose of the millage was to support parks, new 

city facilities, some pathway sidewalks, fire apparatuses (which have gotten very 

expensive in the last 10 years), or any other kind of infrastructure possibilities that the 

Council may deem a priority. He showed a slide called “2016 City of Novi Capital 

Improvement Program (CIP) Millage Staff Fact Sheet Tuesday, August 2” and said this was 
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some of the public relations they had. It included the information, the promise to the 

voters and laid out what amount they asked for and what it would cost.   

 

City Manager Cardenas said as he looked into this, he was very impressed by what they 

were able to accomplish. He showed a slide called “Major Accomplishments (2017 – 

Present)” that highlights some of the big projects they were able to do such as Lakeshore 

Park building/renovations, park land acquisitions/preservation and shoreline stabilization, 

fire apparatus replacements (3 engines, 1 ladder) and the DPW expansion. He said he is 

surprised by everything they’ve been able to take advantage of and finance in the last 

10 years. He said Council got right to work in 2017.  He went into more detail about the 

fire apparatuses. He said they were able to acquire three engines. One of them is a 

ladder truck which was very expensive but well needed. Chief Martin loves his ladder 

truck. He said the DPW expansion was a big thing as was the ITC Trail and many, many 

other projects.  

 

City Manager Cardenas showed a slide called “Lakeshore Park Building and 

Renovations” and said it is completely different now. The building is a jewel that is well-

used by Novi’s camps. His own kids attended the camp there. The pavilion to the south 

of that is also brand new. The whole area with the library machine and the tunnel that 

was constructed recently have breathed new life into Lakeshore Park. There were a 

bunch of Parkland acquisitions, like Shawood Lake, the Northwest Park, the ITC 

Community Sports Park to the east of that, and Bosco fields and all of the developments 

there with the land transfer from our friends at Novi schools, providing much-needed 

capacity for Novi’s soccer-loving residents and kids.  

 

City Manager Cardenas said recently, for preservation purposes, Council decided to 

acquire the property at the corner of 12 Mile and Novi Road. This was from the County in 

a tax foreclosure. It is several acres that are now in Council’s hands for preservation 

purposes for the foreseeable future.  

 

City Manager Cardenas put up a slide called “DPW Expansion and Redesign” and said 

that a big thing for Novi’s staff was the Public Works expansion and redesign of the facility.  

He said the pictures shown didn’t fully capture how impressive the building is. He said for 

roughly 30 males, there were only two urinals and one bathroom stall. Now that there are 

several different facilities that support a modern-day Public Works facility, they don’t 

need to bring in bathrooms in the summer for seasonal and full-time staff. One of the 

other major improvements with this facility is the ability to house all the trucks under one 

roof. This really increases the longevity of the vehicles. 

 

City Manager Cardenas said another addition to Novi’s facilities was Jessica’s Splash Pad 

at Bosco Fields. The number of attendees for the splash pad increases each year.  

 

City Manager Cardenas said it’s time to be thinking about this now because Council has 

seen it as a priority to renew it. The last tax collection will be this summer. It will not show 

up in the fiscal year 2026-2027 if it is not approved by the voters. It provides stable funding 

for our capital needs such as anything over $25,000, which, unfortunately, all the costs 
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have increased from normal light-duty vehicles, large trucks, Novi’s plow trucks and the 

fire apparatuses. It also supports the long-range plans for the 2050 efforts as well.  

 

City Manager Cardenas showed another slide called “Decision #1: Election Timing” and 

echoed what Mayor Fischer said about there being three decisions City Council needs 

to advise them on. There are two elections coming up that are already planned---the 

August election and the November election. They believe there is a countywide 

enhancement millage for the intermediate school district that is going to occur on the 

August ballot. In November, there will be a very busy ballot with the congressional, the 

U.S. Senate, all the state representatives, the state senators, the governor, the secretary 

of state and the attorney general. The filing dates are listed for them to get the language 

in for either election.  

 

City Manager Cardenas said the second decision is how long City Council would like the 

millage to last. 10 years ago, they went to voters with a 10-year guarantee. They have an 

option for 10 years, 20 years or an indefinite timeline which would require a charter 

amendment, and which would have a little bit sooner of a requirement according to City 

Attorney Schultz because that would have consideration by the Attorney General’s 

Office as well as the Secretary of State. 

 

The third decision City Manager Cardenas put before Council is the rate. One mill is what 

they went to the voters with 10 years ago. Since then, the Headlee rollbacks have 

occurred, so instead of one, it’s down to .94 which would give Council $4.9 million. One 

mill would return up to about $5.1 million all told. These figures are based on 2025 values. 

2026 will be a little bit more than $5.1 million if they go back to one mill.  

 

City Manager Cardenas outlined different ideas of what City Council could consider 

where those funds could go. The ITC redevelopment in terms of not only the current ITC 

in that parcel, but also the parcel to the east of it from the last 10 years’ proceeds. They 

could reimagine that whole area. There have been many discussions at the Council’s 

table about a community center and/or a senior activity space. Fire apparatuses need 

to be maintained and replaced every 6-10 years. They could opt for more acquisition 

and pre-preservation of lands similar to what they did at 12 Mile and Novi Road. They 

could continue sidewalk and boardwalk enhancements and connections where gaps 

exist currently throughout the city.  

 

City Manager Cardenas showed a slide called “Next Steps” that outlines what staff needs 

from Council to move forward. He said once they get direction from Council, they will 

draft the language, make sure they get all the different resolutions they need to get on 

that date’s ballot, and then come up with a public engagement strategy similar to what 

they did with the bond initiative--visiting HOAs, talking to community groups, adding 

information sessions to HOA breakfasts, all the things they’ve been successful with, not 

only with the first CIP millage, but also the road millage override and expansion they did 

about 10, maybe 12 years ago. They’ve had good luck with different initiatives to support 

the infrastructure and support the needs of the city. They would mirror that for this initiative 

as well, if that is what Council decides.  
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Mayor Fischer said that was a good report about what has been accomplished by city 

administration and prior councils and the promises that were kept from 10 years ago and 

some exciting things that can come. 

 

Member Staudt said about 14-15 years ago, he and Mayor Gatt started talking about this 

initiative. They were coming out of a very difficult time, a recession. Things looked very 

difficult in terms of having available funding for capital improvement projects. They had 

$100 million worth of projects to get done for the City. Over a couple of years, they 

worked their way through it and came up with the final proposal they put in front of the 

voters. In a very narrow race, the voters approved it. Part of the reason they went with a 

10-year term rather than a 20-year or an unlimited term was that they felt like they 

needed to prove to the voters that they could responsibly handle their money. He said if 

you look at the outcome from how Council has spent that money over the years, it was 

a resounding yes. He said they are going to turn to the voters, and he feels like they have 

a responsibility to do another 10-year program to show that they can responsibly spend 

their money on things that are of benefit and of need to the City. Some of the things are 

related to parks. Some of the things will be related to public safety. None of the things will 

be road related. Road funding is a separate, entirely different pot of money. This money 

will be for all the things they all want to have done, but responsibly, they can’t do 100% 

of it.  

 

Member Staudt said the two things that are most important to him are the community 

senior center that he hopes will be built on the property of the current police station and 

the expansion and enhancement of the ITC park. He was a Park Commissioner in 2000 

and they were talking about how outdated the park was then. That was 25 years ago. 

They have purchased 91 acres so they can expand the park. He said they have so much 

to do there. The irrigation systems and the drainage are just not acceptable for a first-

class facility. Those are just two of the things; they have a whole list of many, many things 

they’d like to get done. He had a pop-up on his computer on YouTube that highlighted 

the 10 best cities to live in in Michigan. Novi was rated #5. He said Council and staff are 

always striving for #1. Without having these additional funds to fund programs like these, 

he doesn’t believe Novi will get there. They have to continue to push and this money 

gives them the ability to do that. $5 million a year or more for the next 10 years is $50-60 

million, a minimum of $20 million of that will go into ITC park. He said it gets more and 

more difficult every year. Money becomes more and more important to really working 

hard to spend it in a wise and frugal manner. He said he didn’t know he’d be here 10 

years later, but here he is. This is an opportunity for him to be able to vote on the successor 

bill.  

 

Member Staudt said he hopes the citizens of Novi really understand that this isn’t just like 

“Hey, we don’t really need this.” These are the fire trucks. These are the things that, in 

addition to parks, woodlands and wetlands, these are things we really need. He’s looking 

forward to advancing this proposal. He believes they should renew the 1 mill for 10 years 

by asking the voters for their support again so Council can prove to them that they’re 

responsible and forward-thinking.       
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Member Smith said he agrees with Member Staudt. The CIP has been a great tool for 

getting the things that the City needs like fire trucks, police cars and things like that. It has 

also helped them get things they want like more land and better parks. One of the things 

he hears consistently from residents is they’d like to preserve land. Realistically, the only 

way they can preserve land as a city is to buy it. The CIP gives them the tools to be able 

to react when things become available such as the 90 acres east of the ITC park. They 

were able to get that without impacting the rest of the budget adversely. It’s a great tool 

and he supports renewing it wholeheartedly. He believes the August election is probably 

the best time to do it. Normally, he would be in favor of doing it in November, but there 

is already an election scheduled in August and the November ballot is going to be 

crowded. He wants to make sure they are able to talk to voters and get them out to 

come support this. He said renewing it for 10 or 20 years would be great and for one mill. 

They have seen the effects of the Headlee rollbacks on the last 10 years. If they renew it 

at that current rate of .94, they’d just see that erode again. He suggested starting off at 

one mill and letting Headlee do its thing and erode that. He reiterated that he supports 

putting this on the August ballot for one mill for either 10 or 20 years and they’ll continue 

to do good things with the money. 

 

Member Gurumurthy complimented the City team for doing an amazing job using the 

CIP to get so many above and beyond projects completed. She fully supports the 

renewal. From the list, one of the things she is passionate about is finding out what the 

Novi community wants in terms of the community center and the senior activity center. 

Before they begin anything, she feels like this is an important first step. She said Council 

has been procuring a lot of land, the ITC land and the adjacent lands, and this will help 

them develop it and make it more accessible to residents. She supports putting it on the 

August ballot because it is less crowded and it also gives Council some time to react 

based on what they get from the results. She supports a 10-year timeframe with inflation 

going on. She believes it would be best to keep things the same so residents don’t feel 

overwhelmed by committing to something for 20 years. She supports one mill.  

 

Member Heintz echoed what other members have said. He loved seeing the list. It’s so 

impressive to see what has been done with the money and he thanked staff for putting 

that together. He supports the idea of a 10-year term with the thoughts that Member 

Staudt shared. It holds Council accountable, making sure they are doing things in a 

responsible way. All of the things they’ve talked about using the money for such as the 

community center, the ITC park, and purchasing land for green preservation are very 

important. He believes having the one mill rate seems important. In terms of election 

timing, he is open to whatever is the most successful. The discussion focused on the 

August election, and he is supportive of that.  

 

Member Martinez echoed the appreciation to the staff for working on this. He said the 

CIP has been a great project that everyone has taken on over the past 10 years. What 

he believes is the most successful part is that Council has been effective at showing the 

residents how this millage touches virtually every service they provide as a city. He’d like 

to think that that remains the forefront of their pitch to the residents, reminding them of 

the quality of life that we all enjoy in Novi. The services that are provided are top-notch, 
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but they’re top-notch for a reason. It’s because the residents are willing to take that step 

and make the investment in the city and where they live.  

 

Member Martinez said he is generally averse to August ballot questions like this because 

he has not seen an August election yet that has brought the community out in droves to 

have their voices heard. Whether that’s a yes or a no vote, he hasn’t seen it happen 

either way. His thinking is that they have a November election where it’s all but certain 

they’ll get a higher voter turnout than the August election. He said even if you account 

for ballot drop-off and people who don’t want to finish the ballot all the way, from his 

review of the data, they’ll still have more people getting to those questions in the 

November ballot than the August ballot. From that standpoint, it makes sense to put it on 

the November ballot. That way, they can go forward confidently with a mandate from 

the residents. Hopefully, a majority of voters will come out in support of this. It allows 

Council to show their cards to the residents, tell them that Council values their input, that 

they want to hear from the voters, and that they want to know what matters to the 

residents. He said he knows the City team is going to do a great ground game to get that 

message out and make sure they are connecting with the residents. The November 

election strikes him as the more palatable option in order to get the consensus from the 

residents. As far as how long the term of the millage should be, he leans more toward the 

10-year option because they want to be able to show the residents that they are being 

good stewards of the finances that the voters are providing them. 10 years would give 

them the opportunity to do that. He is not offended by a 20-year plan because they are 

already doing some work on the Novi 2050 plan. Having some of that context here can 

help them. It reinforces the point to residents that they are forward thinking, that they are 

looking down the line and that if the voters were to trust them with a 20-year millage, they 

could show them a list of all the things they believe they could do in that time. He said 

he didn’t want to deviate from what the 2050 plan is already focusing on, but he thinks 

there is an element of this millage that could be really important there. He thinks that 

Member Smith said it about the Headlee rollbacks and all of that being in effect, it makes 

sense to put the one mill no matter what, regardless of when you do it and for how long.  

 

Mayor Pro Tem Casey said she is proud of the work the City has done to use the CIP 

millage funds as wisely as they have. She believes they have done some good things and 

some great things. She noted that Council members are subject to the millage payments 

just like other residents. She believes they have a good story they can use to tell the 

residents they can trust the Council to do good things with the money they are asking 

the voters to give them. She said the projects the CIP money has been spent on are not 

things the general fund could have paid for. They are seeing increases in costs, in some 

cases almost double the cost for items like fire engines. They know costs are going up. 

They would have hard trade-offs if they weren’t able to get the millage passed. With the 

money they’ve got in the general fund, they wouldn’t be able to do a lot of the things 

they want to do, not just the big things, but they’d be having trade-offs with some of the 

things they do on a general basis. From that perspective, she believes this is an important 

conversation. It’s an important millage for them to have the voters and residents trust 

them with. She absolutely supports one mill for 10 years. She believes asking residents to 

renew the opportunity they had initially is the right way to go. She appreciates the 
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comments about a 20-year term and tying it to 2050, but they’ll have the opportunity in 

10 years to come back and continue to show value and ask for funding. She is leaning 

toward one mill for 10 years and she is comfortable with an August ballot. She said that’s 

because of the way elections run these days where you don’t have to go in person and 

it’s easy to get a mail-in ballot. She feels comfortable that the people who want to vote 

will have the opportunity to vote. They don’t have to go to a precinct. They can vote in 

the comfort of their own home. We are not excluding people who aren’t in town or who 

are busy and can’t attend.  

 

Mayor Fischer said he appreciated all his colleagues being forthcoming and 

participating in the dialogue. He agreed with many of the comments that were made. 

He said the list of the things they’ve been able to do is amazing. There are some wants in 

there like a splash pad, things that they wouldn’t have been able to do, there are some 

preservation of woodlands and wetlands which they all know is very near and dear to 

many residents. They also had some needs that were taken care of as well. He believes 

the DPW expansion, the fire trucks and the ladder truck could not have been purchased 

without the funding from this plan. He said it was said during goal setting how important 

this is because if this does not go forward, if they can’t convince voters that they’ve done 

the right thing, they are back to funding all these things through the general fund. They 

would need to figure out how to get $5 million or so each year from the general fund and 

they certainly don’t want to go down that path.  

 

Mayor Fischer said as far as the different decisions, he is not offended by the 20-year term. 

He was originally leaning that way, but he gotten his head around the whole renewal 

concept. He would like to go back to voters and say they had a program of 10 years and 

one mill. They think they’ve done a great job, and they’d like the voters to renew it for 

them. He believes August is a good time to go because that election is already 

scheduled. There are going to be a couple of different items on there, but it gives people 

the opportunity to know it is coming. He said sometimes when you get something like a 

November ballot, there’s so much stuff on it that people don’t have the opportunity to 

research and make an educated decision. The State of Michigan gives Council four 

dates each year to choose for elections. He asked Clerk Hanson for clarification—

February, May and August—three dates they can choose. He believes August is a fair 

date that will not cost the City additional funds to run another election, but at the same 

time, it won’t be overly burdensome to understand what is on the ballot.  

 

Mayor Fischer told City Manager Cardenas that he believes they heard some consensus 

that should help the staff to keep the work going. He asked if there was anything else 

City Manager Cardenas needed from Council. City Manager Cardenas said no, he 

believes this is a great, clear direction. He said they’ll package it all up and bring it back, 

most likely at the next meeting in February, so they can get off and running with 

education efforts for Novi residents and stakeholders.           

   

CITY MANAGER REPORT: None 

 

ATTORNEY REPORT: None 
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AUDIENCE COMMENTS:  

 

The property owner at 723 South Lake Drive said she invested money into a lot on South 

Lake Drive 20 years ago. She saved the property for her kids and now her son is married 

with children and they’d like to build a house. She is having a problem with her next-door 

neighbor. She paid $2,400 for a survey. She said he put a fence up on her property. When 

she asked him to move it and do it right, without fighting, he said it wouldn’t happen. He 

has been trying to buy her property for 20 years and she doesn’t want to sell it because 

she has saved it for her kids. When she asked, they said she had to get a lawyer. She 

doesn’t want to deal with the police, and she doesn’t want to go into very expensive 

legal fighting and paying for lawyers. She said she has paid taxes all these years on an 

empty lot. She’s happy that her kids want to build a house, and she hopes they don’t 

have problems after that.  

 

CONSENT AGENDA REMOVALS AND APPROVALS:  

 

CM 26-01-011 Moved by Casey, seconded by Smith; MOTION CARRIED: 7-0  

  

To approve the Consent Agenda as presented. 

 

A. Approve Minutes of: 

 January 26, 2026- Regular Meeting  

B. Approval of request to transfer ownership of an existing 2025 Class C license from 

CH Novi LLC to Bloomfield 14, LLC (dba Emagine Theater), located at 44425 W 

Twelve Mile Rd., Novi, MI 48377.  

C. Approval of Traffic Controls Order 26-01 through 26-10 for various regulatory signs 

for Bolingbrooke Lane, Ellesmere Circle, and Yardley Drive within the 

Bolingbrooke subdivision. 

D. Conditional approval of a Pawnbroker License requested by Thomas Blaine, Novi 

Jewelry & Coin, Inc., located at 41990 Grand River Avenue. 

E. Approval of Resolution authorizing a Renewal of a Uniform Video Service Local 

Franchise Agreement with DIRECTV, LLC, as transferee of AT&T Michigan. 

F. Approval to award an annual contract to Eganix, Inc., for a FOG (Fats, Oils and 

Grease) Prevention Program.  

G. Approval of an annual contract with KUBRA for use of their water utility customer 

portal, Dropcountr, in the amount of $26,231 per year. The contract term is three 

years. 

H. Enter Executive Session immediately following the regular meeting of February 9, 

2026, in the Council Annex for the purpose of discussing union negotiations. 
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I. Approval of claims and warrants – Warrant 1196.  

Roll call vote on CM 26-01-011 Yeas: Gurumurthy, Heintz, Martinez, Smith, 

Staudt, Fischer, Casey 

  Nays:  None  

 

MATTERS FOR COUNCIL ACTION:  

 

1. Consideration of the award of the Village Wood Road Reconstruction project contract 

to Fonson Company, Inc, in the amount of $1,527,724.  

 

City Manager Cardenas said this project includes reconstruction of Village Wood Road 

between Cranbrook and Haggerty. Along with the construction of the road will be the 

installation of storm and sewer and a 6’ sidewalk on the north side of the road.  

 

Mayor Pro Tem Casey asked City Manager Cardenas about the timing of the 

construction. She asked if it would be spring/summer. He said they’re looking at getting 

the construction underway in June and completing it in mid-September.    

 

CM 26-01-012 Moved by Casey, seconded by Martinez: MOTION CARRIED: 7-0  

 

Approval to award the Village Wood Reconstruction project contract 

to Fonson Company, Inc, the qualified low bidder, in the amount of 

$1,527,724. 

 

Roll call vote on CM 26-01-012 Yeas: Heintz, Martinez, Smith, Staudt, Fischer, 

Casey, Gurumurthy  

  Nays: None 

 

2. Consideration of approval of resolution to authorize Budget Amendment #2026-3  

 

CM 26-01-013 Moved by Casey, seconded by Gurumurthy: MOTION CARRIED 7-0 

 

Approval of resolution to authorize Budget Amendment #2026-3. 

  

Roll call vote on CM 26-01-013 Yeas: Martinez, Smith, Staudt, Fischer, Casey,  

   Gurumurthy, Heintz  

 Nays: None 

 

3. Consideration of Ordinance 26-184.01 to amend the City of Novi Code of Ordinances, 

Chapter 16, “Garbage and Refuse”, to allow for rates to be set by user fee. FIRST 

READING  

 

City Manager Cardenas said when they chose a consolidated single hauler, the 

ordinance was written in a way that the City can only charge what was bid for those 

services. Unfortunately, since then, the cost of recycling has gone up. Novi is, per capita, 
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the biggest recycling entity in our consortium. To that end, those costs are not being 

passed on to the user, so the general fund is being tasked for a lot more. Right now, the 

general fund has been absorbing some of the costs to the tune of $400,000-$500,000 a 

year for Novi’s recycling efforts. The cost per car for household hazardous waste events is 

also increasing. They are looking at making small increases to the charges that our 

residents pay for recycling. This ordinance amendment allows them to do so.  

 

Member Heintz said he appreciates the support of this program because it demonstrates 

how Novi prioritizes recycling. He would like to continue to support residents recycling at 

the rates they are. He asked if there is anything they can do to ensure they’re not adding 

any undue burden, whether it be contaminant material or anything like that, to make sure 

things are as streamlined as possible.  

  

CM 26-01-014 Moved by Heintz, seconded by Smith: MOTION CARRIED 7-0 

 

Approval of Ordinance 26-184.01 to amend the City of Novi Code of 

Ordinances, Chapter 16, “Garbage and Refuse”, Article IV, 

“Collection, Recycling and Disposal,” section 16-71, “Rates and 

Payment to Waste Hauler,” and section 16-72, “Rate to be Adopted 

by Resolution,” to allow for rates to be set by user fee. FIRST READING 

 

Member Martinez addressed City Attorney Schultz. He said that recently, there was 

discussion at the Supreme Court over franchise fees and how those were being treated. 

He thinks the Supreme Court ended up ruling that they were an unlawful tax. He asked if 

there are any concerns on that end that this could fall into that same fate or is this well 

within Council’s boundaries and what they’re able to do. City Attorney Schultz said it’s 

well within Council’s boundaries. There is case law that talks about using rates to pay for 

garbage and refuse services. He said it’s pretty standard.    

 

Roll call vote on CM 26-01-014 Yeas:  Smith, Staudt, Fischer, Casey, 

   Gurumurthy, Heintz, Martinez 

 Nays: None 

 

CONSENT AGENDA REMOVALS: None 

 

AUDIENCE COMMENT: None 

 

COMMITTEE REPORTS:  

 

1.  Ordinance Review Committee – Mayor Fischer 

 
Mayor Fischer said they met before the Council meeting to discuss the potential creation 

of a brownfield authority in the City of Novi. There is some good information in Council’s 

packet. The committee asked City Manager Cardenas and City Attorney Schultz to put 

the appropriate documents in front of Council for consideration to move forward with 

that authority. That will be forthcoming.   
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2.  Environmental Sustainability Committee - Councilmember Smith 

 
Member Smith said they met just before the Council meeting. They discussed the 

proposal from My Green Michigan for a pilot program for food waste composting. That 

would be kind of like how recycling started in Novi where you would take it to a location 

rather than having a curbside pickup. They will be doing some more work on that. He 

said they expect to bring something to Council for that sometime in March. They also 

discussed the upcoming Arbor Day celebration in Novi. They want to talk to residents and 

start the education and outreach process to encourage people to look at what they’re 

recycling, what they’re planting in their gardens and what they’ve got growing on their 

property. He said this includes things like invasive species removal such as buckthorn, 

Bradford pears and other plants that were sold by home centers that are invasive. They’ll 

meet again in March.     

 

MAYOR AND COUNCIL ISSUES: None 

 

COMMUNICATIONS: None 

 

ADJOURNMENT – There being no further business to come before Council, the meeting 

was adjourned at 7:41 P.M. 

 

 

            

_____________________________________ ______________________________________ 

Cortney Hanson, City Clerk Justin Fischer, Mayor  

 

 

_____________________________________ Date approved: February 23, 2026 

Transcribed by Diana Charles 

Customer Service Representative   

 

  



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

SUBJECT: Consideration of Ordinance 26-184.01 to amend the City of Novi Code of 

Ordinances, Chapter 16, “Garbage and Refuse”, to allow for rates to be 

set by user fee. SECOND READING 

SUBMITTING DEPARTMENT: City Clerk 

  

KEY HIGHLIGHTS:  

 Increases in recycling costs and additional tipping (also known as the gate fee 

at landfills) fees are impacting the General Fund  

 Amended language allows for flexibility in adjusting garbage and refuse rates 

 First reading was approved on February 9, 2026 

 

BACKGROUND INFORMATION:  

 

The City has participated in RRRASOC since the early 2000s and currently sends all 

curbside recycling collected in Novi to the facility for processing. Rising processing 

expenses, reflected in market values for recyclable materials, have shifted fluctuating 

costs to member communities. As a result, recycling expenses have increased as 

forecasted below.  

 
 2023-24 2024-25 2025-26  2026-27  

 ACTIVITY ACTIVITY ESTIMATES  ESTIMATES  

          

R.R.R.A.S.O.C. Consortium/ Member 
Contribution 

 
88,980 

 
92,275 

 
131,822 

 
 

 
140,000 

 
 

Recycling center/ HHW 
Costs 

 

132,461 
 

150,414 
 

160,000 

  

175,000 

 

R.R.R.A.S.O.C Tip Fees   86,700  173,400  

Total 221,441 242,689 378,522  488,400  

 

An amendment to the ordinance provides flexibility for recovering costs that exceed 

bid prices. Under the existing ordinance, the City may charge only the bid prices for 

trash hauling, which caps the annual service fee at $145 per household in the current 

fiscal year. The proposed amendment would allow the City to recover increased 

recycling processing costs and other service-related expenses, such as hazardous 

waste collection days or debris collection and removal associated with unforeseen 



weather events. 

 

This information was presented at the Ordinance Review Committee (ORC) on 

January 21. 2026. ORC recommended the attached amendment to the ordinance 

language included in the packet. 

 

 

 

RECOMMENDED ACTION: Approval of Ordinance 26-184.01 to amend the City of Novi 

Code of Ordinances, Chapter 16, “Garbage and Refuse”, Article IV, “Collection, 

Recycling and Disposal,” section 16-71, “Rates and Payment to Waste Hauler,” and 

section 16-72, “Rate to be Adopted by Resolution,” to allow for rates to be set by user 

fee. SECOND READING 

 

  



STATE OF MICHIGAN 
 

COUNTY OF OAKLAND 
 

CITY OF NOVI 
 

ORDINANCE NO. 26-184.01 
 

AN ORDINANCE TO AMEND THE CITY OF NOVI CODE OF 
ORDINANCES, CHAPTER 16, “GARBAGE AND REFUSE”, 
ARTICLE IV, “COLLECTION, RECYCLING AND DISPOSAL,” 
SECTION 16-71, “RATES AND PAYMENT TO WASTE HAULER,” 
AND SECTION 16-72, “RATE TO BE ADOPTED BY 
RESOLUTION,” TO ALLOW FOR RATES TO BE SET BY USER 
FEE. 

 
THE CITY OF NOVI ORDAINS: 

PART I.  That Chapter 16, “Garbage and Refuse,” Article IV, “Collection, Recycling and 
Disposal,” Section 16-71, “Collection, Recycling and Disposal,” and Section 16-72, “Rate To Be 
Adopted by Resolution,” is hereby amended to read as follows: 

Sec. 16-71. Rates and payment to waste hauler. 

Rates for solid waste collection, recycling and disposal services for residential premises 
shall be determined and established by the city by resolution from time to time and shall, at a 
minimum, be sufficient to cover the payment for services provided for in the contract for solid 
waste collection described herein based upon competitive bids in accordance with this article. 

Sec. 16-72. Rate to be adopted by resolution. Reserved 

Following such bidding, the city shall adopt resolutions from time to time specifying the 
rates. Such resolution shall be published in order to provide notice to the public.  

PART II. 

Severability.  Should any section, subdivision, clause, or phrase of this Ordinance be declared by 
the courts to be invalid, the validity of the Ordinance as a whole, or in part, shall not be affected 
other than the part invalidated. 

PART III. 

Savings Clause.  The amendment of the Novi Code of Ordinances set forth in this Ordinance does 
not affect or impair any act done, offense committed, or right accruing, accrued, or acquired or 
liability, penalty, forfeiture or punishment, pending or incurred prior to the amendment of the Novi 
Code of Ordinances set forth in this Ordinance. 

PART IV. 
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Repealer.  All other Ordinances or parts of Ordinances in conflict herewith are hereby repealed 
only to the extent necessary to give this Ordinance full force and effect. 

PART V.   

Effective Date.  The provisions of this Ordinance are ordered to take effect following publication 
in the manner prescribed by the Charter of the City of Novi. 

PART VI.   

Adoption.  This ordinance is hereby declared to have been adopted by the Novi City Council in a 
meeting thereof duly held and called on the ___ day of February, 2026, in order to be given 
publication in the manner prescribed by the Charter of the City of Novi. 

 
 ________________________________________ 
 Justin Fischer, Mayor 
 
 _________________________________________ 
 Cortney Hanson, City Clerk 



STATE OF MICHIGAN 

 

COUNTY OF OAKLAND 

 

CITY OF NOVI 

 

ORDINANCE NO. 26-184.01 

 

AN ORDINANCE TO AMEND THE CITY OF NOVI CODE OF 

ORDINANCES, CHAPTER 16, “GARBAGE AND REFUSE”, 

ARTICLE IV, “COLLECTION, RECYCLING AND DISPOSAL,” 

SECTION 16-71, “RATES AND PAYMENT TO WASTE HAULER,” 

AND SECTION 16-72, “RATE TO BE ADOPTED BY 

RESOLUTION,” TO ALLOW FOR RATES TO BE SET BY USER 

FEE. 

 

THE CITY OF NOVI ORDAINS: 

PART I.  That Chapter 16, “Garbage and Refuse,” Article IV, “Collection, Recycling and 

Disposal,” Section 16-71, “Collection, Recycling and Disposal,” and Section 16-72, “Rate To Be 

Adopted by Resolution,” is hereby amended to read as follows: 

Sec. 16-71. Rates and payment to waste hauler. 

Rates for solid waste collection, recycling and disposal services for residential premises 

shall be determined and established by the city by resolution from time to time and shall, at a 

minimum, be sufficient to cover the payment for services provided for in the contract for solid 

waste collection described herein. 

Sec. 16-72. Reserved 

PART II. 

Severability.  Should any section, subdivision, clause, or phrase of this Ordinance be declared by 

the courts to be invalid, the validity of the Ordinance as a whole, or in part, shall not be affected 

other than the part invalidated. 

PART III. 

Savings Clause.  The amendment of the Novi Code of Ordinances set forth in this Ordinance does 

not affect or impair any act done, offense committed, or right accruing, accrued, or acquired or 

liability, penalty, forfeiture or punishment, pending or incurred prior to the amendment of the Novi 

Code of Ordinances set forth in this Ordinance. 

PART IV. 

Repealer.  All other Ordinances or parts of Ordinances in conflict herewith are hereby repealed 

only to the extent necessary to give this Ordinance full force and effect. 
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PART V.   

Effective Date.  The provisions of this Ordinance are ordered to take effect following publication 

in the manner prescribed by the Charter of the City of Novi. 

PART VI.   

Adoption.  This ordinance is hereby declared to have been adopted by the Novi City Council in a 

meeting thereof duly held and called on the ___ day of February, 2026, in order to be given 

publication in the manner prescribed by the Charter of the City of Novi. 

 

 ________________________________________ 

 Justin Fischer, Mayor 

 

 _________________________________________ 

 Cortney Hanson, City Clerk 



 

CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

 

SUBJECT: Acceptance of a highway easement from the property owner of 26255 Beck Road, 

parcel 50-22-17-400-044, for the reconstruction and widening of Beck Road 

between 11 Mile Road and Grand River Avenue. 

 

SUBMITTING DEPARTMENT: Department of Public Works, Engineering Division 

 

KEY HIGHLIGHTS:  

 A highway easement is needed for the property to complete the planned Beck 

Road Reconstruction and Widening project. 

 Staff must follow MDOT real estate guidelines when using federal funds. 

 Providence Hospital donated easement. 

BACKGROUND INFORMATION:  

 

Beck Road reconstruction and widening between 11 Mile Road and Grand River 

Avenue is planned to start construction in spring of 2026. At 26255 Beck Road (parcel 

50-22-17-400-044), limited public right-of-way exists. To make the proposed 

improvements to the road, additional right-of-way is needed. Since the road project is 

receiving federal funding, staff followed MDOT’s real estate guidance for easement 

acquisition. This included an appraisal of the easement areas and an appraisal review, 

which determined the just compensation to be $19,800. However, the owner of the 

parcel, Providence Hospital & Medical Center, chose to donate the easement to the 

City. The City Attorney reviewed the signed easement favorably (Beth Saarela, 

February 9, 2026).  

 

 

RECOMMENDED ACTION: Acceptance of a highway easement from the property owner 

of 26255 Beck Road, parcel 50-22-17-400-044, for the reconstruction and widening of 

Beck Road between 11 Mile Road and Grand River Avenue. 





 
ELIZABETH KUDLA SAARELA 

esaarela@rsjalaw.com 
 

27555 Executive Drive, Suite 250 
Farmington Hills, Michigan 48331 
P 248.489.4100 | F 248.489.1726 

www.rsjalaw.com 
  

 
 

          
 
 February 9, 2026 
 
 
 
Rebecca Runkel, Project Engineer 
City of Novi 
Field Services Complex 
26300 Lee BeGole Drive 
Novi, MI  48375  
 
 RE: Beck Road Reconstruction Project– Project Easements 
  26255 Beck Road. 
  
Dear Ms. Runkel: 
   
We have received and reviewed the following easement donated by Providence Hospital and 
Medical Centers for the Beck Road Reconstruction Project: 
 

 Highway Easement  
 
The Highway Easement is acceptable as provided and is consistent with the title search obtained 
for the Property.  
 
The Highway Easement may be placed on an upcoming City Council Agenda for acceptance. Once 
accepted, the Highway Easement should be recorded by the City Clerk’s Office with the Oakland 
County Register of Deeds in the usual manner.  It is our understanding that the City’s Engineering 
Division has the original document for recording.  
 
Please feel free to contact me with any questions or concerns in regard to this matter. 
 
 
 
 
 
 
  

 



Rebecca Runkel, Project Engineer  
City of Novi 
February 9, 2026 
Page 2 
 
 
EKS 
Enclosures 
C: Cortney Hanson, Clerk 
 Ben Croy, City Engineer  
 Thomas R. Schultz, Esquire  





Robin S. Damshroder, President & CFO
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PROVIDENCE HOSPITAL &
 ST J

OHN HEALTH

22-
17-

400
-04

4

LEGEND
PROPERTY LINE
EXIST R/W LINE

PROVIDENCE HOSPITAL & ST JOHN HEALTH
26255 BECK

NOVI, MI P/L

R/W

HIGHWAY EASEMENT
PART OF SECTION 17, T1N-R8E, CITY OF NOVI,

OAKLAND COUNTY, MICHIGAN

BE CK  RD

EXISTING
RIGHT OF WAY

SECTION LINE

POB

HIGHWAY EASEMENT LEGAL DESCRIPTION
A PORTION OF LAND SITUATED IN SECTION 17, T1N, R8E, CITY OF NOVI,
COUNTY OF OAKLAND AND STATE OF MICHIGAN MORE PARTICULARLY
DESCRIBED AS FOLLOWS:
COMMENCING FROM THE SOUTH EAST SECTION CORNER N01°52'21"W, A
DISTANCE OF 979.75 FEET; THENCE N90°00'00"W, A DISTANCE OF 60.00 FEET
TO THE POINT OF BEGINNING; THENCE S88°07'39'W, A DISTANCE OF 32.00
FEET; THENCE S01°52'21"E, A DISTANCE OF 85.00 FEET; THENCE
N88°07'39"E, A DISTANCE OF 32.00 FEET; THENCE N01°52'21"W, A DISTANCE
OF 85.00 FEET TO THE POINT OF BEGINNING CONTAINING 2719 SQUARE
FEET MORE OR LESS

L3

LINE TABLE
LINE # DIRECTION DISTANCE
L1

S01°52'21"E 85.00'

L2
S88°07'39"W 32.00'

N88°07'39"E 32.00'

L3

N01°52'21"W 85.00'

L4
L5

L4

L5

L6

L6

SE SECTION COR
SEC 17, T1N,R8E

L1

L2

N90°00'00"W 60.00'
N01°52'21"W 979.75'

EA ST  S EC TION  LIN E
SE CT ION  17 , T1N ,  R 8E

SECTION CORNER

PROPOSED
HIGHWAY
EAEMENT

HIGHWAY 
EASEMENT

2719 SQUARE FEET

PROPOSED HIGHWAY
EASEMENT LINE

R /W
R /W

R /W

Roberts, Thomas
PS



File No :  63-25961193-SSP

Commonly Known As: 26255 Beck Rd, Novi, MI 48374

TITLE SEARCH

Date: July 3, 2025

The land referred to in this search is situated in the CIty of Novi, County of Oakland, State of Michigan, as follows:

SEE EXHIBIT A

Last grantee of record:

Providence Hospital and Medical Centers, a Michigan Non-Profit Corporation

Rights of the public and of any governmental unit in any part of the land taken, used or deeded for a public or private1.
street, drive, road or highway purpose.

Terms, conditions and provisions which are recited in Sanitary Easement recorded in Liber 20010, Page 714, and in2.
Liber 20221, Page 74, Oakland County Records.

Terms, conditions and provisions which are recited in Storm Drainage Facility Maintenance Agreement recorded in3.
Liber 27873, Page 546, and amended in Liber 43279, Page 22, Oakland County Records.

Terms, conditions and provisions which are recited in Agreement of Conservation Easement recorded in Liber 35538, 4.
Page 514, and in Liber 48589, Page 154, Oakland County Records.

Terms, conditions and provisions which are recited in Declaration recorded in Liber 38246, Page 430, and amended in5.
Liber 38418, Page 113, and amended in Liber 40469, Page 687, and amended in Liber 46030, Page 88, and
amended in Liber 47833, Page 522, and amended in Liber 48966, Page 129, and amended in Liber 49631, Page 836,
and amended in Liber 51459, Page 766, Oakland County Records.

Terms, conditions and provisions which are recited in AT&T Easement recorded in Liber 39072, Page 889, Oakland6.
County Records.

Terms, conditions and provisions which are recited in Access and Utility Easement recorded in Liber 39338, Page 7.
431, Oakland County Records.

Terms, conditions and provisions which are recited in Sidewalk Easement recorded in Liber 42627, Page 701,8.
Oakland County Records.

Terms, conditions and provisions which are recited in Water Main Easement recorded in Liber 42716, Page 819, and9.
in Liber 42716, Page 845, and in Liber 48553, Page 574, Oakland County Records.

ATA National Title Group, LLC
36800 Gratiot Avenue

Clinton Township, MI  48035
Ph:(586) 463-7200 Fax:(586) 463-6114

Page 1 of 4

https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=F8A10019-2E0D-440A-B8CC-DEF78C7A770E&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=A96A6C07-3F29-4A71-A361-952DEE487C05&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=AAC31953-9FC8-4ACF-93FD-58F6F7C3CF83&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=7BE7EFE8-13C6-427E-8F34-056832515F96&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=119AE182-785E-4F41-A686-2664109B12A5&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=119AE182-785E-4F41-A686-2664109B12A5&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=4F5261FB-8E65-4721-8ED1-E3FB2B7CFB40&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=C452C79F-34CB-4F75-97C6-D22DFE559797&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=6954CB1A-A4A0-4601-A896-299EA90D3ED3&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=B75435ED-8D19-48F5-8D67-BA399A5194AA&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=8A9953B3-FC6D-43C4-A8D0-6F377446F85C&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=D9B21DA1-CE5F-48F1-AB0D-E7FA72AF21CF&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=8092E867-78AC-4C75-A2E7-C62D9467EC03&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=B910C469-96B0-4CB5-BAD7-D5B05E314B8A&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=60B123AA-7BBF-4E3E-9B19-8429266ADEC2&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=19D2EC70-F31D-4AB4-BF46-2EA7A1B5A96B&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=AE615854-A251-4F3C-AF48-FCC0EEF13B5A&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=AE615854-A251-4F3C-AF48-FCC0EEF13B5A&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=9E977707-884F-47A4-BFF7-FB477B23FAB8&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=E09EAB3E-DB3C-42A6-A4D8-32070DFEA59D&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=BAE406E7-95C4-4A30-8417-07643EFDF703&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=212B01AC-33D4-4360-B7F8-6B334DC466B7&system=CDF1


File No:  63-25961193-SSP
TITLE SEARCH - CONTINUED

Terms, conditions and provisions which are recited in Sanitary Sewer Easement recorded in Liber 42716, Page 826,10.
and in Liber 42716, Page 838, Oakland County Records.

Terms, conditions and provisions which are recited in Memorandum of Ground Lease recorded in Liber 48324, Page 11.
354, Oakland County Records.

Terms, conditions and provisions which are recited in Planned Suburban Low-Rise (PSLR) Overlay Development12.
Agreement recorded in Liber 48329, Page 683, and amended in Liber 50438, Page 342, Oakland County Records.

Terms, conditions and provisions which are recited in Sanitary Sewer Access Easement recorded in Liber 48553, 13.
Page 564, Oakland County Records.

Terms, conditions and provisions which are recited in Cross Access Easement Agreement recorded in Liber 48553, 14.
Page 585, Oakland County Records.

Terms, conditions and provisions which are recited in Pathway Easement recorded in Liber 48553, Page 602, Oakland15.
County Records.

Terms, conditions and provisions which are recited in Wetland Conservation Easement recorded in Liber 48553, Page 16.
612, Oakland County Records.

Terms, conditions and provisions which are recited in Woodlands Conservation Easement recorded in Liber 48553, 17.
Page 627, Oakland County Records.

Terms, conditions and provisions which are recited in Storm Drainage Facility Maintenance Easement Agreement18.
recorded in Liber 48553, Page 646, Oakland County Records.

PAYMENT OF TAXES:                                   Tax Parcel No.: 22-17-400-04419.

2025 Summer Taxes in the amount of $6,106.54 are DUE

2024 Winter Taxes in the amount of $2,660.39 are PAID

Special Assessments:  NONE

-     2025 State Equalized Value: $569,450.00
-     2025 Taxable Value: $160,050.00

The amounts shown as due do not include collection fees, penalties or interest.

Vesting Deed

COUNTERSIGNED:
ATA National Title Group, LLC

Steven M. Greco
AUTHORIZED SIGNATORY
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https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=AF675A28-A1C5-49BF-AE66-0A0FB4D4D942&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=16A88D2D-A30D-4E3D-8273-5EB842B72580&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=A29344D4-C0B4-4105-983B-F94CF595A88F&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=A29344D4-C0B4-4105-983B-F94CF595A88F&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=080BB416-7536-4996-A404-A82292E6F057&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=27790460-EE66-4708-AEDC-79191C4C135C&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=F6644DD0-6D7C-4789-8636-7960ABA25D3E&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=F6644DD0-6D7C-4789-8636-7960ABA25D3E&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=60924320-9EE7-4031-9E7E-C7BFB367A955&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=60924320-9EE7-4031-9E7E-C7BFB367A955&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=AEAC3904-DB1D-4472-BFA7-1B9E96210A62&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=75DF4F86-DD9E-4B91-BCBB-E9AC15301C5B&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=75DF4F86-DD9E-4B91-BCBB-E9AC15301C5B&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=C62E6C12-8D81-42B0-961B-4870ED9899CB&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=C62E6C12-8D81-42B0-961B-4870ED9899CB&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=F059645A-45BC-424B-9192-17F27372BB63&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=40BD5592-FAF9-466F-A1EC-04804C9AD1C4&system=CDF1


File No:  63-25961193-SSP
TITLE SEARCH - CONTINUED

Terms and Conditions

Page 3 of 4

1. This document is a search only. It is neither an insurance product nor an opinion of law or title and should not be relied upon as
such. In addition, it runs only to the named customer and should not be relied upon for any purpose by any person or entity
other than the named customer and/or its duly appointed representatives and agents.

2. By receiving and using this product, the customer agrees that the liability of the Company, its subsidiaries and affiliates, for any
direct or indirect loss shall be limited to either the amount of the loss or the amount paid for this search, whichever is less.



File No:  63-25961193-SSP
TITLE SEARCH - CONTINUED

EXHIBIT "A"

The land referred to in this search is described as follows: CIty of Novi, County of Oakland, State of Michigan

Part of Southeast 1/4 of Section 17, Town 1 North, Range 8 East, City of Novi, Oakland County, Michigan, described as
beginning at point distance South 87 degrees 17 minutes 07 seconds West 60 feet and South 01 degrees 21 minutes 47
seconds East 1424.81 feet from East 1/4 corner, thence South 01 degrees 21 minutes 47 seconds East 546.93 feet,
thence South 87 degrees 20 minutes 58 seconds West 777.29 feet, thence North 01 degrees 54 minutes 30 seconds
West 141.47 feet, thence North 42 degrees 42 minutes 54 seconds East 69.93 feet, thence along curve to right, radius
320 feet, chord bears North 51 degrees 13 minutes 58 seconds East 94.79 feet, distance of 95.14 feet, thence North 59
degrees 45 minutes 02 seconds East 71.84 feet, thence along curve to left, radius 530 feet, chord bears North 48
degrees 04 minutes 48 seconds East 214.42 feet, distance of 215.91 feet, thence North 36 degrees 24 minutes 34
seconds East 109.30 feet, thence along curve to right, radius 168 feet, chord bears North 61 degrees 40 minutes 10
seconds East 143.38 feet, distance of 148.13 feet, thence South 85 degrees 13 minutes 39 seconds East 100.27 feet,
thence North 88 degrees 30 minutes 39 seconds East 134.26 feet to beginning.
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CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

 

SUBJECT: Acceptance of a highway easement and a temporary construction easement 

from the property owner of 47460 11 Mile Road (parcel 50-22-17-400-028) for the 

future construction of a roundabout at 11 Mile Road and Beck Road, in the amount 

of $76,600. 

 

SUBMITTING DEPARTMENT: Department of Public Works, Engineering Division 

 

KEY HIGHLIGHTS:  

 A highway easement and temporary construction easement are needed for the 

property for a planned roundabout at 11 Mile Rd and Beck Rd. 

 

 FINANCIAL IMPACT 

  FY 2025/26 

EXPENDITURE REQUIRED $    76,600.00 

BUDGET   

Major Street Fund 202-449.20-975.274 
$ 2,577,057.68 

 

APPROPRIATION REQUIRED $ 0 

FUND BALANCE IMPACT $ 0 

 

 

BACKGROUND INFORMATION:  

 

Beck Road reconstruction and widening between 11 Mile Road and Grand River 

Avenue is planned to start construction in spring of 2026. Originally, the project 

included construction of a roundabout (RAB) at Beck Road and 11 Mile Road. 

However, the RAB was removed from the project due to time constraints, with the 

intent of constructing it after the Beck Road reconstruction project. To construct the 

RAB, additional right-of-way is needed. An appraisal of the easement area was 

completed, which determined the just compensation to be: 

 



 Permanent Highway Easement           $74,600.00 

 Temporary Construction Easement       $2,000.00  

 Total Just Compensation         $76,600.00 

 

Patricia Cyr, the owner of 47460 11 Mile Road, has agreed to the Good Faith Offer of 

$76,600 for the easements. The City Attorney reviewed the signed easements favorably 

(Beth Saarela, February 9, 2026).  

 

 

RECOMMENDED ACTION: Acceptance of a highway easement and a temporary 

construction easement from the property owner of 47460 11 Mile Road (parcel 50-22-

17-400-028) for the future construction of a roundabout at 11 Mile Road and Beck 

Road, in the amount of $76,600. 
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ELIZABETH KUDLA SAARELA 

esaarela@rsjalaw.com 
 

27555 Executive Drive, Suite 250 
Farmington Hills, Michigan 48331 
P 248.489.4100 | F 248.489.1726 

www.rsjalaw.com 
  

 
 

          
 
 February 9, 2026 
 
 
 
Rebecca Runkel, Project Engineer 
City of Novi 
Field Services Complex 
26300 Lee BeGole Drive 
Novi, MI  48375  
 
 RE: 11 Mile Rd and Beck Rd Roundabout Project– Project Easements 
  47460 11 Mile Rd. 
  
Dear Ms. Runkel: 
   
We have received and reviewed the following easements that the City is acquiring for the 11 Mile 
Rd and Beck Rd Roundabout Project: 
 

 Highway Easement ($74,600) 
 Temporary Construction Easement ($2,000) 

 
The City obtained an appraisal for the easements over these parcel. The property owner accepted 
the offer of just compensation in the total amount of $76,600 for the Highway Easement and 
Temporary Construction Easement. The Highway Easement and Temporary Construction 
Easement acceptable as provided and is consistent with the title search obtained for the Property.  
 
The Highway Easement and Temporary Construction Easement may be placed on an upcoming 
City Council Agenda for acceptance. Once accepted, the Highway Easement should be recorded 
by the City Clerk’s Office with the Oakland County Register of Deeds in the usual manner.  It is 
our understanding that the City’s Engineering Division has the original document for recording.  
 
Please feel free to contact me with any questions or concerns in regard to this matter. 



Rebecca Runkel, Project Engineer  
City of Novi 
February 9, 2026 
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EKS 
Enclosures 
C: Cortney Hanson, Clerk 
 Ben Croy, City Engineer  
 Thomas R. Schultz, Esquire  















File No :  63-25954611-SSP

Commonly Known As: 47460 W 11 Mile Rd, Novi, MI 48374

TITLE SEARCH

Date: May 20, 2025

The land referred to in this search is situated in the City of Novi, County of Oakland, State of Michigan, as follows:

SEE EXHIBIT A

Last grantee of record:
Patricia J. Cyr, Successor Trustee of the Joanne M. Ward Revocable Living Trust dated March 9, 2016

Rights of the public or any governmental unit in any part of captioned land taken, used, dedicated or deeded for road1.
purposes.

Easement for water main purposes vested in City of Novi by instrument recorded in Liber 10816, Page 448, Oakland2.
County Records.

Terms, conditions and provisions which are recited in Consent Judgement recorded in Liber 15584, Page 146 and in3.
Liber 20511, Page 92, Oakland County Records.

Terms, conditions and provisions which are recited in Declaration of Taking recorded in Liber 19780, Page 692,4.
Oakland County Records.

PAYMENT OF TAXES:                                   Tax Parcel No.: 22-17-400-0285.

2024 Summer Taxes in the amount of $11,053.08 are PAID, includes trash in the amount of $70.72

2024 Winter Taxes in the amount of $4,409.12 are PAID, includes trash in the amount of $70.72

Special Assessments:  none

-     2024 State Equalized Value: $389,440.00

The amounts shown as due do not include collection fees, penalties or interest.

Vesting Deed

ATA National Title Group, LLC
36800 Gratiot Avenue

Clinton Township, MI  48035
Ph:(586) 463-7200 Fax:(586) 463-6114
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https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=7257C383-CCE2-4E2B-A48F-D313A7C1938C&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=AC32D15C-0881-455B-841F-0294F0F2C3D2&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=5225843A-1F28-4F2F-8D00-5AA73F2602AA&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=CA963C3A-254A-4AEF-BEC6-49E5C3FA5140&system=CDF1
https://myatatitle.com/paperlessclosercce/Documents/DownloadAndView/?docId=1706D61D-6565-4B0A-A635-CA13B677A37F&system=CDF1


File No:  63-25954611-SSP
TITLE SEARCH - CONTINUED

COUNTERSIGNED:
ATA National Title Group, LLC

Steven M. Greco
AUTHORIZED SIGNATORY

Terms and Conditions

Page 2 of 3

1. This document is a search only. It is neither an insurance product nor an opinion of law or title and should not be relied upon as
such. In addition, it runs only to the named customer and should not be relied upon for any purpose by any person or entity
other than the named customer and/or its duly appointed representatives and agents.

2. By receiving and using this product, the customer agrees that the liability of the Company, its subsidiaries and affiliates, for any
direct or indirect loss shall be limited to either the amount of the loss or the amount paid for this search, whichever is less.



File No:  63-25954611-SSP
TITLE SEARCH - CONTINUED

EXHIBIT "A"

The land referred to in this search is described as follows: City of Novi, County of Oakland, State of Michigan

Part of the Southeast 1/4 of Section 17, Town 1 North, Range 8 East, City of Novi, Oakland County, Michigan, beginning
at Southeast corner of said Section 17; thence due West along the South Section line, 830.95 feet; thence North 0
degrees 44 minutes 30 seconds East 667.10 feet; thence due East parallel to the South Section line, 260 feet; thence
South 0 degrees 44 minutes 30 seconds West 333.55 feet; thence due East parallel to the South Section line, 570.95
feet; thence South 0 degrees 44 minutes 30 seconds West along East Section line 333.55 feet to the point of beginning.
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CITY OF NOVI CITY COUNCIL 

FEBRUARY 23, 2026 

 

 

 

SUBJECT: Approval of claims and warrants – Warrant 1197 

 

SUBMITTING DEPARTMENT: Finance  

 

 

BACKGROUND INFORMATION:  

 

Per Section 8.10 of the City’s charter all funds drawn by the treasury department 

must be approved by City Council.  This approval occurs through a warrant 

system and appears on all City Council’s agenda. The most recent Warrant 

#1197 comes before City council for approval.    

   

 

RECOMMENDED ACTION: Approval of claims and warrants – Warrant 1197 

 



Check Vendor Name Description Amount

202336 - 202395 DTE ENERGY ELECTRICITY 63,320.53          
202396 AMAZON.COM SERVICES LLC ACCOUNT 254267679401 92.38                 
202397 ARROW OFFICE SUPPLY CO INVOICE 426501 480.12               
202398 BAY AREA NARCOTICS ENFORCEMENT TEAM OVERTIME OCTOBER 2025 MICHIGAN STATE POLICE 9,863.20            
202399 BORIEO, SANDRA PROFESSIONAL SERVICES 2,340.00            
202400 BRADY INDUSTRIES INVOICE 11217410 352.78               
202401 CARAHSOFT TECHNOLOGY CORPORATION INVOICE 59682429INV 6,336.53            
202402 COMCAST BUSINESS ACCOUNT 8529 10 205 0785285 959.43               
202403 FITZGERALD WOODSHOP LLC INVOICE 109 550.00               
202404 GREEN, STEVEN REIMBURSE TRAVEL EXPENSES 1,508.69            
202405 LIONHEART ALLIANCE, LLC INVOICE 60134 11,109.37          
202406 OAKLAND COUNTY NARCOTIC ENFORCEMENT 2025 NET OT 3,055.30            
202407 SOUTHWEST ENFORCEMENT TEAM DECEMBER 2025 OT 9,801.31            
202408 STATE OF MICHIGAN INVOICE 551-670744 2,761.54            
202409 THOMSON REUTERS - WEST INVOICE 853170050 107.36               
202410 TRANSUNION RISK AND ALTERNATIVE INVOICE 2556421-202601-1 1,080.00            
202411 VERIZON WIRELESS ACCOUNT 587087682-00001 253.22               
202412 WEST MICHIGAN ENFORCEMENT TEAM OVERTIME DECEMBER 2025 10,612.41          
202413 WEX BANK ACCOUNT 0496-00-369029-4 186.33               
202414 A AND R PLUMBING LLC WATER LINE MAINTENANCE 5,570.37            
202415 ADDISON TOWNSHIP PUBLIC LIBRARY LIBRARY BOOK FINES 27.95                 
202416 ADVANCED TURF SOLUTIONS, INC. GROUNDS MAINTENANCE 477.75               
202417 AECOM GREAT LAKES, INC PROFESSIONAL SERVICES 9,289.92            
202418 ALLIED BUILDING SERVICE COMPANY BUILDING MAINTENANCE 1,227.50            
202419 AMAZON LIBRARY BOOKS 1,355.05            
202420 AMERI-TIME LLC VEHICLE MAINTENANCE 109.00               
202421 AMERICAN GENERATORS SALES AND BUILDING MAINTENANCE 1,158.50            
202422 AMERICAN HEART ASSOCIATION INC. MCOLES 960.81               
202423 ANAGO OF METRO DETROIT BUILDING MAINTENANCE 440.00               
202424 ANDERSON, GAIL REIMBURSEMENT 94.26                 
202425 APPLICANTPRO PROFESSIONAL SERVICE 473.00               
202426 APPLIED INNOVATION EQUIPMENT RENTAL/LEASE 407.15               
202427 ARK ELECTRICAL SOLUTIONS LLC LIFT STATION MAINTENANCE 1,888.78            
202428 ARMSTRONG, ROGER EARL 2025 SUM TAX REFUND 50-22-23-409-018 789.39               
202429 ARROWHEAD FORENSICS OPERATING SUPPLIES 62.40                 
202430 ASCENSION PROVIDENCE HOSPITAL OPERATING SUPPLIES 336.00               
202431 AZTECA SYSTEMS, INC. INTERNAL TECHNOLOGY 95,101.84          
202432 BARNHILL III, JOHN H. YOUTH BASKETBALL 378.00               
202433 BERKLEY PUBLIC LIBRARY LIBRARY BOOK FINES 25.95                 
202434 BESK, DANIEL YOUTH BASKETBALL 588.00               
202435 BLOOMFIELD TWP PUBLIC LIBRARY LIBRARY BOOK FINES 18.00                 
202436 BRIGHTSOURCE LIGHTING SOLUTIONS LLC BUILDING MAINTENANCE 598.80               
202437 BRODART CO. LIBRARY BOOKS LENDING 8,625.17            
202438 CANON FINANCIAL SERVICES INC PRINTING AND PUBLISHING 1,382.35            
202439 CAVENDISH SQUARE PUBLISHING LLC LIBRARY BOOKS 305.64               
202440 CBTS LLC TELEPHONE MAINTENANCE 50.00                 
202441 CDW GOVERNMENT LLC INTERNAL TECHNOLOGY 2,160.04            
202442 CENTER POINT LARGE PRINT LIBRARY BOOKS 201.36               
202443 CENTERLINE ELECTRIC INC BLDG. PAYMENT REFUND (ESCROW) 85.00                 
202444 CHANG, SHERRY 2025 WIN TAX REFUND 50-22-24-376-015 1,249.47            
202445 CINTAS CORP SUPPLIES UNIFORMS 1,334.46            
202446 CORELOGIC TAX SERVICES 2025 WIN TAX REFUND 50-22-24-451-424 150.00               
202447 CORELOGIC TAX SERVICES, LLC 2025 WIN TAX REFUND 50-22-21-251-021 70.49                 
202448 COSTAR REALTY INFORMATION INC INTERNAL TECHNOLOGY 2,003.72            
202449 CRIMBOLI NURSERY AND LANDSCAPE INC. FALL 2025 & SPRING 2026 TREE & LANDSCAPE 10,130.00          
202450 DELL MARKETING L.P. SEVER REPLACE CAMERAS 31,157.40          

CITY OF NOVI
Warrant 1197

Monday, February 23, 2026



202451 DETROIT SALT COMPANY LLC WINTER MAINTENANCE 29,410.01          
202452 DITCH WITCH SALES OF MICHIGAN EQUIPMENT MAINTENANCE 940.91               
202453 DLT SOLUTIONS KACE SYSTEMS MAINTENANCE RENEWAL QUOTE 6,012.32            
202454 DORNBOS SIGN & SAFETY INC TRAFFIC CONTROL SIGN REPLACEMENT PROGRAM 474.00               
202455 DRL BUILDING CO. LLC UTILITY ENCLSRE & ELEC VILLA BARR 4,850.00            

202456 - 202460 DRN & ASSOCIATES, ARCHITECTS, PC PROFESSIONAL SERVICES 16,850.00          
202461 DTE ENERGY STREET LIGHTING 22,580.94          
202462 DTN, LLC INTERNAL TECHNOLOGY 2,342.26            
202463 EGANIX, INC FOG PREVENTION PROGRAM 2,650.00            
202464 EJ USA, INC. SEWER LINE MAINTENANCE 1,286.56            
202465 ERICKSON, CHELSEA DANCE PROGRAMS 17,727.60          
202466 ETHERLY, JERRAN YOUTH BASKETBALL 210.00               
202467 ETNA SUPPLY WATER LINE MAINTENANCE 586.20               
202468 FARKAS, JULIE PETTY CASH 38.85                 
202469 FARKAS, JULIE REIMBURSEMENT 38.45                 
202470 FELLHAUER, STEVEN PER DIEM MPARKS CONFERENCE 110.00               
202471 FIRE SYSTEMS OF MICHIGAN BUILDING MAINTENANCE 984.10               
202472 G2 CONSULTING GROUP, LLC. MATERIAL TESTING: WEST PARK DRIVE REHAB 600.00               
202473 GALE/CENGAGE LEARNING LIBRARY BOOKS 280.71               
202474 GDI SERVICES INC JANITORIAL CONTRACTS 21,812.00          
202475 GILLINGHAM, JOHN PER DIEM MPARKS CONFERENCE 110.00               
202476 GORDON FOOD SERVICE PAYMENT PROC. VALENTINE DADS/DAUGHTER 149.48               
202477 GRAINGER INC, W W OPERATING SUPPLIES 137.88               
202478 GRAY, SCOTT YOUTH VOLLEYBALL 252.00               
202479 GREAT AMERICA FINANCIAL SERVICES OPERATING SUPPLIES 102.00               
202480 GREAT LAKES ACE CUSTODIAL SUPPLIES 9.98                   
202481 GREAT LAKES POWER & LIGHTING INC. STREET LIGHTING MAINTENANCE 2,627.98            
202482 GREAT LAKES PROFILES, INC. PRE EMPLOYMENT TESTING 160.00               
202483 HANS AUTO ELECTRIC VEHICLE MAINTENANCE 365.00               
202484 HARTFORD, THE EMPLOYEE INSURANCE 10,298.14          
202485 HL LAWN SERVICES WINTER MAINTENANCE 14,688.22          
202486 HOME DEPOT BUILDING MAINTENANCE 283.37               
202487 HOME DEPOT CREDIT SERVICES WATER LINE MAINTENANCE 2,732.82            
202488 HOME SERVICE CORP BLDG. PAYMENT REFUND (ESCROW) 56.00                 
202489 HYDROMAX USA LLC VALVE EXERCISING, CONDITION ASSESSMENT 86,385.00          
202490 IMAGE 360 - NOVI OPERATING SUPPLIES 100.00               
202491 IMPERIAL BAG & PAPER CO. LLC BUILDING MAINTENANCE 806.71               
202492 IMS INFRASTRUCTURE MGMT SERVICES ROAD CONDITION SURVEY 5,695.00            
202493 JACK DOHENY SUPPLIES INC SEWER LINE MAINTENANCE 3,721.38            
202494 JOHNSON, DAVION YOUTH BASKETBALL 210.00               
202495 KANOPY INC ELECTRONIC MEDIA 2,000.00            
202496 KENNEDY INDUSTRIES INC LIFT STATION MAINTENANCE 700.00               
202497 KIESER, KATRINA PER DIEM MPARKS CONFERENCE 110.00               
202498 KIESLER'S POLICE SUPPLY, INC. 6 RIFLES (QUOTE Q161624) 1,034.44            
202499 KNIGHT TECHNOLOGY GROUP, INC COMPUTER SUPPLIES 700.00               
202500 KOMARAGIRI, SRI RAVALI PROFESSIONAL SERVICES 6,375.00            
202501 KOUDA, MAJD TUITION REIMBURSEMENT 356.80               
202502 L&W SUPPLY OPERATING SUPPLIES 1,289.60            
202503 LANGUAGE LINE SERVICES EMERGENCY COMMUNICATION SERVICE 450.66               
202504 LENNY'S HOME SERVICES HCD 379.00               
202505 LIBERTY, MARVIN YOUTH BASKETBALL 504.00               
202506 LIBRARY IDEAS LLC AUDIO VISUAL MATERIALS 212.78               
202507 LIMB WALKERS TREE & SNOW FORESTRY MAINTENANCE 15,143.75          
202508 LIVONIA CIVIC CENTER LIBRARY LIBRARY BOOKS FINES 12.99                 
202509 LIVONIA PUBLIC LIBRARY SANDBURG BR LIBRARY BOOKS FINES 15.99                 
202510 LOOMIS ARMORED CAR SERVICES 780.36               
202511 LOOSE, MILAH PER DIEM MPARKS CONFERENCE 110.00               
202512 LYNGSOE SYSTEMS INC AUTOMATED RETURN SYSTEM 51,883.65          
202513 M-2 AUTO PARTS, INC. VEHICLE MAINTENANCE 33.26                 
202514 MARK'S OUTDOOR POWER EQUIPMENT EQUIPMENT MAINTENANCE 717.14               
202515 MATHESON HEATING & AIR CONDITIONING HCD 8,650.00            
202516 MC AULIFFE, MICHAEL YOUTH BASKETBALL 336.00               
202517 MCCORMICK CONSULTING LIBRARY PROGRAMMING 400.00               
202518 MCKENNA ASSOCIATES INC HCD 1,380.00            



202519 MCLEOD, CATHY 2025 WIN TAX REFUND 50-22-34-201-021 688.30               
202520 MEDLINE INDUSTRIES, LP MEDICAL SUPPLIES 321.88               
202521 MEDSTAR INC OPERATING SUPPLIES 300.00               
202522 MELVINDALE PUBLIC LIBRARY LIBRARY BOOKS FINES 17.99                 
202523 MES SERVICE COMPANY LLC OPERATING SUPPLIES 108.66               
202524 MICHIGAN RURAL WATER CONFERENCE 2,635.00            
202525 MIDWEST COLLABORATIVE FOR LIBRARY CONFERENCE 100.00               
202526 MIDWEST TAPE, LLC AUDIO VISUAL MATERIALS 21,503.05          
202527 MILFORD PUBLIC LIBRARY LIBRARY BOOK FINES 7.99                   
202528 MISSION COMMUNICATIONS, LLC SEWER LINE MAINTENANCE 629.40               
202529 MUCK, JEFF PER DIEM MPARKS 110.00               
202530 NATIONAL RECREATION & PARK ASSOC MEMBERSHIPS 3,000.00            
202531 NATIONAL TIME & SIGNAL BUILDING MAINTENANCE 367.48               
202532 NORTHSTAR MAT SERVICE BUILDING MAINTENANCE 322.45               
202533 NOVI CHAMBER OF COMMERCE COMMUNITY PROMOTION 135.00               
202534 NOVI, CITY OF CITY'S SHARE OF FEES COLLECTED 643.00               
202535 NOVI, CITY OF LAND ACQUISITION 21,067.98          
202536 O'REILLY AUTO PARTS VEHICLE MAINTENANCE 260.85               
202537 OAKLAND COUNTY REGISTER OF DEEDS ADDITIONAL RECORDING FEES 17.20                 
202538 OAKLAND COUNTY REGISTER OF DEEDS RECORDING FEES 43.00                 
202539 OAKLAND COUNTY REGISTER OF DEEDS DRIFTWOOD WSE 30.00                 
202540 OAKLAND COUNTY REGISTER OF DEEDS ADELL CENTER SDFMEA 30.00                 
202541 OAKLAND COUNTY REGISTER OF DEEDS BECK NORTH UNIT 24 SSSE 30.00                 
202542 OAKLAND COUNTY REGISTER OF DEEDS BECK NORTH UNIT 24 INGRESS/EGRESS EASEMENT 30.00                 
202543 OAKLAND COUNTY REGISTER OF DEEDS BEACON HILL TRAILHEAD PH 2 WSE 30.00                 
202544 OAKLAND COUNTY TREASURER TRAILER TAX DECEMBER 2025 4,677.50            
202545 OAKLAND COUNTY TREASURERS SEWAGE TREATMENT COSTS 901,448.33        
202546 OCCUPATIONAL HEALTH CENTERS MEDICAL SERVICE 175.00               
202547 ODEH, FRANK YOUTH BASKETBALL 126.00               
202548 ODP BUSINESS SOLUTIONS, LLC OFFICE SUPPLIES 78.53                 
202549 OOMA INC TELEPHONE 109.70               
202550 ORCHARD, HILTZ & MC CLIMENT PROFESSIONAL SERVICES 7,035.00            
202551 ORKIN BUILDING MAINTENANCE 92.71                 
202552 OVERDRIVE, INC. ELECTRONIC MEDIA 4,925.78            
202553 OVERWATCH EMERGENCY VEHICLE MAINTENANCE 317.75               
202554 PEOPLE'S EXPRESS OLDER ADULTS TRANSPORTATION 5,778.00            
202555 PERFECT CLEANERS OF DETROIT, INC 2025-26 UNIFORM CLEANING 1,017.20            
202556 PLM LAKE AND LAND MANAGEMENT INC INVASIVE SPECIES REMOVAL 3,000.00            
202557 PLUMMER, STEPHEN LIBRARY PROGRAMMING 1,400.00            
202558 POSTMASTER RETURN ENVELOPES CROSS CONNECTION PROGRAM 1,000.00            
202559 PRICE, TAYLOR TUITION REIMBURSEMENT 3,500.00            
202560 PRIORITY WASTE LLC RUBBISH 189,371.56        
202561 PROFESSIONAL HEALTH SERVICES, INC NOVI FIRE DEPARTMENT ANNUAL PHYSICALS 20 10,811.00          
202562 PROSCREENING, LLC PROFESSIONAL SERVICES 1,304.00            
202563 PUREFIT PILATES & YOGA OLDER ADULTS FITNESS 1,512.00            
202564 QUICK SILVER MARKETING SOLUTIONS YOUTH BASKETBALL 2,517.50            
202565 QUILL CORPORATION OFFICE SUPPLIES 98.99                 
202566 REASON CONSULTING CORPORATION LEGAL FEES 3,333.00            
202567 REASON, DANIEL A YOUTH BASKETBALL 126.00               
202568 RESOURCE RECOVERY AND RECYCLING RECYCLING CENTER 2,046.00            
202569 RINGLE, TRACIE PER DIEM MPARKS CONFERENCE 110.00               
202570 ROGUE INDUSTRIAL SERVICES LLC SANITARY CLEANING & TELEVISING CONTRACT 135,378.26        
202571 ROSATI, SCHULTZ, JOPPICH LEGAL FEES 800.90               
202572 ROSEN PUBLISHING LIBRARY BOOKS 275.00               
202573 RUGGIRELLO, CHARLES YOUTH BASKETBALL 378.00               
202574 SALOWICH, KEITH PER DIEM CONFERENCE REIMBURSEMENTS 134.00               
202575 SALTY JAKES LLC VEHICLE MAINTENANCE 1,224.50            
202576 SAM'S CLUB DIRECT VALENTINES DADS/DAUGHTERS 45.85                 
202577 SEOG, TODD PER DIEM CPSE EXCELLENCE CONFERENCE 338.00               
202578 SHERWIN-WILLIAMS BUILDING MAINTENANCE 237.69               
202579 SHIFMAN FOURNIER, PLC LEGAL FEES 1,702.00            
202580 SHOCKEY CONSULTING SERVICES SPECIAL PROJECTS 27,947.50          
202581 SKILLPATH SEMINARS CONFERENCE 299.00               
202582 SKILLPATH SEMINARS CONFERENCE 349.00               



202583 SMART BUSINESS SOURCE LLC OPERATING SUPPLIES 308.79               
202584 - 202586 SPALDING DE DECKER PROFESSIONAL SERVICES 6,660.20            

202587 SPRINGLINE EXCAVATING, LLC CONSTRUCT: LEE BEGOLE/ PUBLIC SAFETY BUILDING 299,205.00        
202588 STAPLES BUSINESS ADVANTAGE SUPPLIES 959.96               
202589 STATE OF MICHIGAN FY2024 QUALIFIED HEAVY EQUIPMENT RENTAL 261,445.31        
202590 STATE OF MICHIGAN SOR REGISTRATION 30.00                 
202591 SYMETRI USA LLC INTERNAL TECHNOLOGY DPS 1,320.00            
202592 T-MOBILE USA, INC TELEPHONE 996.83               
202593 TEDDY'S LAWN & LANDSCAPE, INC WINTER MAINTENANCE 36,000.00          
202594 TELNET WORLDWIDE INC. TELEPHONE 909.67               
202595 THOMSON REUTERS - WEST OUTSIDE DATA PROCESSING 747.80               
202596 TRAVELERS INSURANCE DEDUCTIBLES 67.96                 
202597 UNIFIRST FIRST AID & SAFETY OPERATING SUPPLIES 719.33               
202598 USA BLUEBOOK OPERATING SUPPLIES 688.58               
202599 VARIPRO PROFESSIONAL SERVICES 5,486.27            
202600 VARSITY LINCOLN, INC VEHICLE MAINTENANCE 1,023.44            
202601 VERIZON WIRELESS TELEPHONE 508.24               
202602 VESCO OIL CORPORATION VEHICLE MAINTENANCE 860.00               
202603 WEINGARTZ SUPPLY CO INC EQUIPMENT MAINTENANCE 291.92               
202604 WITMER PUBLIC SAFETY GROUP INC VEHICLE MAINTENANCE 198.66               
202605 WIXOM COLLISION INSURANCE DEDUCTIBLES 5,647.36            
202606 WOLOSZYK, MICHAEL T. LIBRARY PROGRAMMING 150.00               
202607 WOODHILL GROUP LLC, THE PROFESSIONAL SERVICES 14,400.00          
202608 YU, CHUAN  BAO, CHUNYA BLDG. PAYMENT REFUND (ESCROW) 112.00               
202609 LAWNET-MICHIGAN DEPT OF STATE 3SI SECURITY SYSTEMS 2026 3,720.00            
202610 SOUTHWEST ENFORCEMENT TEAM REIMBURSE TRAVEL EXPENSES  1,481.78            
202611 STATE OF MICHIGAN INVOICE 551-670741 371.73               
202612 VERIZON WIRELESS ACCOUNT 942421817-00001 4,396.64            

GRAND TOTAL 2,673,463.26$   

GENERAL FUND 101 658,958.78        
MAJOR STREET FUND 202 16,974.97          
LOCAL STREET FUND 203 16,958.49          
MUNICIPAL STREET FUND 204 24,566.99          
PARKS, REC & CULTURAL SVCS FUND 208 52,375.56          
DRAIN FUND 211 10,216.33          
TREE FUND 213 16,641.50          
RUBBISH COLLECTION FUND 226 189,086.56        
LIBRARY FUND 271 61,967.24          
LIBRARY CONTRIBUTION FUND 272 51,922.10          
COMMUNITY DVLPMNT BLOCK GRANT FUND 274 10,409.00          
STREET LIGHTING 204109 - WEST OAKS ST 281 428.78               
STREET LIGHTING 204 81 - WEST LAKE DRIVE 286 163.11               
STREET LIGHTING 204108 - TOWN CENTER ST 287 1,747.49            
CAPITAL IMPROVMENT PRGRM (CIP) FUND 401 21,067.98          
PUBLIC SAFETY BUILDING 464 296,235.00        
SENIOR HOUSING FUND 574 407.15               
WATER AND SEWER FUND 592 1,160,242.06     
AGENCY FUND 701 8,726.40            
CURRENT TAX COLLECTION FUND 703 2,947.65            
MI HIDTA 725 71,420.12          

GRAND TOTAL 2,673,463.26$   


	Top
	Item 1.	OCK Company Inc (dba K-Bunsik) Quota Liquor License & SLU approval
	2025 LL- K-Bunsik Quota LL & SLU Motion Sheet
	2025 LL - OCK Company Inc application_Redacted
	2025 LL - OCK Company Inc PD Approval
	2025 LL - OCK Company Inc FD Approval
	K Bunsik_Summary of SLU Minutes
	2025 LL - OCK Company Inc CD Approval

	Item 2.	Shake Shack Quota Liquor License
	2026 LL- Shake Shack Quota LL Motion Sheet
	2026 LL - Shake Shack application
	2026 LL - Shake Shack CD approval
	2026 LL - Shake Shack PD approval
	2026 LL - Shake Shack FD approval

	Item 3.	Award As-Needed Concrete Repair Contract
	2026 As-Needed Concrete Repairs Motion Sheet
	Packet minus motion sheet

	Item 4.	Approve RESOLUTION AUTHORIZING 2026 UNLIMITED TAX GENERAL OBLIGATION BONDS
	Bond Issuance Resolution 
	Bond Authorizing Resolution - 2026 UTGO Bonds (Negotiated Sale)(45665459.3)
	Letter Cardenas with Bond Authorizing Resolution(45673060.1)

	Item 5.	Camelot Park Revised PSLR Concept Plan and Agreement
	JSP25-02 Camelot Parc PSLR - CC motion sheet
	Camelot PSLR CC Packet 2-23-26

	Item 6.	Mariella Estates Final approval of Concept Plan and PRO Agreement
	JZ24-43 Mariella Estates PRO Formal CC 2-23-26
	JZ24-43 Mariella Estate PRO 2nd Reading

	Item 7.	Car Wash Text Amendment First Reading
	Car Washes 1st Reading CC MOTION SHEET
	ZOA18.305 CAR WASH TEXT AMENDMENT FIRST READING R

	Item A.	Approval of Minutes
	260209 R

	Item B.	Refuse - 2nd reading
	Motion-Sheet-Garbage and Refuse Ord
	26-184.01 Garbage and Refuse user fee redline
	26-184.01 Garbage and Refuse user fee

	Item C.	Easement Acceptance 26255 Beck Road
	26255 Beck Motion Sheet
	Packet

	Item D.	Easement Acceptance 47460 11 Mile Road
	47460 11 Mile Motion Sheet
	Packet

	Item E.	Warrant
	Warrant xxxx Motion sheet
	WARRANTS 1197

	Bottom

