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%/ City of Novi - Project Status Overview

SETEHG B Novi City Council Weekly Update #43

PMR Previous Activities (October 2024 — November 2025)

PMR Procurement Activities
* PMR has drafted RFP for Technology Consultant and it drafting contract for
review by R. Petty and City Attorney.

PMR wa A

Design
£D kick off . | on11/18/25.

* HED on site for Novi site tours and visioning - 12/1 — 12/3.

Upcoming Activities

Governance

» City Council’s anticipated approvals consist of 1}-Owner's Rep;2}-A/Efirm; 3}-CM
firm-(complete); 4) Technology firm; 5) Governance Documents/Program budget;
6) Schematic design; 7) Design development; 8) Furniture vendor; 9) Contractor
bid packages; 10) Change orders in excess of $100,000 and/or CO’s that exceed
project contingency or program budget.

* Per Mayor, this discussion item will likely occur at a FAC meeting in January ‘26.

* PMR reviewing updated RASIC provided by City Manager

Design

* City of Novi to travel to Dallas 12/14 - 12/16 for public safety facility tours.

* Bi-weekly design meetings will occur on Mondays

* City Manager would like an A/E update to FAC when A/E team is in town in
January 2026

* City Council approval of conceptual design will be in March 2026 (tentative)

» City would like HED to coordinate a community Neighbors Meeting for the new
FS 2 and FS 3 sites.

Budget

* PMRis revising project budget to reflect contract awards and updated forecasts.

Other

+ City to tour Lansing Public Safety project with Christman in January 2026.

* PMR working with City to schedule site due diligence coordination meeting with
OHM, Spalding DeDecker and G2.

Overall

12/3/2025 In progress

Status

Areas for Discussion

Site Due Diligence / Budget Items Checklist:

City / PMR to review Due Care Plan and strategize path forward.
City / PMR to review any outstanding due diligence items for all three
sites and to begin coordinating site analysis.

C. Boulard identifying potential woodlands issues with sites.

City of Novi Road Project

Approx. $20 million, which includes property acquisition and utilities
($11.5 million “construction cost” for the road itself)

PMR’s assumption is that it is responsible for activities within the project
sites, and that utilities are available at lot line; if not, City/OHM
coordination needed with road project to ensure PSB and FS project sites
are ready with utilities.

City will be responsible for wetlands, contaminated soils and land
clearing of the identified spoils pile at the Public Safety Building Site (if
needed), and relocation and/or improvements of public utilities adjacent
at Lee Begole Drive to facilitate the road improvements and PSB project.
PMR has advised the City contact DTE and other utilities as soon as
possible. HED on site 12/1 - 12/3 to assess site utilities.

City planning on bidding road project in Spring 2026.

Procurement and Contracts

One year of design leading to a package for bid in Fall 2026 and
construction in 2027.

Site work/land clearing to occur 3™ Quarter 2026

Fire Stations to be completed before PSB.

PMR working with PFM to further refine construction timeline in
response to alternate bond issuance timeline(s).

PMR seeking approval of Technology Consultant in December or January,
and Furniture, Fixtures and Equipment (FFE) in 15t Quarter 2026.



Plante Moran Realpoint

4 plante moran 3000 Town Center, Suite 100

Southfield, MI 48075
REALPOINT Tel: 248.223.3500 | Fax: 248.223.3150

pmrealpoint.com

Meeting Agenda / Minutes

CLIENT: City of Novi

PROJECT: Public Safety Program

SUBJECT: Owner’s Meeting #2

DATE & TIME: 12/1/25 @1lam

LOCATION: Virtual

ATTENDEES: Victor Cardenas City of Novi City Manager
Police Chief Erick Zinser = Novi Public Safety Public Safety Director
Chief John Martin Novi Fire Department Fire Chief
Robert Petty City of Novi CIO
Charles Boulard City of Novi Comm. Development Dir.
Jeff Herczeg City of Novi DPW Director
Brian Weber PMR Senior Vice President
Todd Fenton PMR Vice President

1. HED Design Update
a. On-Site Visits — Week of December 1

i. HED planning an in-person meeting in Novi to include site and facility
tours and department interviews.

PMR attending visioning session and Royal Oak Police Department tour.

ii. HED reviewing Due Diligence checklist; City ordering additional
topographic surveys for fire station sites

V Cardenas reiterated he would like an HED/BRW update to the FAC in
January. HED also needs to coordinate outreach/Neighbors Meeting for new
FS 2 and FS 3 sites.

b. Novi to visit Dallas week of December 8 for public safety tours
Site visit is 12/14-16 to see four facilities.
2. Technology RFP

a. Guidepost, Convergent, IDS, Commtech Design, Metro Technologies, Barton Malow,
HED, and Bluewater.



City of Novi Page 2 12/1/2025

PMR has finished initial RFP draft and is drafting contract for review by R. Petty
and City Attorney.

3. Finance and Administration Meeting: Governance meeting needs to be scheduled
a. Seeking FAC meeting in January, with Governance approval in Jan or Feb 2026
V Cardenas will coordinate scheduling. A/E update also expected.
4. Utility coordination / Outreach to DTE and Oakland County water needed

Per V Cardenas, DTE and Consumers have been contacted and there is a work order in
place. PMR/HED to work with DTE and will use City leverage if process is slowing down.

Initial DTE estimates of $2 million - $5 million for utility work (35 million would be to bury
all lines). J. Herczeg looking for “middle-ground” scope and budget. Per V. Cardenas, City
Council will determine whether all the lines should be buried. Load requirements still
needed and expected in January 2026.

a. PMR to set Spalding DeDecker / OHM meeting to coordinate site due diligence

Chief Zinser and C. Boulard should also be involved, in addition to G2. C. Boulard
requested meeting with Spalding to discuss site plan. C. Boulard identifying
woodlands issues with sites. J. Herczeg will provide availability of CoN and OHM to
PMR to coordinate with HED/Spalding. PMR confirmed flood plains were analyzed
and considered for new sites.

5. Budget Update — in progress / Road Budget clarification
Road project will be out to bid in Spring 2026.
a. eBuilder upload / preferred City Dashboard

B. Weber to provide dashboard examples and training for eBuilder. Change orders
to route though Christman, with PMR review/recommendation and ultimately City
approval.,

6. Open Items

~% plante moran

REALPOINT



City of Novi - Strategic Plan Update

WNOWVT| Asof:12/4/2025

cityofnovi.org

Recent Progress Upcoming Efforts / Engagements

- Finalize dates for first in-person engagement (likely February)
- Shockey provided first draft of Project Management Memo for staff | -  Finalize Project Management Memo.
review. - Draft environmental scan using insights from existing plan review,
- Shockey designed custom icons for use in branded project materials data snapshot, and previously completed trends forecasting work.
- Project team began stakeholder mapping to inform overall - Review first draft of engagement plan.
engagement plan - Provide Process Diagram.
- Draft workshop agendas.

Input Needed

- Staff review of recommendations from existing plans (15 total plans) - 12/12 deadline
- Staff provide data from Shockey request




Mayor and Council —

MEN FYI on the proposed changes
to the Cadillac of Novi store
at Meadowbrook and Grand

IGERA@NeNS I o} VICTOR CARDENAS, CITY MANAGER River. As another interesting
‘ THRU: BARBARA MCBETH, AICP, CITY PLANNER point you may find _
interesting, both this business

SUBJECT: CADILLAC OF NOVI AMENDED SDO AGREH across the street are now

. owned by Fox Motors out of
DATE: DECEMBER 4, 2025 Grand Rapids. They also

acquired the GM dealer in

org

cityofnovi.

Farmington Hills, formerly
Sellers.

KEY HIGHLIGHTS: - Victor

¢ An updated plan for Cadillac of Novi has been submitted for the property at the
northeast corner of Grand River Avenue and Meadowbrook Road.

o The Concept Plan proposes a 4,174 square foot building addition, an expanded
parking lot, and updates to the building facade and signage.

o The subject property is currently zoned GE, Gateway East district, with a Special
Development Option (SDO) that requires consideration and approval by the City
Council of an amended plan and SDO Agreement.

¢ The Planning Commission considered the request at the August 20 meeting and
recommended approval of the plan to the City Council.

BACKGROUND INFORMATION:

The subject property is a Cadilac dealership located on the northeast corner of Grand
River and Meadowbrook Road in the Gateway East district. The intent of the Gateway
East district is fo encourage high-quality and distinctive development that will
complement and support the City's Main Street/Town Center area. It is the further
intent to create a Special Development Option (SDO) to provide greater flexibility for
the achievement of the objectives of the GE district.

This site was originally approved for a Hummer dealership utilizihg the Special
Development Option (SDO) in the Gateway East District, and the SDO agreement was
later amended to change the use to a Cadillac Dealership. If approved this would be
the 5t amendment to the SDO agreement.

The proposed 4,174 square-foot building addition will include a service area where
customers may drive into the area for service writing and pick-up and drop-off, and an
office area for service writers. The zoning ordinance limits the size of retail buildings to
20,000 square feet in the Gateway East district; however, City Council has previously
approved an addition that exceeded the maximum permitted square footage. The
amended SDO agreement will need to reflect the new floor areq, if a deviation for this
standard is approved by the City Council. Additionally, the existing parking lot will be
reconfigured with new parking lot islands and expanded to accommodate 20 additional
spaces for inventory vehicles at the southeast corner of the property. The plan proposes
136 parking spaces for employees and visitors and 134 inventory spaces in total.

Page 1 of 3
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An update to the building facade and signage is also proposed. The applicant is
requesting a Section 9 Facade Waiver for underage of brick and overage of Flat Metal
Panels and for “Display Frame” that outlines the showroom windows with integrated LED
lighting. A rendering of this is attached. The applicant has acknowledged in their
response letter that they understand that the use of intense exterior accent lighting is
prohibited by the ordinance, and what they have proposed is infended to be a constant
soft light that produces a glowing effect around the showroom exterior glass.

Several Landscape deviations and waivers are requested and supported by staff, as well
as Sign deviations to allow for an increase in square footage of previously approved
signage.

Page 2 of 3



The proposed development is largely in conformance with ordinance requirements, with
requested deviations noted in the Planning Commission meeting minutes (attached).

NEXT STEPS

At its August 20, 2025 meeting the Planning Commission held a public hearing, and
reviewed the SDO Amended Concept Plan and other information related to a draft
amended SDO Agreement. The Planning Commission has provided a favorable
recommendation to the City Council of the Revised Concept Plan. The entire Planning
Commission packet with drawings and review letters can be found HERE.

To help expedite the review process, staff has worked with the applicant to combine the
consideration of the plan with the Draft SDO Agreement (attached) to allow the
applicant the opportunity to potentially present just one time to the City Council. The
applicant requests to be placed on the next available agenda for consideration for
approval of the proposed amended SDO Agreement and Concept Plan.

Page 3 of 3


https://cityofnovi.org/media/uehh30v4/250820publichearing1.pdf

LOCATION MAP




JSP25-07 Cadillac of Novi

' PROPERTY @
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;"“‘{ City of Novi
m Dept. of Community Development
N City Hall / Civic Center

\ 45175 W Ten Mile Rd
INOVT Novi, MI 48375
cityofnovi.org

Map Author: Dan Commer

Date: 8/1/25

Project: JSP25-07 Cadillac of Novi
Version #: 1
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)
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MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by
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.



SITE PLAN




\GB00-ZI00 Fee\000-PUESACO.8 \0Fce i P\ P /23/2025 240 M

25' Lo
ZONE OFFsE7

B
5
;e
s veio P
25° wEano——5”
> =
= i - 2. e
— ~ AW "
=== Tl o Pre B L ——
— < e T T e
L -~ s
—
oy Z
‘ ]
~ & &
5' 7 £
25 000 . <
e mg;v’ o2, 10 snr /é
e 5 o A /8.
e & 2 v B
Ve 100' FLOOD
-~ ZONE OFFSET
~ m — ] —
- for
—
—
T 100" L0 i s
o i e >~ 3
ot & =
/ AR
Dour &
[cmu FrTy
INVENTORY

100" FLOC / L
| o0 w"'s’g\/ o
/ ] 6

ADWST EX
GATGH BASN )

o @ °£,

12

o
ARGATECTURAL PLAN)

cysTOMER

]

@ [ cysTavER

RK| J| PR g mocarion

PR, LOAD
2005

PR_FROST 4D
ARGHITECTURAL
PLAN)

PR BCYOLE
CITY OF Nowi
OROINANGE.

£x. HYORANTTo ROWAN | o

(PeR=cgin]

EX. TWO STORY
CADILLAC DEALERSHIP
452 GSF
PR. 4,174 GSF ADDITION
TOTAL 29,626 GSF

e cusrer oueas
DR

=S Lk RoST PAD (PER.

ARGHTEGTURAL PLAN)

PR. PEDESTRIAN-
SOEWALK

Ker. £v.
bR, CHARGNG
STATON.

R AK
ARKNG, RANP,

PR_FROST PAD (PER
ARCHITECTURAL PLAN)

[BENCHMARK

o REAR YA
GATEH BASIN. REPLACE EX.
ke
PR, rRosT pAD
QLAY PAD (PER ARCHITECT) S
»
—7 / =
o oorEr .4
/ <> - A 3
i PR, UNHOLE §
B 410" sonr
/mm ~
T Sl
7R, 410 o L
avete \ 0 SonT TANCE
[BENCHMARK] b 7

GAS MAN

‘ 410' SGHT DISTANCE

ESTIMATED QUANTITIES

SIGNS

oescueon

NO PARKING FIRE LANE SIGN (RB-31) 12°X18"
ACCESSIBLE PARKING SION (R7-8) 12'X18"

ADJACENT LAND ZONING AND USE

(} 2°23-220-034  UGHT GENTER

GARBAGE COLLECTION NOTE

PROPERTY OWNER STALL ENSURE THE GARBAGE COLIECTION TRUCK
e

PROPERTY FRONTAGE NOTE

DRIVE-THROUGH ROU

MDMGENTUND  ZONNG N USL__  RoUTE DOES NoT INTERFERE WM M
NoRTH =1 2530100047 OFPGES

= 22240100048 UBRAY

=) Zze 100052 POND

051 22-24-301-010

e 22328003 REAL ESWTE

% 27323104 APARTUENTS

VEADOWBROOK ROAD PROPERTY FRONTAGE 15 670,18 FEET.
GRAND RIVER AVENUE PROPERTY FRONTAGE IS 43653 FEET.

LIGHTING NOTE

BENCHMARK|

CITY OF NOVINOTE

ONLY NECESSARY L
OPERATIONS SHALL.
OPERATION.

ELECTRICAL SERVICE T0 LIGHT FIXTURES SHALL BE PLAGED
UNOERGROUND.

FLASHING LIGHT SHALL NOT BE PERMTIED.

IGHTING FUR SECURITY PURPQSES AND LMITED
B PERMTIED AFTER A SITE'S HOURS OF

AL WORK SALL CONFORM TO THE CURRENT CITY OF NOW
STANDARDS AND SPECFICATIONS

ALL WORK WITHIN THE ROAD RIGHT-OF-WAY OF W. GRAND RIVER
S SOGTRICTER N 45 oS

COUPACTED SAND_ BACKFILL SHALL BE PROVIDED FOR UTILITES WTHIN
THE INFLUENCE OF PAVED AREAS.

— Z’JL

Location Map
e

CITY OF NOVI SIGNING/STRIPING NOTE

ALL_ROADSIDE SIGNS SHOULD BE INSTALLED TWO FEET FROM THE
FACE OF THE CURB TO THE NEAR EDGES OF THE SON

SNGLE SIONS WITH NONINAL DIVENSIONS OF 12° X 18" OR SUALLER
N SIZE SHALL BE MOUNTED ON A ALVANIZED 2 LB. U-CHANNEL
POST. MUIPLE SICNS AND/OR SICNS WTH NOMINAL DINENSION
GREATER THAN 12" X 18" SHALL BE WOUNTED ON A GALVANIZED 3
LB, OR GREATER L-GHANNEL POST AS OIGTATED BY THE WEIGHT OF
THE PROPOSED SICNS

ALL GROUND MOUNTED SIGNS SHALL HAVE A MNIMUM BOTTOM HEIGHT
OF SEVEN FEET FROM FINSHED GRADE.

TRAFIC CONTROL_ SIGNS: SHALL HAVE. HIGH INTENSITY PRISWATEC (HP)
SHEETING TO MEET FHWA RETROREFLECTVITY REQUIREMENTS,

PARKING STRPING WUIST BE WHITE. BLUE MAY BE USED FOR
ACCESSIBLE PARING. SPACES. WHERE A STANDARD PARKING SPACE 1S
D NEXT 10 AN AGGESSBLE PARKING SPAGE A WHITE UNE
SHALL ABUT A BLUE LNE. PARKING STRPING SHALL BE FOUR NCHES

N o,

THE INTERNATIONAL SYMBOL FOR ACCESSBILITY SHALL BE WHTE OR
WHITE WTH A BLUE BACKGROUND AND WHTTE BORDER.

ALL TRAFFIC SIGNAGE WLL CONPLY WITH THE CURRENT MAJTCD
STANOARDS,

SITE INFORMATION
DSTNG ZONNG: GE — CATEWAY EAST

SIE AREA
PROPERTY AREA: 311,796 F. OR 7.16 ACRES

SIE ADDRESS: 41350 GRAND RIVER AVENUE
WAXNUM NUVBER OF EUPIOYEES: o
FRONT (weST) 79.68"
FRONT (S0UTH) 8247
REAR (EAST) 2041
REAR (NORTH 367,
FRONT (WeST) 5T FROM FACADE
FRONT (SOUTH) 5" FROM FAGADE
REAR (EAST) 10
REAR (NORTH) 10
WAX. BLDG. HERGHT 35
REQUIRED: MOTOR VEHCIE SALFS AND SFRVICE
ONE (1) FOR EACH THO HUNDRED (00) SOUARE
FEET OF USABLE FLOOR AREA
AND ONE (1) FOR EACH ONE (1) AUTO SERMCE
STALL'N THE SERWGE ROOM,
(20,628 SF + 0.8) / 200 -
T2 SERVIGE STALLS* 1 =n
REQURED: 131 SPACES
(NCLLIOING 5 ADA ACCESSIBLE SPACES)
PROVIDED: 270 ToTAL
82 CUSTOUER SPACES
54 EWPLOYEE SPACES
134 INVENTORY SPACES
(NGLUDING 5 ADA AGGESSIBLE SPAGES)
BOYOLE PARKNG:
REQUIRED: THO (2) SPACES MINNUM
PROVIDED: SEVEN (7) SPACES
BROUECT SITF GOVERAGE:
Surra aReA (57
BULDNG: 628 5308
MPERVIOUS: 1322815 4243
oA e & 706,008

PAVING LEGEND
]
/]

PROPOSED GONGRETE PAVENENT

PROPOSED ASPHALT PAVEMENT

LEGEND
WANHOLE
S EXSTNG SANTARY SEWER

e —— s oAy
IR Care e

—— " ExsTNG WATERMAN
OLE CATCH BASIN
L EXSTNG STOM SEWER

EX. R. Y. CATOH BASIN

AN

e cxsTG BURED cABES
UTLTY poLE oy PoLe
A e OVERHEAD LES

UaHT PoLE
1 son

— EXSTING GAS WA

o waoE

& —— PR, SANTARY SEWER

AT GATE VAL

T __

WET e Summoe

- e

PR. WATER HAN
PR. STORM SEWER

PR.R. Y. CATCH BASN
PROPOSED LGHT POLE
LT PR TOP OF CURB ELEVATION
5000 PR GUTTER ELEVATION

WDE o PR, TOP OF WALK ELEVATION

HEH

PO PR TOP OF PVMT. ELEVATION
CH000 FINISH GRADE ELEVATION
WALL TOP/BOTTOM ELEVATION

ey )

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM

TIMOTHY
D. WoOD

ENGREER
No,

69820

PROJECT
Cadillac of Novi

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24

T.IN, R.8E.

City of Novi

Oakland County, MI

SHEET
Dimensional Site Plan

Call before you dig.

ISSUED/REVISED
X

DRAWN BY:

B. Girbach

DESIGNED BY:
Wood

APPROVED BY:
J. Longhurst

DATE

April 16, 2025

scALE 1

»

NFE JOB NO. SHEET NO.

0548 a3




LED DISPLAY FRAME RENDERING




Fox Cadillac of Novi
September 26, 2025
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FIFTH AMENDMENT TO SDO AGREEMENT




STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI

FIFTH AMENDMENT TO SPECIAL DEVELOPMENT
OPTION AGREEMENT
FOR CADILLAC OF NOVI GATEWAY
(F/K/A HUMMER OF NOVI GATEWAY)
(SPECIAL DEVELOPMENT OPTION (SDO)

AGREEMENT, dated this ___ day of , 2025, by and between the City of Novi, whose
address is 45175 Ten Mile Road, Novi, Michigan 48375 (the "City') and Fox Detroit Properties, LLC, 200
Ottawa Ave, Suite 800, Grand Rapids, Michigan, 49503, (the "Owner"); and Cadillac of Novi, whose
address is 200 Ottawa Ave, Suite 800, Grand Rapids, Michigan, 49503, (the "Developer").

RECITALS:

A Owner/Developer and the City previously entered into a Special Development Option (SDO)
Agreement (the "Original SDO Agreement") in connection with certain property located in the City of Novi
on Grand River Avenue and Meadowbrook Road. The Original SDO Agreement governs the use and
development of the property for a Hummer auto dealership. The Original SDO Agreement covers the
property described in attached Exhibit A (the "Property"), was approved by the City Council on June 21,
2004, is dated October 18, 2014, and is recorded at Liber 42070, Page 233 Oakland County Records.

B. The Original SDO Agreement was modified by a First Amendment dated November 14, 2007, and
is recorded at Liber 42070, Page 246 Oakland County Records. The First Amendment, (among other
things) allowed non-Hummer vehicles to be parked and sold within the property.

C. A Second Amendment to the SDO Agreement dated February 8, 2010, and recorded at Liber
43570, Page 501, Oakland County Records, acknowledged the termination of the Hummer dealership on
the property and authorized use of the property for an automobile dealer facility that supported the sale
and servicing of Cadillac vehicles, subject to various terms and conditions. The Second Amendment also
allowed the conversion of Hummer signs to Cadillac signs and allowed additional Cadillac signs under
certain conditions.

D. A Third Amendment and Restatement of the Agreement dated September 10, 2011, recorded at
Liber 43570, Page 510 allowed the transformation of the building and site plan to become a fully
recognizable Cadillac dealership.

E. A Fourth Amendment to the SDO Agreement, dated July 8, 2013, and recorded at Liber 46155,
Page 590, Oakland County Records, added a sign to the approved plan.

F. The Owner/Developer now proposes to amend the SDO Plan (the “Amended SDO Plan”) for the
Development to build a 4,174 square foot addition to the northeast corner of the existing Cadillac of Novi
building. The proposed addition will include a service area where customers may drive into the area for
service writing and pick-up and drop-off, and an office area for service writers. The existing parking lot



will be removed and replaced with new parking lot islands and expanded to accommodate 20 additional
spaces for inventory vehicles. A new parking area will be added to the southeast corner of the property.
136 parking spaces for employees and visitors and 134 inventory spaces will be provided. The Amended
SDO Plan also updates the building fagcade and signage.

NOW, THEREFORE, IT IS AGREED AS FOLLOWS:
l. AMENDMENT TO SPECIAL DEVELOPMENT OPTION AGREEMENT

The Owner/Developer and the City agree that the Special Development Option Agreement for Cadillac
of Novi Gateway, GENERAL PROJECT DESCRIPTION, is hereby amended as follows:

The Cadillac of Novi Project is located at the northeast corner of Grand River Avenue and
Meadowbrook Road. The site is 6.77-acres and is currently zoned Gateway East District. The
Project entails the development/redevelopment of an automobile dealership facility that
supports the sale and servicing of Cadillac vehicles; a new- and used-car sales room, showroom,
and office; a service area where customers may drive into the area for service writing and pick-up
and drop-off for parts sales and service, and an office area for service writers, together with
outdoor space for exclusive sale of new or used vehicles as consistent with a typical Cadillac
dealership. The building is planned to be 29,626 square feet in size with no more than 270 parking
spaces, all of which shall be shielded from Grand River and Meadowbrook. The architecture and
design layout are to meet the exterior material requirements of the Gateway East District
ordinance and the minimum requirements in Exhibit B subject to Section lll.d. of this Amended
SDO Plan. Particular attention has been given to the requirements of both the Gateway East
District regulations and the Third Amendment to SDO Agreement, dated September 10, 2011,
which restated the requirements of the Development Agreement dated December 15, 2003, the
SDO Agreement approved by the City Council on July 21, 2004, the First Amendment to the SDO
Agreement dated November 14, 2007, and the Second Amendment to the SDO Agreement dated
February 8, 2010,. This Fifth Amendment to SDO Agreement also supersedes the Fourth
Amendment to the SDO Agreement, dated July 8, 2013.

The site has some wetlands, including Bishop Creek and a 100-year floodplain running through
the northerly end of the site and continuing along the eastern property line. The land was
previously a fill area, as indicated by soil boring test results.

Owner intends to and shall seek, obtain approval for, and use best management practices and
efforts with respect to, all wetland, storm water, and soil erosion requirements and measures
throughout the Property during the design and construction phases, and subsequent use of the
Property and development contemplated in the Site Plan. In conjunction with the previous
approval of the original SDO Plan and Site Plan, a conservation easement was executed and
delivered to the City for recording, providing for the preservation of the wetlands and woodlands
as reflected on the original approved Site Plan.

Owner agrees to develop and use the Property solely for the use as a new- and used-car sales
showroom and a service area where customers may drive into the area for service writing and
pick-up and drop-off, and an office area for service writers related thereto, together with outdoor
space for exclusive sale of new or used vehicles as permitted under this Agreement, subject to



and in accordance with all of the specifications of the previously approved Conceptual SDO Plan,
the previously-approved Site Plan and the Amended SDO Plan attached hereto as Exhibit B,
subject to the requirements set forth in the Planning and City Consultants’ Reports, attached as
Exhibit C. Owner will forebear from developing and/or using the Property in any manner other
than as approved as part of the Amended SDO Plan, with the understanding that, to the extent
the requirements therein are more restrictive than City regulations, they supersede any and all
inconsistent City regulations.

PARKING AND VEHICLE STORAGE

Three vehicle display pods are permitted as shown adjacent to the road rights-of-way as shown
on the New Site Plan (Exhibit B). Owner agrees not to use other outdoor vehicle display and/or
storage to a greater extent and/or with closer or greater exposure to Grand River and
Meadowbrook Road than that shown on the New Site Plan (Exhibit B). Additional vehicle display
outside of the main entrance to the dealership, at the east fagade entry and on a stamped
concrete area adjacent to the east facade of the building, shall be permitted as shown on the New
Site Plan (Exhibit B). Any additional outdoor vehicle display and/or storage shall require City
approval and shall be subject to Site Plan review and approval. There shall be no elevated storage
or display of vehicles in any location on the Property.

Vehicles and vehicle spaces shall be permitted on the Property for storage and/or display,
employee parking, and for customer parking. The total number of vehicles for such purposes shall
be as set forth on the new Site Plan.

DEVIATIONS

The following additional deviations are approved by the City with the Amended SDO Plan:

a.

A deviation to Section 3.11.2.c of the Zoning Ordinance, which provides that no individual retail
sales or personal service establishment shall exceed twenty thousand (20,000) square feet of total
gross floor area, exclusive of basement areas leased and utilized by the tenant of the building for
storage purposes only. The proposed 4,174 square footage building addition would increase gross
floor area to 29,626 square feet.

A deviation from Section 3.12.7.c.2.d. requiring a Community Impact Statement in the event the
property on which the project is to be situated consists of six (6) or more acres, because the plan
is proposing minor changes to an existing development.

Section 9 Facade waiver for an underage of brick on the South (front) facade of the high visibility
buildings (0% proposed, 30% required), and an overage of Flat Metal Panels on South (front) and
East facades (100% proposed (South) and 51% proposed (East), 50% Maximum), because the
angled profile of the Flat Metal Panels will provide an interesting architectural effect that would
not otherwise be enhanced by strict application of Facade Ordinance requirements and the
overall design is consistent with the intent and purpose of the Facade Ordinance and is in context
with other buildings in the surrounding area.

Section 9 Facade waiver for the “Display Frame” that outlines the showroom windows will feature
integrated LED lighting, subject to the condition that intense colors and/or flashing lights are
prohibited, because the display frame will enhance the nighttime appearance of the building.



V.

Landscape deviation and waiver from Section 5.5.3.B.ii and iii for deficient greenbelt width along
Meadowbrook.

Landscape deviation and waiver from Section 5.5.3.B.ii and iii for lack of greenbelt berms along
both frontages.

Landscape deviation and waiver from Section 5.5.3.D for deficiency in foundation landscaping for
building addition.

Sign deviation to allow for an increase in square footage of previously approved 3.5-foot diameter
(9.62 square feet) crest sign on the screen wall along Grand River Avenue. The proposed
replacement crest sign has a total area of 12.95 square feet.

Sign deviation to allow for an increase in square footage of the previously approved ‘certified
service’ (17.88 square feet) sign indicating the customer entrance for automotive service and
repair. The proposed replacement has a total area of 27.69 square feet.

Sign deviation to allow for an increase in square footage of the three (3) previously approved site
wayfinding signs (6 square feet each). The proposed signs each have a total area of 15.31 square
feet.

Sign deviation to allow for an increase in square footage of previously approved east wall sign
(100 square feet). The proposed replacement has a total area of 106.32 square feet.

This Fifth Amendment to the Special Development Option Agreement shall be binding upon and

inure to the benefit of the parties to this Agreement and their respective heirs, successors, assigns and
transferees and shall be recorded by either party with the office of the Oakland County Register of Deeds.

V. This Fifth Amendment to the Special Development Option Agreement may be signed in
counterparts.
VI. The previously executed Third Amendment and Restatement of Agreement for Cadillac of Novi

Gateway Special Development Option shall remain in full force and effect except as modified herein.

DEVELOPER

Fox Detroit Properties, LLC, a
Michigan limited liability company

By:
STATE OF )
COUNTY OF )
On this day of , 2025, before me appeared

, authorized representative of Developer, who states that
he/she has signed this document of his/her own free will on behalf of Developer.




Notary Public

County,
My commission expires:
Acting in County,

CITY OF NOVI

By:

Justin Fischer, Mayor

By:

Cortney Hanson, Clerk
STATE OF MICHIGAN)
COUNTY OF OAKLAND)

On this day of , 2025, before me appeared Justin
Fischer, Mayor and Cortney Hanson, Clerk of the City of Novi, authorized
representatives of Developer, who state that they have signed this document of
their own free will on behalf of Developer.

Notary Public

Oakland County, Mi

My commission expires:
Acting in Oakland County, M

Drafted by: When recorded return to:
Elizabeth Kudla Saarela Cortney Hanson, City Clerk
27555 Executive Drive, Suite 250 City of Novi

Farmington Hills, MI 48331 45175 Ten Mile Road

Novi, Ml 48375



EXHIBIT A

T1N, R8E, SEC 24 PART OF NW 1/4 BEG AT PT DIST S 02-34-41 E 721.49 FT & N 87-43-33 E60.00 FT& S
02-34-41 E 517.70 FT FROM NW SEC COR, TH S 73-34-41 E 456.49 FT, TH S 02-34-41 E678.32 FT, THN

73-33-43 W 456.44 FT ALG NLY R/W LINE OF GRAND RIVER AVE, TH N 02-34-41 W 678.17 FT TO BEG
6.72 A11/29/84 FR 009



EXHIBIT B



Owner

FOX DETROIT PROPERTIES, LLC
200 OTTAWA AVE. NW, SUITE 800
GRAND RAPIDS, MI 49503
CONTACT:

MR. COLIN SCHIEFLER

PHONE: (616) 540-4988

EMAIL: CSCHIEFLER@DPFOX.COM

Architect

STUDIO DETROIT ARCHITECTS

2040 PARK AVENUE, SUITE 200

DETROIT, MICHIGAN 48226

CONTACT:

MR. STEVEN FOURNIER, AIA, NCARB
PHONE:  (248) 376-2617

EMAIL: STEVEN@STUDIO-DETROIT.COM

Civil Engineer

NOWAK & FRAUS ENGINEERS

46777 WOODWARD AVENUE
PONTIAC, MICHIGAN 48342
CONTACT:

MR. TIMOTHY D. WOOD, P.E.
PHONE: (248) 332-7931

EMAIL: TWOOD@NFE-ENGR.COM

Landscape Architect

NOWAK & FRAUS ENGINEERS

46777 WOODWARD AVENUE

PONTIAC, MICHIGAN 48342

CONTACT:

MR. GEORGE A. OSTROWSKI, RLA, LEED AP
PHONE: (248) 332-7931

EMAIL: GOSTROWSKI@NFE-ENGR.COM

City of Novi,
Oakland County, Michigan
PRELIMINARY SITE PLAN DOCUMENTS

Prepared For
DP Fox Holdings, LLC

Q¥ 500uaMOaV3N

SHEET INDEX

CO  Cover Sheet

C1  Boundary, Topographic, and Tree Survey

C2  Demolition Plan

C3  Dimensional Site Plan

C4  Preliminary Engineering Plan

C5  Soil Erosion and Sedimentation Control Plan

C6  Fire Truck Maneuvering and Hydrant Coverage Plan
C7  Truck Maneuvering and Open Space Plan

C8  Notes and Details

a_~Nqge 2
C10 Open Space and Bicycle Parking,

L1 Tree Preservation Plan
L2 Landscape Plan

TS1.5 Composite Floor Plan

SP1.1 Architectural Site Plan

SP1.2 Architectural Site Plan Details
A2.1 Exterior Elevations

A2.2 Exterior Elevations

EL1.1 Site Lighting Plan

EL2.1 Luminarie Schedules and Details

City of Novi Standard Details

Tof 2 City of Novi Paving Standard Details

2 of 2 City of Novi Paving Standard Details

1 of 3 City of Novi Sanitary Sewer Standard Details
2 of 3 City of Novi Sanitary Sewer Standard Details
3 of 3 City of Novi Sanitary Sewer Standard Details
1 of 2 City of Novi Storm Sewer Standard Details

2 of 2 City of Novi Storm Sewer Standard Details

1 of 5 City of Novi Water Main Standard Details

2 of 5 City of Novi Water Main Standard Details

3 of 5 City of Novi Water Main Standard Details

4 of 5 City of Novi Water Main Standard Details

5 of 5 City of Novi Water Main Standard Details
10f 1 OCWRC Soil Erosion and Sedimentation Control Details

LEGAL DESCRIPTION

PART OF THE NORTHWEST 1/4 OF SECTION 24, TOWN 1 NORTH, RANGE 8 EAST,
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN, AND BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 34
MINUTES 41 SECONDS EAST ALONG THE WEST LINE OF SAID SECTION 24
(NOMINAL CENTERLINE OF MEADOWBROOK ROAD) 721.49 FEET AND NORTH 87
DEGREES 43 MINUTES 33 SECONDS EAST 60.00 FEET AND SOUTH 02 DEGREES 34
MINUTES 41 SECONDS EAST 517.70 FEET FROM THE NORTHWEST CORNER OF
SAID SECTION 24; THENCE SOUTH 73 DEGREES 34 MINUTES 41 SECONDS EAST
456.49 FEET; THENCE SOUTH 02 DEGREES 34 MINUTES 41 SECONDS EAST 678.32
FEET TO THE NORTH RIGHT OF WAY LINE OF GRAND RIVER AVENUE; THENCE
NORTH 73 DEGREES 33 MINUTES 43 SECONDS WEST ALONG SAID NORTH RIGHT
OF WAY LINE 456.53 FEET; THENCE NORTH 02 DEGREES 34 MINUTES 41 SECONDS

WEST 678.18 FEET TO THE POINT OF BEGINNING.

CONTAINING 311795.5 SQUARE FEET OR 7.158 ACRES
ADDRESS: 41350 GRAND RIVER, NOVI, MI
P.I.N.: 50-22-24-100-051

GR
ANp RlEr
£

LOCATION MAP

Project Name

adillac of Novi

CITY OF NOVI NUMBER: JSP25-0001

Know what's helow
all before you dig.

REVISIONS:

3 - REVISED PER CITY REVIEW,

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, M1 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM

N & F JOB #0548
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FLOOD ZONE NOTE

NO CONSTRUCTION 15 PEFWTTED MTHIN 25 OF THE FLOOD ZONE.

" CRUSHED CONGRETE IS NOT PERMTIED WTHN 100" OF THE FLOOD

D
ZONE. CRUSHED LIMESTONE 5 REQURED.

DEMOLITION NOTES

DEMOLITION OF SITE IMPROVEMENTS SHALL DE ALLOVED ONLY AFTER

AN APPROVED PERMIT HAS BEEN SECURED FROM THE PUBLIC AGENCY

HAVING LRISOICTION OVER SAID DENOLIION.

FOR ANY DEMOLITION WITHIN PUBLIC RIGHT—OF -WAY, THE

CONTRACTOR SHALL PAY FOR, AND SECURE, ALL NEGESSARY PERMITS

ND UKEWSE ‘SHALL ARRANGE FOR ALL SITE INSPECTIONS.

SITE DENOLITION INCLLIES THE COMPLETE REMOVAL OF SITE

WPROVEMENTS AND OFF_SITE DISPOSAL. DEBRIS SHj

TRANSPORTED 10 AN APPROFRATE DISFOSAL FACLITY THAT IS

UICENSED FOR THAT TYPE OF DEGRIS

THE CONTRACTOR SHALL COORDINATE TRUCK ROUTES WITH THE

WUNCIPALITY PRIOR TO CONNENCEMENT OF SITE DEWOLTION. AL
UGKS SHALL BE TARPED OR PROPERLY SECURED TO CONTAN

DEMOLITION DEBRIS PRIOR TO LEAWNG SITE.

EXSTING ON~SITE UNDERGROUND UTIITES AND BULDING SERVICES

HAVE BEEN INDICATED BASED UPON THE BEST AVALABLE UTILTY

1ON.

OMPLETENESS AND/OR ACCURACY OF UTLITY DATA).
PRIOR TO THE REMOVAL OR ABANDONNENT OF ANY EXISTNG

THE PLANS OR NG EXCAY CroR

MUST DETERMNE ¥ ITY LINE OF BULDING SERVICE 15 STLL
LITY LNE OR BULDING SERVCE 1S STILL IN

USE /ACTIVE THE C T L THE NECESSARY

i
N ACCORDANCE WTH THE STANDARDS AND REQUREMENTS OF THE
APPROPRIATE GOVERNMENTAL AGENCY OR PRIVATE UTLITY COMPANY.

SOIL EROSION AND SEDMENTATION CONTROL MEASURES SHALL BE
WSTALLED BY THE CONTRACTOR PRIOR T0 SITE DENOLITION.

* THE CONTRACTOR SHALL NOTIFY MISS DIG (1-800—482-7171) A
MNMUK OF THREE (3) WORKING DAYS PRIOR TO THE START OF THE
SITE DENOLITON,

THE CONTRACTOR SHALL COORDINATE THE REMOVAL AND/OR
RELOCATION OF EXISTNG UTLITY POLES AND BULDNG SIRVCES WTH
UTLITY COMPANY. REMOVAL OF LTLITY CONPANY

SERVICES, GAS SERVICES, COUNLINCATION. SERVICES, AND CABLE
SERVCES' SHALL BE N AGSORDANGE WITH THE CURRENT STANDARDS
AND'REQURENENTS OF THE UTLLITY COMPANY.

THE GONTRAGIOR SHALL BE RESPONSIBLE FOR NOTIFICATION OF
PRVATE UTLITY COMPANES AND COORDINATE UTLITY SERVICE SHUT
‘OFF/DISCONNECT, PROR TO DEMOLITION OF EXSTNG STRUCTURES OR
PROPERTES,

ALL UTUITY NETERS SHALL BE REMOVED BY THE APPROPRIATE
UTILITY GOMPANY.

ANY ON-SITE STORM SEWER FACIUTIES LOCATED DURNG DENOLITION
SHALL BE REMOVED AND BULK HEADED AT THE PROPERTY LINE IF
INDICATED FOR RENOVAL ON THE PLANS.
PRIOR TO BUILDING DEMOLITION, ALL HAZARDOUS WATER
REWOVED BY OTHERS_ THE CENOLITION CONTRACTOR SHALL
MNEDIATELY NOTIFY THE OWNER SHOULD ANY SUSPIGIOUS MATERIAL
BE FOUND.

L SHALL BE

WATER SERVICES AND/OR STOP-80X SHALL BE PRESERVED AND
BULK HEADED AT THE PROPERTY LINE OR AS DIRECTED BY THE.
OWNER'S REPRESENTATION.

WHERE EXSTNG BULDNGS PLANNED FOR DEMOUTION FALL WITHN
PROPOSED BULDING FOOT PRITS, BASEVENT FLOOR SLABS,
FOUNDATION WALLS' AND FOOTINGS SHALL BE COMPLETELY REMOVED
AND BACK FILLED WTH NOOT CLASS Il GRANULAR MATERIAL AND BE
MACHNE COMPACTED TO A MNINLIM OF 2% OF MATERIALS MAXNUM
DENSITY.

0

EMOVAL LEGEND

Y WOICATES AREAS OF EXISTING
SEDMENT FOREBAY TO BE MUCKED QUT
INDICATES AREAS OF ASPHALT
PAVEMENT TO BE REMOVED

V INDICATES AREAS OF CONCRETE
/) PAVEMENT/ SDEWALK T BE REMOVED
INDICATES LINITS OF GRADING AND
EARTH DISTURBANCE

V
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LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM

PROJECT
Cadillac of Novi

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24
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City of Novi

Oakland County, MI
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CITY OF NOVI SIGNING/STRIPING NOTE

ALL_ROADSIDE SIGNS SHOULD BE INSTALLED TWO FEET FROM THE
FACE OF THE CURB TO THE NEAR EDGES OF THE SON

SNGLE SIONS WITH NONINAL DIVENSIONS OF 12° X 18" OR SUALLER
N SIZE SHALL BE MOUNTED ON A ALVANIZED 2 LB. U-CHANNEL
POST. MUIPLE SICNS AND/OR SICNS WTH NOMINAL DIENSION
GREATER THAN 12" X 18" SHALL BE WOUNTED ON A GALVANIZED 3
LB, OR GREATER L-GHANNEL POST AS OIGTATED BY THE WEIGHT OF
THE PROPOSED SICNS

ALL GROUND MOUNTED SIGNS SHALL HAVE A MNIMUM BOTTOM HEIGHT
OF SEVEN FEET FROM FINSHED GRADE.

TRAFIC CONTROL_ SIGNS: SHALL HAVE. HIGH INTENSITY PRISWATEC (HP)
SHEETING TO MEET FHWA RETROREFLECTVITY REQUIREMENTS,

PARKING STRPING WUIST BE WHITE. BLUE MAY BE USED FOR
ACCESSIBLE PARING. SPACES. WHERE A STANDARD PARKING SPACE 1S
D NEXT 10 AN AGGESSBLE PARKING SPAGE A WHITE UNE
SHALL ABUT A BLUE LNE. PARKING STRPING SHALL BE FOUR NCHES

N o,

THE INTERNATIONAL SYMBOL FOR ACCESSBILITY SHALL BE WHTE OR
WHITE WTH A BLUE BACKGROUND AND WHTTE BORDER.

ALL TRAFFIC SIGNAGE WLL CONPLY WITH THE CURRENT MAJTCD
STANOARDS,

SITE INFORMATION
DSTNG ZOMNG: GE — CATEWAY EAST

SIE AREA
PROPERTY AREA: 311,796 F. OR 7.16 ACRES

SIE ADDRESS: 41350 GRAND RIVER AVENUE
WAXNUM NUVBER OF EUPIOYEES: o
FRONT (weST) 79.68"
FRONT (S0UTH) 8247
REAR (EAST) 2041
REAR (NORTH 367,
FRONT (WeST) 5T FROM FACADE
FRONT (SOUTH) 5" FROM FAGADE
REAR (EAST) 10
REAR (NORTH) 10
WAX. BLDG. HERGHT 35
REQUIRED: MOTOR VEHCIE SALFS AND SFRVICE
ONE (1) FOR EACH THO HUNDRED (00) SOUARE
FEET OF USABLE FLOOR AREA
AND ONE (1) FOR EACH ONE (1) AUTO SERMCE
STALL'N THE SERWGE ROOM,
(20,628 sF + 0.8) / 200 -
T2 SERVIGE STALLS* 1 c
REQURED: 131 SPACES
(NCLLIOING 5 ADA ACCESSIBLE SPACES)
PROVIDED: 270 ToTAL
82 CUSTOUER SPACES
54 EWPLOYEE SPACES
134 INVENTORY SPACES
(NGLUDING 5 ADA AGGESSIBLE SPAGES)
BOYOLE PARKNG:
REQUIRED: THO (2) SPACES MINNUM
PROVIDED: SEVEN (7) SPACES
BROUECT SITF GOVERAGE:
Surra aReA (57
BULDNG: 628 5308
MPERVIOUS: 1322815 4243
oA e & 706,008
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PROPOSED GONGRETE PAVENENT
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ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM

TIMOTHY
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ENGREER
No,

69820

PROJECT
Cadillac of Novi

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24

T.IN, R.8E.

City of Novi

Oakland County, MI

SHEET
Dimensional Site Plan

Call before you dig.

DRAWN BY:
B. Girbach
DESIGNED BY:
Wood
APPROVED BY:
J. Longhurst
DATE
April 16, 2025
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CURB REPLACEMENT NOTE

FERMETER Gl A GUTTeY SHAL B REFUICED WHERE DAVAGED.
HALL BE MADE AT LNITS OF RENOVAL-

FLOOD ZONE NOTE

NO CONSTRUCTION 15 PERWTTED MIHIN 25 OF THE FLOOD ZONE.

GRUSHED CONGRETE IS NOT PERMTIED WTHN 100" OF THE FLOOD
ZONE. CRUSHED LIMESTONE 1§ REQURED.

GENERAL PAVING NOTES

PAVEMENT SHALL BE_OF THE TYPE, THCKNESS AND CROSS SECTON
S NDICATED ON THE PLANS AND'AS FOLLOWS!

CONGRETE:

PORTLAND. GEMENT TYPE IA (NR-ENTRANED) WITH A
APl CEVENT CONTENT o SX SACKS o, ClC
(AR, NINWU 28 DAY COMPRESSIVE

5 N> A SLUP OF 1172 T0 3 NEHES.
ASPHALT.  BASE COLRSE — NOOT HUA, 4E1 (TER I OR 1)
SURTACE COURSE - UOUT [ g1 (TER | 0@ 1)
50N GOAT — Uoor S/ EWILSON AT 010

PAVEMENT BASE SHALL BE COMPAGTED TO S8% OF THE MAXNUM

GENSITY (UODFED PROCTORS PROR T0 PLAGENENT OF PROPOSED

PAVRUENT,  DXSTG, SUB_BASE S ROOF-ROLLED IN THE
SENCE OF THE ENGINEER T0 DETERMINE STABLITY.

LU CONCRETE PAVENENT, DRIVEWAYS, CURB & GUTTER, T, SHALL
SE-SPRRY CURED Wit WA NENSRANE CURNG COMPOND
WMNEDIATELY FOLLOWNG FNISHING OFE

PAVEUENT JONTS SHALL BE FLLED W HOT FOLRED
RUSSERIED ASPHALT JONT SEALNG COUPOUND IVEDIATELY ATTER
WEUT GPERATION | FEDERAL SPECFICATION S5- 5164

(SHP AND NATERIALS SHALL E IN ACCORDANCE
e CORRENT STAIOARDS AND, SPECFICATONS oF THE uumcwmrv
AND THE MCHG T OF TRANSPORTATION STANDA
SPECRCATIONS FOR. CONSTRICTON, GURRENT EDMON

ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE
CALCULATED FOR A 6° CONCRETE CURB UNLESS OTHERWSE NOTED.

AL SOEVALK RAUES, CONFORNNG 10 FUBLIG AGT N 5, 1693,
SHALL BE INSTALLED 'AS INDICATED ON THE PLA

CONSTRUGTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH
CONECTNG To mm STATE GR_ COUNTY ROADWAY SHALL 0E
D ONLY AFTER AN APPROVED PERMIT HAS BEEN SECUR

FROM THE AGEVCY HAVNG JURISDCTION OVER SAD FOABWAY.

FOR ANY NORK WTHN THE PUBLIC RIGHTOF -WAY, THE CONTRACTOR
Sl AV ok A SECURE AL NEGESSARY PERTS AND LKEWSE
ARRANGE FORALL INSPEGTION

NG TOPSOLL, VEGETATION AND ORGANIG MATERIALS SHALL BE.
STREPLD AW REWOVED, oW PHOPOSED PAVEENT ARER PRIOR T
PLACENENT OF BASE NATERIALS.

EXPANSION JONTS SHOULD BE INSTALLED AT THE END OF AL
INTERSECTION RADIL

SDEWALK RAVPS, CONFORMING TO_PUBLIC ACT NO, 8, 173, SHAL
3 NSTALED AS SHOWN AT AL SREET INTERSECTONS M AT n
BARRIER FREE PARKING AREAS AS NOICAT

ALL PAVEMENT AREAS SHALL BE PROOF-ROLLED UNDER THE
SUPERUSON OF A CEOTECHICA. ENGNEER PROR 10 THE
CEMENT OF BASE NATERIALS AND PAVING NATERIALS.

FLLAREAS SHALL IE UACHNE COUPACTED M UNFORM UFTS HOT

EXGEEDING 9 INGHES THK T0 BBX. OF THE MAXIWUM DEN:
GUGOIED FROGTOR) PRGN T6 PLACENENT OF PROPOSED PAVENENT.

PAVING LEGEND
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CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM

PROJECT
Cadillac of Novi

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24

T.IN, R.8E.

City of Novi

Oakland County, MI

SHEET
Preliminary Engincering
Plan

Know what's below
Call before you dig.

DATE ISSUED/REVISED
2 X S
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B. Girbach
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Wood

APPROVED BY:
J. Longhurst
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April 16, 2025
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CONSTRUCTION SEQUENCE / TIMING SCHEDULE PRENERTI - - w
T INSTALL PERNETER FLTER FABRG FENGNG AND STONE FLER WHERE REQURED. av 2025 g vy cuswen cowere© < | 2
2 wAss GRaoE ST AY 2025 S |t ek oy oTpaLE Fae: 7 <] ]
3. CONNENGE UNDERGROUND UTILITY WORK. e 2025 E S - et = Y10 e o
4 INSTALL INLET FILTERS ON PROPOSED DRAINAGE STRUCTURES. UNE 2025 = @ i
5. FILL IN SEDMENTATION TRAPS AND PAVE STTE. LY 2025 ——S
& CONPLETE ALL BULDINGS AND LANDSCAPE, ACTVTY. SePTEveER 2025
7. T VAG NEW STORM SCWER SYSTEN AS REQURED. ocroBeR 2025 TEMPORARY CRUSHED CONCRETE = ENGINEERS
& FOIOVE ALL TBWPORARY SOL EROSON MEASURES ocroser 2025 CONSTRUCTION ACCESS ROAD
B - — CIVIL ENGINEERS
o A LAND SURVEYORS
: 5 LAND PLANNERS
i s PARCEL LN . g
_\ZONE OFFSET y L il )
- NOWAK & FRAUS ENGINEERS
L —— -"—'\— g % § 46777 WOODWARD AVE.
-7 ~ PONTIAC, M1 48342-5032
3 TEL. (248) 332-7931
Vs s. - BASIN LOCE]‘.L?I;[ Map FAX. (248) 332-8257
3 WAy Lm; | TX:‘ ﬁ"'&‘h‘{; o WWW.NFE-ENGRCOM
N C 1 W 5 o
, \JGISERVATON ERSNENT]. J\A A
s \ [ amoos 5
o . B
T Q) v o
B o SSSTR TTER 7 12w ()
- e s— /55 ot ) 2 EE s (v
R meraw 8 g | AF e
- T Tt
o ”)GPW Ronew = fe : ASPHALT LEGAL DESCRIPTION - COVENANT DEED
ks PR TEMFORARY PART OF THE NORTHWEST 1/4 OF SEGTION 24, TOWN 1 NORTH,
RANGE B EAST, GITY OF Kol OACLAND GOONTY. NICHOAN. AND
e NG NORE PARTCUARLY DESCRIGED AS TOLLOWS: BEGRG AT A

PONT DISTANT SOUTH 02 S 34 MINUTES 41 SECONDS EAST
ALONG THE WEST LINE OF SAD SECTION 24 (NONAL CENTERLINE. OF
MEADOWBROOK ROAD) 721,49 FEET AND NORTH 87 DEGREES 43

{0 “,’wF B

TES 33 S EAST 60.00 FEET AND SOUTH 0 DEGREES 34
HvEST
24 THENGE SOUTM 73 DEGREES 34.
sap S oxgeets 3 PROJECT
s S EAST 678,32 FEET TO THE NORTH. i i
" RIGHT OF WAY LNE OF GRAND R NORTH 73 Cadillac of Novi
DEGREES 33 MNUTES 43 SECONDS WEST ALONG SAID NORTH RIGHT.
NCE S 34 MNUTES

41 SECONDS WEST 678.18 FEET TO THE PONT OF BEGNNNG.

i/

CONTANING 311783.5 SQUARE FEET OR 7.158 ACRES
1300 GRAND RIVER, NOVI M

R TENTION EASENNT

L s vz [\ g . P 80-22-24-100-051 CLIENT
S8\ EE SHeEr 11 (P)
" CITY OF NOVI SESC NOTES Fox Detroit Properties, LLC

RSTALATION OF SUT TeichG on TeEE mROTECTON PG ST 2()) Ottawa Ave. NW, Suite 800

“EXNSTNG SEDMENT~ 10R 10 THE INTIAL GITY PRE-GONSTRUCTION MEETNG.

e '
SLT ENGE: 6* INOHCR TRENGH, STACE 0N GENTER Grand Rapids, MI 49503
100 roop VEGETATION SHALL B ESTABLISHED WIMN 5 DAYS OF FNAL GapE,  COTILACL:
e AREAS WL REMAR INGHANGED T8 35°  Mir. Colin Schiefler

BN hrap_ ——
< ee, s oF e
 DlgRUPTION (v

DAYS OR GREATER, 3-4" OF TOPSOL SHALL BE USED WHERE
REGUIRED.

VEGETATION IS, one: (616) 540-4988
VRSO SRS OF RRACHS SHALL O RAREDNED R il csohieflor@
. avesin 8 Email: eschiefler@dpfox.com
g AL DRANAGE DICHES L € STABLZED W EROSON CONTRGL
AR DICIES S, STASLIED I SR SR
I ST A S L s
[FCRESS EASEMENT) ALL CULVERT END SECTIONS MUST CONTAIN GROUTED RIPRAP IN
(L36836, .62 ACCORDANCE WTH ORGINANCE SPECIICATIONS. PROJECT LOCATION
INSPECT PRETREATMENT STRUCTURE WEEKLY FOR SEDIMENT Part of the NW 1/4 of
A N T I RS R umes. oo 24
¥ COnEmG B NMCRARD of DiCaIND DU TN R SE
LRSS 5 MO 8 AN B o ne  T. IN., R.SE.
FF. 60000 ENGREERNG. DIVISON FOR REVEW. City of Novi
1115 4 CEVLOPOYS MPmeLITY T VDL A STAMOE
. aas BEALERETTS IO P TRE  Oakland County, MI
7 P —
p— N SOTAIER TUAL LS STEET SEEEC AOCTATY  —
g SRk v
EX. TWO STORY (TYP.
FHELET cotcomime BTG (00 L W5 Esion and
SN er ames 0" IV ov mrosm Pches ISTALLATION OF SLT FENGING O TREE ProrecTon FavaNe siwt  Sedimentation Control
iAo PR. 4,174 GSF ADDITION NOT OGGUR PRIOR 10 THE INIIAL GITY PRE-GONSTRUGTION MEETING.
RIN 58041 TOTAL 29,626 GSF WHEN NATURAL FEATURES EXIST ON THE SITE, INSPECTION OF Plan
e O Gk P K
E & 870 rs or saeme 5 B AL VoK SHAL COOmY To THE CURENT Y OF Mo ——
METET™  ooess BB e B e K, MR tu sorm R
e NSPEST BPS PROR T0 FORECAST AN, DALY [LRNO EXTEIED
- ASEEST Jues SN T FORCEAST R, DAL punt X
O e N
OIL /WATER SEP. “ INV E-SE 871.43 SAS
T A ST SHAAD, B FRIOHED WO VE SEEMENT ACTARAATN
N\ . . REACHES 1/3 —1/2 OF THE SILT FENCE HEIGHT. SEDIMENT REMOVED
pRIGHT OF waY DURNG MANTENANCE MAY BE INCORPORATED INTO EARTHWORK ON
L oo B A AT 2 MR ORATED M \oow whate below
3 fsanrsey i 517 FDIOE SIS 0€ WSMOTED AT LEAST WBRY, MUY
A om0 BT R e MRS M, ATER-EACH RONOEF Call vetore you dig.
e Ay ] e ——
LR A RaELY $EPIEY T ACCESS ROAD 00 JDUACNT RAOUYS
o g . ENCHVARK] RS G Rismis o RaRaminioe™ D IssusD/RevISED
! 2 3 y . . AIMERE el oL At e M PN, D

THE SUB-BASE, RUTTING, ETC.
WNEDIATELY REMOVE ALL SEDINENT DROPPED OR ERODED ONTO

PUBLIC RGHT-OF-WAYS BY SWEEFING OR SHOVELING. 0O NOT WASH
INTO WATERWAYS OR STORM SEWERS.

REVISED PER CITY REVIE

{ o # ' oI 441»' T I»t%":ﬁ_(

R
1

- NOTES

SoRETE SDLWALC e

e i REFER TO THE OAKLAND COUNTY SOL EROSON AND SEDNENTATION

2 pear ROUND TS S e GONTROL CRTAL SHEET FOR ALL ACOIONAL NOTES & DETALS (WP)
= B0 e wnis T2, N W as2.20 TE STE 15 ADMGENT T0 4 FOND.

BELOR BILAY g —12" v € 86220

THE TOTAL AREA OF EARTH DISRUPTION IS 3.08 ACRES.

THE SOL EROSION CONTROLS WLL BE MAINTAINED WEEKLY AND
AFTER EVERY STORM EVENT BY THE GONTRAGTOR.

A SOL EROSON PERMIT IS REQURED FRON. THE CITY OF NOW.

INSPECT STRUCTURES WEEKLY FOR SEDMENT ACCUMULATION UNTIL
SITE 5 STABILIZED, CLEANNG AS REQUIRED. DRAWN BY:

B SETToN =
87510
T 3

sz R g
187 [rce T

e
Com3ap  ICBa|

SV & WELL—
FiN 88556
PIPE N i E-W (R)

| - Vs N
3 s | s4x / BBa0es - Y sassze 517+ 83455 3 ha
N Ry o ) e D e ESTIMATED QUANTITIES B. Girbach
s, . . ESTIMATED QUANTITIES
N / MEADOWBROOK ROAD (WIDTH VARIES) L MONM—W_M DESIGNED BY:
ET N / dos e e wrs T, Wood
E— TEMPORARY CONSTRUCTION ACCESS 170 SY.  APPROVED BY:
JOELT T e N J. Longhurst
. Y s —sizos w1 A oncn s ﬁEND—C_ DATE
B N e o2 e ——————— Yy ;
N oroo M saiss IDIATES Lo April 16, 2025
‘r‘mfr‘ o i — iR T ] o 1
e . U =T I
' = =7 Caton asin INDIGATES LINITS OF SOIL 50 53 4
[ oome . BERUTON
Pl T ;
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CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM
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Location Map
e

Novi fire truck
Querall Length
Overall Width
Overall Body Hei
Min

8, FIRE DEPARTMENT NOTES
8.3
ht 1%,
‘Sody. Glound Clearance 1ags
8.0
50.

AL FIRE_AYDRANTS WUST BE INSTALLED AND OPERATONAL PRIOR 10
ANY COMBUSTIBLE NATERIAL BEING BROUGHT ON SITE.

AL BULDNGS NUST COMPLY WITH THE INTERNATIONAL FIRE GDOE.
SECTION 610 FOR EMERGENCY RADIO COVERAGE, 10 DE MPLEVENTED DY Sem——
THE TME OF THE FINAL INSMECTION OF THE FIRE ALARM AND FIRE SpAL

SUPPRESSION. S

FIRE APPARATUS ACCESS DRIVES TO AND FROM BULDNGS THROUGH

PARKING LOTS SHALL HAVE A UNINUM 50 FEET OUTSDE TURNNG
RADUS AND DESGNED T0. SUPPORT A NINKLM OF 35 TONS.

Track Width

-lock time N
s, L Wall to Wall Turning Radius.

EIRE LANE SIGNAGE DETAIL ooy
NTS. ENC;%EER

., 69829

inotigy Fistrd

i kg \DAILIETRUSL20 Al .
— B Cadillac of Novi

5 0ngh Neifretruck

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24

T.IN, R.8E.

City of Novi

Oakland County, MI

PR, FIRE
R e H R FiRE (AN
¥ ~

o p
ik ;\

o

- i e 0
e s o
1[I/ =
[

s SHEET
Fire Truck Mancuvering
and Hydrant Coverage
Plan

B HYDRANT-
rE

-
-
-

&,

P PRE
LANE SicH

d

PR FRE LANE

Know what's below
Call before you dig.
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LAVE SN

PR FRE LANE-
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/|

DRAWN BY:
B. Girbach
DESIGNED BY:
4 B T. Woo

APPROVED BY:

J. Longhurst

DATE

April 16, 2025
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JRUCK MANEUVERING AND FIRE LANE PLAN HYDRANT COVERAGE PLAN
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Location Map
e

Car Carrier Trailer

i) based pon  desin speoF lph

Cor Carvir Traler

GARBAGE TRUCK MANEUVERING PLAN

Overall Len 67.499Ft
Overall Wid 8.000ft
Overall Body Height 13.109ft
Min Body Griound Clearance 0.333ft
Track Width 8.000ft
Lock-to-lock time . 4.00s
Curb to Curb Turning Radius 39.900ft
Mack TerraPro Low Entry 6x4 LEU 613 + Wofyme Phoenix Il 25Yd
Qverall Length 28.742ft
Overall Widfl X 8.000ft
Overall Body Hel]ght 10,481 ft
Min Body Ground Clearance 1.311ft
Track Width . 8.000ft
Lock—to—lock time 6.00s
Curb to Curb Turning Radius 34.000ft

TAE =60

CAR CARRIER MANEUVERING PLAN
TRE To60

NF
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LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
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PROJECT
Cadillac of Novi

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24

T.IN, R.8E.

City of Novi

Oakland County, MI

SHEET
Truck Mancuvering and
Open Space Plan

Know what's below
Call before you dig.

DRAWN BY:
B. Girbach

DESIGNED BY:

T. Wood

APPROVED BY:

J. Longhurst
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April 16, 2025
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APPROVED SUBGRADE

MONOL\TH\C CURB_AND WALK DETAIL
NTS,

DRANAGE STRUCTURE PER:
MUNCIPALITY STANDARD:

PR_CONCRETE EXISTING/PROROSED
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SECTION

DRAINAGE STRUCTURE BOXOUT DETAIL |
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" CONCRETE PAVENENT (3500 PSI MIN)
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UNDERDRAIN DETAIL

N.TS.

WALK WDTH_AS CALLED FOR ON PLANS
MAXMUM 27 CROSS—SLOPE

CONCRETE SIDEWALK SECTION
NT.S.

15 CONCRETE CURE & GUTTER,

" AGGREGATE BASE, 21AA
APPROVED SUBGRADE

CONCRETE CURB DETAIL'B'
N.T.5,

METAL SIGN WITH CONTRASTING COLORS
(RHITE SIGN, GREEN LETTERS, BLUE SYWSOL)
SYNBGL OF ‘GOMPLIANGE

S6N DICATNG "VAN, AccEssBILTY”

St B Froven a7

RCCESSBLE PARKNG

1/2° DA OR 3 DIA. GALVANIZED
eYaL SN posT

THRU-BOLT CONNECTION

16" DA CONCRETE BASE WITH
TELESCOMING. SLEEVE FOR SIGN

BARRIER FREE PARKING SIGN DETAIL

N.T.S.
Provids (1) for sach’ ascsssible perking spoce

Tk STRPES 0 e 4 woe
WHITE PAVEMENT PAINT.
2. DISABLED PARKING SYMBOL To
BE WHITE PAVENENT PANT.
3. PARKING AREA TO BE PANTED
SPECIAL BLLE.

curn

PARKING AREA FOR DISABLED
s,

UTILITIES

AT LEAST 72 HOURS (3 WORKING DAYS) PRIOR TO THE START OF CONSTRUCTION,
COUTRACTOR ALL NOTIY WSS D10 AND THE LOCAL COUNUNTY (WERE APPLCABLE) T0
STAKE LOCATIONS OF EXISTNG UTLITES.

TUE CONTRACTOR SHALL BXPGSE AUD VeI BISTNG UTLITES FoR LOCATION, SZE, OEPTH,
IGURATION PRIOR TO GONSTR OSTS FOR EXPLORATOR
[x:AwmoN T R NGDENTAL COST AND AL NOT B CONBOERCD AN BT T0 THE

THE CONTRACTOR SHALL NOTIFY THE ENGINEER OF ANY EXISTNG UTILITES WHCH DO NOT
UATGH THE FLANS AN SPEGTIATIONS PRIOR T0 COUMENCIG, WORK. ANY M0 GANGES OF
THE PROPOSED UTUTIS SHAL B APPROVED BY THE OWER KD DNGNEER B

S o

E CONTRACTOR SHALL PROTECT ALL EXISTING UTILITIES FROM DANAGE. ANY SERVICE OR

wuw DAVAGED GR RENOVED BY THE CONTRACTOR, SAALL OF REPARED OR REPLACED AT
HE CONTRACTOR, IN CONFORMANCE. VITH THE REQUIREWENTS OF THE

(LI CouPANY PROVEER

DAMAGE TO PRIVATE PROPERTY.

L SDEWALXS, DRIVEWAYS, LAVNS, FENCNG, TREES, SHRUBS, SPRINKLERS, LANDSCAPING.

ETC, THAT ARE DANAGED BURNG CONSTRICTON WiST . REPARED OF RepLACED I Ko
EETTER, oY TiE CONTRACTOR, AL STRELT SONS, NAL 80XES, £TC. RENOVED' SHAL ot

PERERGED o THE REPAIRS OR REPLACEME!

DUE 10 THE GONTRACIOR'S WORK ARE 10 S NGLLDED N TE CONTRACT PRICE(S) AMD

SHALL NOT BE AN EXTRA TO THE CONTRACT.

THE CONTRAGTOR SHALL SECURE PERMISSION IN WRITNG FROM ADSACENT PROPERTY OWNERS
FRIOE 0 ENTERNG, (PO, ANY ADIONNG PROPERTIES UNLESS OFFSTE ERWTS HAVE
ALREADY BEEN OBTANED BY TH "THE CONTRACT DOCUMENTS.

DEWATERING OF TRENCH AND EXCAVATIONS

- Nor SPecriGHLY PROVIED TO% N THE CONSTRICTON JEsion DODUMENTS, T 0escy
OFF QUALITATIE ANALYS'S OF GROUND WATER DEWATERING STSTENS IS BEYOND T

T CONTRACTOR SUALL B RESPOUSIBLE FOR SHLECTNG
5 PROVOING APPROPRATE EXCAVATON DEWRTERWG SYSTENS FOR USE DURNG
CONSTRUCTION.

THE DEVATERNG METHOO SELECTED BY THE CONTRACTOR WLL NOT ADVERSELY AFFECT

ADIACENT PAVEUDNTS o STRUGTIRES PRI T0 SEGHNNG DEWATERNG CONDITONS. VEAVS
O VETODS o DEVATERNG AFE SOLELY THE RESFONSBLITY OF THE CONTRACTOR

OO G GATERING WL B GONSICAED NELUDED N “ME WORK OF CONSTRUCTING THE

CRBERGROLND UTLITES UNLESS SPEGHCALLY NOIGATED OTEAWSE

BY-PASS PUMPING

TRON TINE TO TINE IT WAY BE NECESSARY FOR THE CONTRACTOR TO BY-PASS PUNP 10
COUPLETE THE WORK NOICATED ON THE PLANS. THE COST OF BY-PASS PUMPING, THE
METHODS, EQUIPVENT AND NEANS OF PROVIDING THAT WORK ARE THE RESPONSIBLITY OF THE
CONTRACTOR AND SHALL BE CONSIDERED PART OF THE WORK WHETHER SPECIFICALLY CALLED
GUT ON THE PLANS OF NOT.

MEANS AND METHODS FOR PIPE CONSTRUCTION

T SHALL BE i CONTIACIOR'S ReSrONSIILTY 10 0CTERMNE T VEAYS AND VETHODS FOR
CONSTRLCTHG € UNDERGROUND, FPE SYSTEWS PROFOSED ON THE PLAKS, INGLUONG 8UT
NOT LWTED To T NEED FOR SHORNG/BRACNG OF TRENCHES, DEVATERNG OF TRENCIES,
SCHEDULNG THE WORK AT OFF PEAK HOLRS, AND/OR WANTAINING EXSTING FLOWS THAT iAY
BE ENCOUNTERED ViA PLUPING, BY-PASS PIING 0% THE CONTRACTC

NGT B PAD ANY ADDTIONAL COMPENSKTON T3 IVPLEVENT AKY VEANS AND NETHODS 10
SATISFAGTORLY GOMPLETE. THE CONSTRUCTION.

PAVEMENT REMOVAL

THE CONTRAGTOR I RESFONSIBLE FOR_GETERMINNG THE THIGKNESS OF “TE PA
FEUOUAL PAVENENT CORE SAUPLES At FOR IFORUATONAL PURPOSES oNLY T e

THCKNESS OF T PAVEVENT AT THC LOCATON OF THE SAUPLE. THE OWNER AN ENONEER
UAKE N5 FEPRISENTATION, WARRANTY ‘O CLARANTY. AT THE SAUPLES ACCURRTELY
FLECT THE PAVEMENT THCKNESS ON THE PROJE

MAINTENANCE OF TRAFFIC

DURNG THE PROGRESS OF THE WORK THE CONTRAGTOR SHALL ACGOMMODATE BOTH

2

HALL BE
LOCAL, COUNTY AND STATE ORDINANCES, REGULATIONS AND LAWS. THE C
OBTAI| AND SATISFY ANY AND ALL PERMIT REQUREMENTS BY THE LOCAL, COUNTY AND STATE
GOVERNVENTAL AGENCES.

¥ JOOTON, WHERE THE WORK EEQUFES THE CLOSURE OF ONE OR MORE LAKES 0 1S WITHN
THE INFLUENGE OF THE ROAD OR PEDESTRAN WGHT OF WAY. THE coNTRACTOR SHAL
PROVIDE AL SIGNS, BARRICADE TRAFIC CONTROL NEASLRES A3
KEQURED BY 00T, THE COUNTY. O, THE COMMUNTY AAVNG LIISDICTON OF THE ROAD

AND IN GONFORMANGE. WITH THE MICHIGAN MANUAL OF UNIFORM TRAFFIC GONTROL DEVICES.

SATION FOR TRAFFIC CONTROL SHALL BE CONSIDERED INCLUDED IN THE CONTR)
ERE(S) NLESS SPECFIC TRAFTIC CONTROL ITEUS ARE INCLUDED N THE ACCEFTED i

IRRIGAT\ON

THE GONTRAGTOR SHALL UANTAN OR REPAR ANY EXISTING ERIGATION SYSTENS WITHIN THE
PROECT AReA UNIESS THE DRANNGS CALL Fo THE RRGATION SYSTEM 0 0 REUOVED.
ND NFE MAKE NO REPRESENTATIONS, WARRAL SUNANTY AS To e
LOCATIN o T RRIGATON SYSToM: i T ALL NECESSAR
VEASURES To PROTECY THE IRRGATION STSTEM DURNG. CONSTRUCTON, ACTVTES.
COMPENSATION FOR WANTANING OR REPARNG EXISTING IRRIGATIONS. SYSTENS SHALL BE
GONSOGRED NGUUDED N T GOVTRACT PREE(S) UNESS SPEGFG RRIGATON SYSTEM
REPAR ITENS ARE INCLUCED IN' THE AGCEPTED BID PROPOSAL

SUB-SOIL CONDITIONS

01 SOL SORNG PROVOED o1 THE OWER WO/OR ENGNEER 1S FROOED Fon
INFORMATIONAL PURPOSES ONLY. * TH INFORWATION IS NOT OFFERED AS EVDENCE
GROUND CONDITONS, THRDUGHOUT T FRD.ECT AND ONLY. REFLECT THE GROUND conormons

AT TE LOGATION O THE BORNG ON THE DATE THEY WERE T

THE AGOURACY AND FELIABLITY OF THE SO LOGS AND REPORT ARE NOT WARRANTED OF

GUNANTEED W A WA BY EYGNER AS 0 THE SUD_SDIL CONDTIONS
T, ST " CONTRACTOR SHALL MAKE. THER Wl DETERNA

S05-30L IVESTICATION KD SECURE OTIER.SUOH INFORMATON A3 T COVIRAGTOR

CONSIDERS NECESSARY TO DO THE WORK PROPOSED AND N PREPARATION OF THER BI.

SUBGRADE UNDERCUTTING AND PREPARTION

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
WWW.NFE-ENGRCOM

PROJECT
Cadillac of Novi

CLIENT
Fox Detroit Properties, LLC
200 Ottawa Ave. NW, Suite 800
Grand Rapids, MI 49503
Contact:

Mr. Colin Schiefler

Phone: (616) 540-4988
Email: cschiefler@dpfox.com

PROJECT LOCATION
Part of the NW 1/4 of
Section 24

T.IN, R.8E.

City of Novi

Oakland County, MI

SHEET
Notes and Details
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UED/REVISED

T SHALL 9E THE CONTRACTOR'S RESFONSEILITY TO RENOVE ANY AND ALL SOLS WCH DO

NOT CONFORM T0 THE PLANS AND SPECIICATIONS. THE CON'RACTOR SHALL DE RESPONSIBLE

o PROVOE A SUBGRADE IN CONFORUANCE. WIH THE PROECT PLINS AND/OR

SPEGFICATIONS. D NETHODS USED TO ACHEVE THE REQURED RESULT SHALL
7 SoLELY WIT THE CONTRACTOR:

EAS OF LNCEROUTING TWAT RESLLT N ADOITONAL OR EXTRA WORK GECAUSE THEY
COULD NOT BE IDENTIF E CONTRACTOR'S PRE-BID SITE OBSERVATION OR ARE NOT
SEFonTY M- THE PLARS AND :PEcmcmms L BE BROUGHT To THE ATTENTON 0
THe OWER MO, ENCINEER BEFORE AVY EXTRA NORK 1S pEOBUED. THE CONTRACTOR SHALL
WAKE_ A REQUEST FOR ANY ADDTIONAL CONPENSATI BERCUTING IN_ WRITNG:
H0. T FEQUEST SAALL CONFORG T0 ME CONTRAGTS GHANGE ORDGR PROVISONS

STRUCTURE BACKFILL
STRUCTURAL BACKFILL SHALL BE PLAGED N CONFORMANGE WTH WE P

SPORORIONS o AS RECLINED 5% ME COMNTY. GOVERMUENT AGENGY R TLTY THAT
HAS WRISDICTION OVER  THE WORK.

TRENCH BACKFILL

TRENGH BAGKFILL SHALL BE PLAGED W CONFORMANGE WIH THE PLANS AND/OR
SPEGTOATONS TRENGH BAGLL SHAL Ao oc NeTALLED W CONFORIANGE Wi T
COMUNITY RE (CY/UIITY GOVERNNG SAD TRENCH CONSTRUCTION. N
AT o COMLIETING REcUIRBUDITS, THE ORE STRNGENT SIAL ARPLY

EARTH BALANCE / GRADING

T SHALL BE THE CONTRAGTOR'S RESPONSBLTTY To OETERUNE WETHER TiE ST
NT. ANT DXOESS GUT NATERAL SYALL B DisFoseD or 91

CONTRAGTOR, N & SHAL oF THE CNTRAGIOR'S RESPONSBLITY To o
POV FLL WATERIL A0 PLAGE 1T AS FEQURED 10 AFTAN THE

SOUPACTON REQURDUENTS PER. THE ENGNETTS LA AND AL wuucmz SovemuenTa
STANDARDS. " THE ENGNEER AND OWNER UAKE NO REPRESENTATON QUANTITES

TANT-MRY BE NEEDED 10 CREATE A BALWNCED CARTOMORK CONDION OR 1

EARTHWORK 1S BALANCED.

SOIL EROSION / SEDIMENTATION CONTROL

SHALL OBTAN THE REQUIRED_SOIL EROSION PERMT AND SATISFY ALL

WITH SANSPYING THE SOL EROSION PERMIT REQUIREMENTS UNLESS SPECFICALLY STATED IN
THE CONTRACT DOCLMENTS.
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GURB RAMP AND
DETECTABLE WARNING DETALS
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i
g
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e

o
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OPEN SPACE CALCULATIONS

TOTAL SITE AREA: 311796 SF. O 7.16 AGRES
TOTAL OPEN SPACE: 117,022 SF. OR 260 ACRES

PERGENTAGE SITE OPEN SPACE:  17.022 / 311.786 = 37.53%

OPEN SPACE PLAN
SAE 60

BICYCLE RACK NOTE

PROPOSED BICYCLE PARKING RACKS SHALL COMPLY WITH THE GITY
OF NOW ZONING ORDINANGE.

EADOWEROOK RO

Location Map
e

BICYCLE PARKING DIMENSION PLAN
SAE P=5
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FILL PIPE WITH CONC AND
FORM 1" CROWN AT TOP

\
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3%

1" CROVN AT POSTS
HOLD DOWN EXPANSION
MATERIAL PROVIDE
SEALANT- COLORTO
MATCH PAVING, TvP.

FIN. GRADE wsnwcwu\

18" DIAMETER CONCRETE
FOOTING, 42
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5.0

e

SERVICE & PARTS >
BODY SHOP

SERVICE RECEPTION ™
SHOWROOM

TWIN POLE

FONT: CADILLAC GOTHIC NARROW

SITE GROUND SIGN - WAYFINDING

CREST WIDTH

L CADILLAC

&
i
H

CREST HEIGHT

WM HEIGHT

CADILLAC

DEALERNAME

1-5 7/8" (H)X3' - 11 5/8" (W)

4 314" (H)X4'- 8 9/16" (W)

4 3/4" (H) XTBD (W)

454 mm (H) X 1209 mm (W)

121 mm (H) X 1437 mm (W)

121 mm (H) XTBD (W)

CERT

WALL SIGN - MEADOWBROOK

FIED SERVICE

CS16
CERTIFIED SERVICE
AlzE HEIGHT (ft-in) WIDTH (f-in)
1-4" 20'-9 5/1e"
csie
406 mm 6333 mm
WALL SIGN - WAYFINDING

STACKED CREST WORD MARK LOCK-UP
SIZE WIDTH (ft-in) HEIGHT (ft-in) WIDTH (Ft-in) HEIGHT (ft-in) GAP (Ft-in) TOTAL HEIGHT (Ft-in)
WS1 (smanome) 8'-3" 3'-1 14" n-77/8" 1 3/4" 1 3/4" 5'-0 3/4"
2515 mm 946 mm 3553 mm 298 mm 296 mm 1543 mm
WALL SIGN - GRAND RyER & INTERSECTION
\7\
T
[
\—\ ~
2
g
: —_—
.
capiLLAC | — o
2
8
STACKED CREST WORD MARK LOCK-UP WEIGHT AMPS
SIZE WTH (Fin) HEIGHT (Frin) WIOTH (f-in) WEIGHT (ft-1n) TOALWTH (o) | TOTAL HEGHT (fen)
CAD CREST 2-0 e 9 38" &-0 V2" 3 1" -0 1-3 9he" 16 Ibs. N/A
WINDOW enzmm 228m nim i s2men -
WALL SIGN - ENTRANCE 4'-0"
[1219 mm] 'T
e |e= CADILLAC
Q|
Sl
©lg
- DEALERNAME
M-6
SIGN CADILLAC DEALERNAME
& 1-1" (H) X2' - 10 716 (W) 3 716" (H) X 3' - 4 15/16" (W) 3 7/16" (H) X TBD (W)
L 330 mm (H) X 875 mm (W) 87 mm (H) X 1039 mm (W) 87 mm (H) XTBD (W)

MONUMENT SIGN - GRAND RIVER & MEADOWBROOI

K
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PLAN REVIEW CENTER REPORT

July 16, 2025
L \ J Planning Review
NOW\ Cadillac of Novi
h[ )‘I JSP 25-07

cityofnovi.org

PETITIONER
Cadillac of Novi

REVIEW TYPE

Revised Preliminary Site Plan / Special Development Option Amended Concept Plan

PROPERTY CHARACTERISTICS

Section 24

41350 Grand River Avenue, northeast corner of Grand River Avenue and
Meadowbrook Road (50-22-24-100-051)

Site School District | Novi Community School District

Site Location

Site Zoning Gateway East (GE)
Adjoining Zoning North I-1 Light Industrial
East

I-1 Light Industrial
NCC: Non-Commercial Center

West

South OS-1 Office Service District
Current Site Use Existing Cadilac of Novi

North Various Industrial/Office

East Vacant — City-owned property
Adjoining Uses Gateway Village retail and Gateway Townhomes (across

West

Meadowbrook Road)

South Vacant (across Grand River Avenue)
Site Size 6.77 Acres
Plan Date June 23, 2025

PROJECT SUMMARY

The subject property totals 6.77 acres and is located on the northeast corner of Grand River Avenue
and Meadowbrook Road (Section 24). The applicant is proposing to build a 4,174 square foot addition
to the northeast corner of the existing Cadillac of Novi building. The proposed addifion includes a
service area with twelve bays, and an office area for service writers. Additionally, the existing parking lot
will be removed and replaced with new parking lot islands and expanded to accommodate 20
additional spaces for inventory vehicles. A new parking area at the southeast corner of the property is
proposed. The plan proposes 136 parking spaces for employees and visitors and 134 inventory spaces.
An update to the building facade and signage is also proposed. This site was originally approved for a
Hummer Dealership utilizing the Special Development Option (SDO) in the Gateway East District, and
the SDO agreement was later amended to change the use to a Cadillac Dealership. If approved this
would be the 5" amendment to the SDO agreement.

RECOMMENDATION

Conditional approval of the Concept Plan and Preliminary Site Plan is recommended, subject to the
deviations noted in this and other review letters, and additional information being provided before the
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request is considered by the Planning Commission. The applicant will need to submit the revised
Special Development Option Agreement prior to proceeding to the City Council. The Planning
Commission can consider the Concept Plan at this time. Landscape is also recommending conditional
approval of the revised Preliminary Site Plan. Woodland and Wetland are recommending approval at
this time. Engineering and Traffic recommended approval of the Preliminary Site Plan, with items to be
addressed at Final Site Plan submittal. Facade and Fire recommended approval of the Preliminary Site
Plan.

SPECIAL DEVELOPMENT OPTION CONSIDERATIONS

In the GE District an applicant may utilize the Special Development Option. For the properties at the
corner of Grand River Avenue and Meadowbrook Road per Section 3.12.1.E of the Zoning Ordinance
the City Council may approve (after a recommendation from the Planning Commission) a use listed
elsewhere in the Zoning Ordinance provided the criteria identified below are met. Such discretionary
decision making by City Council shall be based upon relevant planning and/or zoning principles,
including the standards set forth in subsection 6.1.C and the standards set forth below.

o The proposed use exemplifies the intent of the GE District as stated in Section 3.1.16.A, and
the intent of the SDO as stated in Section 3.1.16.

e The proposed use incorporates a predominant physical component of the development
that provides a unique enfry feature along Grand River for the GE District, characterized by a
distinct, high profile appearance.

e The proposed use is compatible with, and will promote, the uses permitted with the GE
District and SDO.

e The proposed use will not create an inconsistency with the City's Master Plan for Land Use in
terms of the general activities on the site and the impacts upon the surrounding area.

e The proposed use is designed in a manner that will result in traffic and pedestrian safety,
consistent with the adjoining pedestrian and vehicular thoroughfares.

¢ The proposed use is designed with exceptional aesthetic quality, including building design,
building materials and landscaping design, not likely fo be achieved except based upon this
authorization.

Section 3.12.3.B notes the applicant must demonstrate the following:

e The project will result in a recognizable and substantial benefit to the ultimate users of the
project and to the community, where such benefit would otherwise be unfeasible or unlikely
to be achieved by a fraditional development.

e Inrelation to a development otherwise permissible as a Principal Permitted Use under Section
3.1.16.B, the proposed type and density of development shall not result in an unreasonable
increase in the use of public services, faciliies and utilities, and shall not place an
unreasonable burden upon the subject and/or surrounding land and/or property owners
and occupants and/or the natural environment.

e Based upon proposed uses, layout and design of the overall project the proposed building
facade freatment, the proposed landscaping freatment and the proposed signage, the
Special Development Option project will result in a material enhancement to the area of the
City in which it is situated.

e The proposed development shall not have a materially adverse impact upon the Master
Plan for Land Use of the city, and shall be consistent with the intent and spirit of this Section.

e Inrelation to a development otherwise permissible as a Principal Permitted Use under Section
3.1.16B, the proposed development shall not result in an unreasonable negative economic
impact upon surrounding properties.

e The proposed development shall contain at least as much useable open space as would be
required in this Ordinance in relation o the most dominant use in the development.

e Each particular proposed use in the development, as well as the size and location of such
use, shall result in and confribute to a reasonable and mutually supportive mix of uses on the
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site, and a compatibility of uses in harmony with the surrounding area and other downtown
areas of the City.

e The proposed development shall be under single ownership and/or control such that there is
a single person or entity having responsibility for completing the project in conformity with
this Ordinance. This provision shall not prohibit a transfer of ownership and/or control, upon
completion of one or more phases and upon 1) due notice to the City Clerk, 2) appropriate
and customary approval by other City officials 3) financial guarantees for completion of
improvements.

Section 3.12.4.C notes the following minimum General Design Standards shall be reviewed and
determined by City Council as part of the SDO review process:

e There shall be a perimeter setback and berming, as found to be necessary by the City
Council, for the purpose of buffering the development in relation to surrounding properties.

e The design of pedestrian walkways shall be reviewed with the view of achieving safety, and
also considering the objectives and intent of this district.

e Signage, lighting, streetscape, landscaping, building materials for the exterior of all
structures, and other features of the project, shall be designed and completed with the
objective of achieving an integrated and controlled development, consistent with the
character of the community, surrounding development or developments, and natural
features of the area. The City's Grand River Corridor Plan shall be incorporated in terms of
design features and concepts applicable to the subject property.

¢ On retail buildings, windows within areas of the premises to which the public is invited shall
be made of materials which do not materially obstruct fransparency.

Lastly, Section 3.12.6A.ii notes that the development shall be designed so as to promote preservation of
natural resources and natural features.

ORDINANCE REQUIREMENTS

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 address the items in bold below for the next submittal.

Planning Chart: Please refer to the attached Planning Chart for additional comments to address in the
next submittal.

1. Qutdoor Storage (3.11.4): A shipping container for tire storage is existing on-site. Outdoor Storage in
the GE District with the SDO Option is not permitted. Any necessary storage should be contained
within a building that complies with the ordinance standards. This deviation is not supported by staff
without proper justification by the applicant for the need for such structure and demonsiration of
adequate screening. Please remove the shipping container from the site plan or provide
justification for its use in the response letter.

2. Special Development Option Agreement: Three existing small vehicle display pads are permitted
adjacent to the road rights-of-way as approved on the inifial Concept Plan and Preliminary Site
Plan. Display pad dimensions have been added to sheet C3 of the plans, as requested, and appear
fo be similar dimensions to what was approved in the original SDO agreement (Grand River, 1100sf;
Meadowbrook, 800sf; front of building corner, 800sf). Please include a note on Sheet C3 that there
shall be no elevated storage of vehicles in any location of the property, and parking and display on
the two-tracks along Grand River Avenue and Meadowbrook Road is prohibited.

3. Parking Lot Screening (Sec. 3.11.6.B): The original approved landscape plans showed a hedge
screening the parking lot along Meadowbrook Road, but the hedge is no longer there. The hedge
along Meadowbrook Road must be restored at this time — acknowledged by applicant.
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4.

Open Space (Sec. 3.11.7): A minimum of 25% of the gross site area shall be left as open space.
Open space areas and calculations have been provided on sheet C10, as requested, however,
open spaces are stil being miscalculated. Refer to the Planning Review Chart for additional
information on allowable percentages of open space categories and edit calculations to include
areas along Grand River Avenue and Meadowbrook (see also example provided).

rige s

FezEsTN LAz, pETAL)

NOT FOR

Building Facade and Scale (Sec. 3.11.8): Flat Metal Panels (ACM) are proposed for the front of
building. A Section 9 Facade Waiver for use of the proposed Flat Metal Panels instead of the
required Brick will require approval from City Council as part of a revised SDO agreement and is
recommended for approval by the City's Facade Consultant.

General Design Standards (Sec. 3.12.3.C): Signage, lighting, and building materials for the exterior of
all structures shall be designed and completed with the objective of achieving an integrated and
controlled development consistent with the character of the community. Exterior accent lighting is
proposed as a ‘display frame' on sheet A2.1 note 14. Please provide additional information
regarding the ‘display frame’ and LED lighting details in a response letter and on a rendering or other
graphic, as this type of lighting is prohibited by the ordinance. If approved by the City Council, it will
be included in the amendment to the SDO agreement.

Exterior Signage: Additional signage is proposed. Please clarify all new signage being proposed
along with the sizes of each additional sign in a response letter and on future submittals. The
Planning Commission and the City Council will review the proposed sign changes as a part of the
SDO process after receiving a review letter of the new and existing signage by City Staff.

Required Conditions for SDO Retail Development (Sec. 3.12.5.G): Proposed 4,174 sf square footage
building addition would increase gross floor area to 29,626 sf from 25,452 sf. The Zoning Ordinance
limits the size of retail buildings to 20,000 square feet in Section 3.11.2.c: No individual retail sales or
personal service establishment shall exceed twenty thousand (20,000) square feet of total gross floor
areqa, exclusive of basement areas leased and utilized by the tenant of the building for storage
purposes only. The City Council had previously approved an addition that exceeded the maximum
permitted square footage. The amended SDO agreement will need to reflect the new floor areq, if a
deviation for this standard is approved by the City Council. - Acknowledged by applicant.

Bicycle Parking General Requirements (Sec. 5.6): The Preliminary Site Plan showed that all 7 bicycle
parking spaces were provided in one location and the layout was not dimensioned. A dimensioned
bicycle parking layout has been provided on sheet C10 as requested with the revised submittal;
however the dimensions are still citing the old standards, and all spaces are still proposed in one




JSP 25-07 Cadillac of Novi July 16, 2025
Revised Preliminary Site Plan Review/SDO Amendment Page 5 of 5

10.

12.

13.

location. Please refer to Planning Review Chart for additional information, and see Text Amendment
18.301 update to bicycle parking layout standards before Final Site Plan consideration.

Community Impact Statement: 3.12.7.c.2.d. In the event the property on which the project is to be
situated consists of six (6) or more acres, a community impact statement shall be submitted as part
of the application. This parcelis 6.7 acres. Staff recommend that the applicant request a deviation
from the requirement that the Community Impact Statement be provided since this is a minor
modification from the initial approval.

. Parking Lot Landscaping: Lack of canopy trees at the ends of the new parking bay and perimeter

frees along the west edge of the parking lot east of the building. Please add the three trees needed.

Lighting and Photometric Plan (Sec. 5.7): There are still items to be addressed on the lighting and
photometric plan. Please include a color PDF of the lighting plan with the resubmittal and refer to
the Planning Chart for additional comments. Required at final site plan submittal.

Please edit the City Project number on the cover sheet to JSP25-07 on subsequent submittals.

OTHER REVIEWS

a. Engineering Review: Engineering is recommended approval of the Preliminary Site Plan, with
items to be addressed at Final Site Plan submittal.

b. Landscape Review: Landscape is recommending conditional approval of the revised
Preliminary Site Plan. Please see Landscape Review for additional details.

c. Traffic Review: Traffic recommends approval of the Preliminary Site Plan, with items to be
addressed in a revised submittal. Please see the Traffic Review for additional information.

d. Woodland Review: Woodland is recommending approval of the revised Preliminary Site Plan.
Please see Woodland Review for additional details.

e. Wetland Review: Wetland is recommending approval of the revised Preliminary Site Plan.
Please see Wetland Review for additional details.

f. Facade Review: Facade recommended approval of the Preliminary Site Plan. A Section 9
Facade Waiver is also recommended for approval.

g. Fire Review: Fire recommended approval of the Preliminary Site Plan.

NEXT STEP: PLANNING COMMISSION MEETING

Planning Commission will consider a recommendation to City Council for the Preliminary Site Plan,
Stormwater Management Plan, and Section 9 Facade Waiver.

The plan is tentatively scheduled for the Planning Commission public hearing on August 20, 2025. Please
provide the following by August 13, 2025.

Original Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE.

A response letter addressing ALL the comments from ALL the review letters.

Additional details on the proposed signage as noted in this letter.

Provide a list of requested deviations from the ordinance standards in the response letter to help
with the eventual amendment to the SDO Agreement.

Wb =

FUTURE STEP: CITY COUNCIL MEETING

The applicant will need to submit the revised Special Development Option Agreement prior fo
proceeding to the City Council.

Dan Commen

Dan Commer, AICP - Planner
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PLANNING REVIEW CHART: GE Gateway East

JSP25-07 Cadillac of Novi

Dan Commer, Planner

Review Date: July 16, 2025
Review Type: Preliminary Site Plan
Project Name:

Plan Date: June 23, 2025
Prepared by:

Contact:

E-mail: dcommer@cityofnovi.org

lfems in Bold need to be addressed by the applicant with next submittal

Phone: 248.735.5607

ltem Required Code Proposed Meets | Comments
Code
Zoning and Use Requirements
Master Plan Town Center Gateway No change Yes
(Gateway East)
Zoning Gateway East (SDO) Update to Special TBD Special Development
(Eff. January 8, Development Option Option (SDO) update
2015) (SDO) requires City Council
approval
(Sec 3.12.3)
Uses Permitted Sec 3.1.16.B Principal Uses Building addition, TBD
(Sec 3.1.16.B & C) Permitted. facade update, and
Sec 3.1.16.C Special Land Uses | parking lot
3.12 Special Development improvements
Option (SDO) for the GE district
Maximum FAR Maximum floor area ratio shall |Building w/proposed Yes

(Sec. 3.11.2.A)

be 0.275. (rafio of gross square
feet of building area to gross
land area of site, less existing
right-of-way)

addition = 29,626 sf
Site Area (less existing
right of way) = 294,408
sf

29,626/294,408 = 0.10

SITE PLAN WITH SDO CONTRACT:
1. Pre-application meeting_(Pre-Application meeting was held March 18, 2025)
Planning Commission recommendation to City Council followed by 15-day public hearing

City Council approval of SDO contract

2.
3. City Council approval of Concept plan followed by a public hearing
4
5

. City Council approval of Preliminary Site Plan
6. Final Site Plan review and approval administratively unless otherwise requested by City Council

Development Standards (Sec 3.1.16.D)

Lot Size

Minimum Area: 2 acres
Minimum Lot Width: 200 ft.

6.77 acres
460 ft.

Yes

Lot Coverage

See Section 3.11

Setbacks

See Section 3.11



https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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ltem Required Code Proposed Meets | Comments

Code
Building Height 35 ft. or 2 stories, whicheveris |24 ft. Yes
less

Parking Setbacks See Section 3.11
Building Setbacks (Sec 3.11.5)
Major Thoroughfare (Grand River Avenue)
Front South (Grand [Min: 70 ft. from centerline 82.47 ft. to centerline Yes Proposed building

River)

Max: 90 ft. from centerline

additions do not extend
beyond the current

Front West Min: 70 ft. from centerline 79.66 ft. to centerline Yes building setback line in
(Meadowbrook) Max: 90 ft. from centerline 9
any yard

Side (east) 30 ft. 219.41 ft. Yes
Rear (north) 30 ft. 367.46 ft. Yes
Parking Setback (Sec 3.11.6.A)
Front (Grand River) [No front yard parking allowed |None proposed Yes
Front West No front yard parking allowed |None proposed Yes
(Meadowbrook)
Side (east) 10 ft. 22 ft. Yes
Rear (south) 10 ft. 83.50 ft. Yes
Notes To District Standards for GE/SDO Option (Sec 3.6.2)
Maximum number |3 stories max 2 stories proposed Yes
of stories for SDO See Sec. 3.12.5.E.vi
(Sec 3.6.2.G)
Minimum lot size for |Min: 5 acres 6.77 acres Yes
SDO Minimum lot width: 300 ft. 460 ft.
(Sec 3.6.2.1)
Maximum building |May be increased to 50 ft. 24 ft. Yes
height Any structure within 300 ft. of
for SDO one-family residential is 35 ft.
(Sec 3.6.2.J)
Parking setback Required parking setback area |No changes proposed | Yes
screening shall be landscaped per Sec.
(Sec 3.6.2.P) 5.5.3. Abutting residential

requires a berm.
Modification of Planning Commission may None requested NA
Parking Setback modify if determined
Requirements modification willimprove the
(Sec. 3.6.2.Q) use of the site and

landscaping
District Required Conditions for GE (Sec. 3.11)
Off-street Parking Off-street parking shall be Parking lot within 300 Yes

(Sec. 3.11.3)

provided within the building,

feet.
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ltem Required Code Proposed Meets | Comments
Code
parking structure, or designed
parking area within 300 ft.
Outdoor storage The outdoor storage of goods |Proposed shipping No Outdoor storage in the

(Sec. 3.11.4) or materials shall be prohibited | container for tire GE SDO District requires
storage is existing on- City Council approval —
site Acknowledged by

applicant

Parking Lot Parking lots shall be screened |Hedge along Yes Refer to Landscape

Screening from all major thoroughfares Meadowbrook restored review for additional

(Sec. 3.11.6.B) by a 2.5 foot brick or stone wall |on the Landscape Plan, comments

or 3 foot planting screen or as requested

existing vegetation to achieve

80% winter opacity and 90%

summer opacity

Open Space 25% of gross area of each Project Site Coverage |Yes? |Provide sheet with
(Sec. 3.11.7) development site shall be detail provides general detailed open space

comprised of open space. calculation for element dimensions

Areas less than 20 ft. wide shall |landscaping coverage and calculations on

not be considered. Additional |as a percentage of next resubmittal

conditions apply per Sec. total site at 37.5%

3.11.7 6.77 x 0.25 = 1.69 acres

e 50% may be

Substantially all of the total Woodland/Wetland

open space area must be areas (0.85 acres)

designed as useable space e 10% may be small
strips of landscaped

Site area = 294,409 sf. areas and

25% = 73,602 sf. Required (1.69 landscaped end

acres) islands (0.17 acres)

e 0.67 acres must be

76,168 sf open area less useable open

setbacks space

Building Fagade All buildings shall comply with | Flat Metal Panels TBD A Section 9 Facade

and Scale the standards for Region 1 (ACM) proposed for Waiver for use of ACM

(Sec. 3.11.8) provided in Section 5.15 front of building vs. Brick will be required

from City Council -
Acknowledged by
applicant

Refer to Facade review
comments

Sidewalks and 8 ft. pathway along Grand 6 ft sidewalk on Yes

Bicycle Paths
(Sec. 3.11.9)

River.

6 ft. sidewalk along
Meadowbrook Road

Bicycle Paths are required per
the Master Plan.

Meadowbrook existing

8 ft pathway on Grand
River existing
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ltem Required Code Proposed Meets | Comments
Code
Streetscape Decorative pedestrian-scale Bicycle racks are Yes
Amenities parking lot lighting, public proposed
(Sec. 3.11.10) pathways, bicycle racks, etc.
Grand River lighting,
landscape plantings, efc.
Loading Located in rear yard or interior |Loading proposed in Yes
(Sec. 3.11.12) side yard, if fronting on more rear yard
than one road
Special Development Option (SDO) for the GE District (Sec. 3.12)
Intent - Mixed use developments Existing car dealership, |Yes
(Sec. 3.12.1) - Quality residential compatible with other
development existing car dealership
- Conserving natural resources |use nearby
- Compatibility between
neighboring properties and
downtown district
- Unigque “entry”
developments at the
intersection of Grand River
and Meadowbrook
Eligibility Criteria SDO uses can be proposed It is zoned for SDO uses |Yes Applicant is proposing a

(Sec. 3.12.3.A)

only for properties located in
GE district, subject to City
Council approval

5t amendment to
previously approved
SDO agreement

General Design - Signage, lighting, “Display Frame” that TBD |The applicant should
Standards (Sec. streetscape, landscaping, outlines the showroom note that intense colors
3.12.3.C) building materials for the windows will feature and/or flashing lights
exterior of all structures, and infegrated LED lighting are prohibited
other features of the project,
shall be designed and
completed with the objective Please provide
of achieving an integrated additional information
and conftrolled development, regarding the ‘display
consistent with the character frame’ and LED lighting
of the community details in a response
letter as this type of
- On retail buildings, windows lighting is prohibited by
within areas of the premises to the ordinance and will
which the public is invited shall require an amendment
be made of materials which to the SDO agreement.
do not materially obstruct
transparency. See Facade Review for
additional comments
Required Conditions | No individual retail sales or Proposed 4,174 sf No The SDO agreement

for SDO: Retail
Development
(Sec. 3.12.5.G)

personal service establishment
shall exceed twenty thousand
(20,000) square feet of total

gross floor area

square footage
building addition would
increase gross floor

area to 29,626 sf from

needs to be amended
to reflect the new floor
area if approved -
Acknowledged by
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ltem Required Code Proposed Meets | Comments
Code
25,452 sf applicant
Parking, Loading, and Dumpster Requirements
Number of Parking |1 space for each 200 square Total parking required: |Yes
Spaces feet of usable floor area of 131 spaces including 5
(Sec. 5.2.12.C) salesroom and 1 for each accessible spaces
auto service stall in service
Motor vehicle sales |room 29,626 sf.* 0.8 / 200 =
and service 119
establishments 12 service stalls * 1= 12
Total parking provided:
270 spaces including 5
accessible spaces
136 parking spaces for
employees and visitors
and 134 inventory
spaces
Parking Space - 90° Parking: 9 ft. x 19 ft. 9 x 19 ft. proposed TBD  |See Traffic review letter

Dimensions and
Maneuvering Lanes
(Sec. 5.3.2)

- 24 ft. two way drives

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

24 ft. proposed

9 ft. x 17 ft. parking
spaces along
landscape islands

Some of the display
spaces are double-
stacked.

for additional
comments

Off-Street Parking, |The entire parking area, Existing gravel parking |TBD |See Engineering Review
Construction, and including parking spaces and | area is proposed to be for additional
Maintenance maneuvering lanes, required paved and used for 20 comments
(Sec. 5.3.7) under this Section shall be additional inventory

provided with asphalt or parking spaces

concrete surfacing in

accordance with the parking

standards contained in the

City's Design and Construction

Standards
Parking stall Shall not be located closer None proposed Yes
located adjacent to | than twenty-five (25) feet from
a parking lot the street right-of-way (ROW)
entrance(public or |line, street easement or
private) sidewalk, whichever is closer

(Sec. 5.3.13)
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ltem Required Code Proposed Meets | Comments
Code
End Islands - End Islands with landscaping |End islands are Yes See Traffic and
(Sec. 5.3.12) and raised curbs are required | proposed Landscape review

at the end of all parking bays
that abut tfraffic 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

letters for additional
comment

Barrier Free Spaces |5 barrier free parking spaces 5 proposed including 1 |Yes
Barrier Free Code (for total 101-200); at least 1 van
van barrier free parking space
136 parking spaces for
visitors and employees
= 5 barrier free spaces
required
Barrier Free Space |- 8'wide with an 8’ wide 1 -8 wide van Yes
Dimensions access aisle for van accessible spaces
Barrier Free Code accessible spaces. provided.
- 5" wide with a 5’ wide access
aisle for regular accessible
spaces.
Barrier Free Signs One sign for each accessible  |Proposed Yes
Barrier Free Code parking space.
Minimum number of | Minimum two spaces 7 spaces proposed Yes
Bicycle Parking
(Sec. 5.16.1)
Bicycle Parking - No farther than 120 ft. from All 7 spaces provided in |TBD The applicant can

General
requirements
(Sec. 5.16)

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.

one location

consider relocating
bicycle parking at
multiple entrances, or
reduce the number of
spaces provided




Planning Review: Revised Preliminary Site Plan

July 16, 2025

JSP25-07 Cadillac of Novi Page 7 of 11
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Code
Bicycle Parking Lot |Parking space width: 7 ft. Proposed bicycle No Please see Text

layout
(Sec 5.16.5.A)

One tier width: 10 ft.

Two tier width: 18 ft,
Maneuvering lane width: 4 ft.
Parking space depth: 32"

parking layout on sheet
C10 are dimensioned
using old standards

amendment 18.301

update to bicycle
parking layout
standards

Loading Spaces
(Sec. 5.4.2)

- Loading, unloading space
shall be provided in the rear
yard at a ratio of 10 sq. ft. for
each front foot of building.

- Exceptin the case of a
double frontage lot, loading-
unloading, as well as frash
receptacles may be located
in an interior side yard
beyond the minimum side
yard setback requirement of
the district.

1,920 square feet of
loading space
proposed in rear yard

Yes

Dumpster
(Sec 4.19.2.F)

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

- Aftached 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

Existing — complies

Yes

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

Screened from public view

- Awall or fence 1 ft. higher
than height of refuse bin

- And no less than 5 ft. on
three sides

- Posts or bumpers to protect
the screening

- Hard surface pad.

- Screening Materials:

Masonry, wood or evergreen

shrubbery

Existing — complies

Yes

Roof top equipment
and wall mounted
utility equipment
(Sec. 4.19.2.E.ii)

All roof top equipment must be
screened and all wall mounted
utility equipment must be
enclosed and integrated into
the design and color of the
building.

Details provided on
Architecture Plans

TBD

See Facade Review for
additional comments
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ltem Required Code Proposed Meets | Comments
Code
Roof top Roof top appurtenances shall  |Screening proposed TBD It should be noted that
appurtenances be screened in accordance all existing and
screening with applicable facade proposed roof top units

regulations, and shall not be
visible from any street, road or
adjacent property.

must be screened from
view from all vantage
points both on-site and
off-site using materials in
compliance with the
Facade Ordinance

Non-Motorized Facilities

Article XI. Off-Road |8-foot pathway is required New 5' sidewalk Yes
Non-Motorized along Grand River, as wellas | connection to Grand
Facilities sidewalk connection to Grand |River Avenue is

River proposed
Pedestrian Assure safety and Internal sidewalks Yes
Connectivity convenience of both vehicular | surrounding building,

and pedestrian traffic both
within the site and in relation to
access streets

and a new 5' sidewalk
connection to Grand
River is proposed

Building Code and O

ther Requirements

Exterior lighting

Photometric plan and exterior

(Sec. 5.7) lighting details needed at time
of Final Site Plan submittal

Building Exits Building exits must be

Michigan Building |connected to sidewalk system

Code 2012 or parking lot

Design and Land description, Sidwell

Construction
Standards Manual

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

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).

Refer to all review letters
for additional
dimensions requested

Economic Impact

- Total cost of the proposed

building & site improvements

- Number of anticipated jobs
created (during construction
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ltem Required Code Proposed Meets | Comments
Code
& after building is occupied,
if known)
Development/ - Signage if proposed requires | “Display Frame” that TBD For sign permit

Business Sign

SDO approval and sign
permit

outlines the showroom
windows will feature
integrated LED lighting

information contact
Deborah Martinez in
Ordinance at

248-735-5671
Project and Street Project and Street Names are |Not applicable NA
Naming to be approved for public
safety concerns
Legal Documents - Special Development Not required at this No Work with planner to
Agreement time execute them as
- Master Deed needed
- Conservation Easement
Lighting and Photometric Plan (Sec. 5.7)
Establish appropriate
minimum levels, prevent
unnecessary glare, reduce
Intent (Sec. 5.7.1) spillover onto adjacent Lighting plan provided | TBD
properties & reduce
unnecessary fransmission of
light into the night sky
Site plan showing location of Please include a PDF of
all existing & proposed the lighting plan with
Lighting Plan buildings, landscaping, S . resubmittal
(Sec. 5.7.A.i) streefts, drives, parking areas & lighting plan provided | TBD
exterior lighting fixtures Required at final site
plan submittal
Relevant building elevation Will be reviewed for
drawings showing all fixtures, conformance at the
Building Lighting the portions of the walls to be " . time of final site plan
(Sec. 5.7.2.A.iii iluminated, iluminance levels | HONTING plan provided | T8D 1 iol
of walls and the aiming points
of any remote fixtures.
Specifications for all proposed Please provide hours of
& existing lighting fixtures Yes operation and if
parking lots lights will
Photometric data Yes | be dimmed after hours
N Fixture height Yes | on next submittal
Lighting Plan Mounting & design Yes
(Sec.5.7.2.A.ii) -
Glare control devices Yes
(Also see Sec. 5.7.3.D)
Type & color rendition of Yes
lamps
Hours of operation Not provided TBD
Maximum Height Height not to exceed
maximum height of zoning 25 feet proposed Yes

(Sec. 5.7.3.A)

district (or 25 ft. where
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Item

Required Code

Proposed

Meets
Code

Comments

adjacent to residential
districts or uses)

Color Specirum
Management
(Sec. 5.7.3.F)

- All Permanent lighting
installations shall have a
minimum color Rendering
Index (CRI) of 70

- All permanent lighting
installations shall have a
Correlated Color
Temperature (CCT) of no
greater than 3000 Kelvin (K)

80 CRI and 3000K CCT
Beacon-Viper lighting
proposed

Yes

Indoor Lighting
(Sec. 5.7.3.H)

- Indoor lighting shall not be
the source of exterior glare
or spillover

Not provided

TBD

Standard Notes

- Electrical service to light
fixtures shall be placed
underground

- Flashing light shall not be
permitted

Please provide the
standard notes on the
plan with the next
submittal.

(Sec. 5.7.3.B) - Only necessary lighting for Not provided T8D
security purposes & limited
operations shall be
permitted after a site’s hours
of operation
- All fixtures shall be located,
security Liahtin shielded and aimed at the
(Sec 5y7 3%) 9 areas to be secured.
T - Fixtures mounted on the
s . building and designed to
Lighting for security iluminate the facade are Yes
purposes shall be
. preferred
directed only onto S .
- Lighting for security
the area to be .
purposes shall be directed
secured.
only onto the area to be
secured
Avg/Min calculation
provided of 16.3 is well
Average light level of the above the ordinance
Average Light surface being lit to the lowest | Avg/Min calculation No threshold of 4:1.
Level (Sec.5.7.3.E) | light of the surface being lit provided of 16.3
shall not exceed 4:1 Please provide
justification in the
response letter
Parking areas: 0.2 min TBD
Loading & unloading areas: 8D
Min. lllumination 0.4 min
(Sec. 5.7.3.k) Walkways: 0.2 min TBD
Building entrances, frequent 8D

use: 1.0 min
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ltem Required Code Proposed Meets | Comments
Code
Building entrances, infrequent 8D
use: 0.2 min
M lominati When site abuts a non-
;x. Unm?\l lon residential district, maximum
: decer;, |° on- illumination at the property Yes
eésidentia line shall not exceed 1 foot
(Sec. 5.7.3.K) candle
When adjacent fo residential
districts
- All cut off angles of fixtures
%Ut °f; ,;r;nges must be 90° NA
(Sec. 5.7.3.1) - maximum illumination at the
property line shall not
exceed 0.5 foot candle
NOTES:

1. This table is a working summary chart and not infended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those

sections in Article 3, 4 and 5 of the zoning ordinance for further details

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

Nowak & Fraus Engineers

REVIEW TYPE

Preliminary Site Plan

PROPERTY CHARACTERISTICS

= Site Location: Located on the north side of Grand River Avenue east of
Meadowbrook Road, in section 24 of the City of Novi.

= Site Size: 6.77 acres

= Plan Date: 06/23/2025

= Design Engineer: Tim Wood, Nowak & Fraus Engineers

PROJECT SUMMARY

= Construction of an approximately 4,174 square foot addition to the existing Cadilac
of Novi building. The existing parking lot will be removed and replaced with new
parking lot islands. Minor sidewalk replacement work proposed on the Meadowbrook
Road frontage.

= No changes proposed to the water main and sanitary sewer proposed.
= Storm water will be collected by a storm sewer collection system and discharged to
the existing on-site detention basin and ultimately outlet to the existing regional

detention basin.

RECOMMENDATION

Approval of the revised Preliminary Site 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 Final Site Plan submittal:

COMMENTS

1. Only at the time of the printed Stamping Set submittal, provide the City’s
standard detail sheets for storm sewer (2 sheets), paving (2 sheets). The most


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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updated details can be found on the City's website under Engineering
Standards and Construction Details.

2. A Right-of-Way Permit will be required from the City of Novi and Oakland
County if work is propseod in the right-of-way. City utility maps show that the
Grand River Avenue right-of-way is being impacted.

nd River Avenue and
Meadowbrook Road entrances in accordance with Figure VIII-E of the Design
and Construction Standards, Chapter 11 of the City of Novi Code of

3. Provide sight distance measurements for the Gra

Ordinances.

4, Indicate where the eight ‘No Parking Fire Lane’ signs are proposed. Show no
parking signs on paving sheet C3 with other traffic control signs.

5. Provide a note that compacted sand backfill (MDOT sand Class 1l) shall be

provided for all utilities within the influence of paved areas; illustrate and label
on the profiles.

6. Provide a construction materials table on the utility plan listing the quantity and
material type for each utility being proposed.

7. No light poles are proposed within existing utility easement; a license
agreement will not be needed.

8. 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. This should be
provided for any new crossings proposed with existing sanitary or water main.

9. The grading and SESC sheets shall show the tree fence at least as far from the
trunk as the critical root zone, defined as a circular area around a free with a
radius measured to the tree’s longest dripline radius plus one (1) foot. No
grading shall occur within the dripline. If the critical root zone is not fully
protected, then replacements for that tree may be required.

IRRIGATION

10. See attached containment letter from Cross Connection Specialist, an irrigation
plan will not be needed for this project.


https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
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WATER MAIN & SANITARY SEWER

11.

No changes proposed to the existing water main or sanitary sewer at this time.
Existing manholes on the north side of the building will be adjusted.

12. Indicate what the existing manholes on the north side of the building connect
to, are they sanitary or storm manholes. Show existing sanitary lead and water
lead locations.

ADJUST EX.
OIL/GAS
SEPARATOR
TF LB
PHALT—"
(TvP.)
S
13. Label location of existing monitoring manhole for the site.
STORM SEWER

14. Provide storm water management narrative stating where existing stormwater
for site discharges.

15. 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. All storm pipes
accepting surface drainage shall be 12-inch or larger.

16. Provide a 0.1-foot drop in the downstream invert of all storm structures where a
change in direction of 30 degrees or greater occurs.

17. Match the 0.80 diameter depth above invert for pipe size increases.

18.  Storm manholes with differences in invert elevations exceeding two feet shall
contain a 2-foot-deep plunge pool.

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

20. 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.

21. lllustrate all pipes intersecting storm structures on the storm profiles.

22. Provide a schedule listing the casting type, rim elevation, diameter, and invert

sizes/elevations for each proposed, adjusted, or modified storm structure on the
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23.

24.

utility plan. Round castings shall be provided on all catch basins except curb
inlet structures.

Show and label all roof conductors and show where they tie intfo the storm
sewer.

Provide Storm sewer basis of design table. Storm sewer design must show
capacity and peak flow for each run of storm sewer. If storm sewer is under
capacity additional storm sewer may be needed.

PAVING & GRADING

25.

26.
27.

28.

29.

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

Show grades of existing dumpster pad if it is not being removed/replaced.

Verify the slopes along the ingress/egress routing to the building from the barrier-
free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free
regulations.

Per MDOT Special Provision for Crushed Concrete, the use of crushed concrete
is prohibited on the project within 100 feet of any water course (stream, river,
county drain, etc.) and lake, regardless of the application of location of the
water course or lake relative to the project limits. Add note to use 21AA crushed
limestone base for any pavement within 100 feet of a water course.

Provide additional spot grades as necessary to demonstrate that a minimum 5-
percent slope away from the building is provided for a minimum distance of ten
feet around the perimeter of the building.

FLOOD PLAIN

30.

No impacts proposed to floodplain at this tfime. Adjust the 100’ and 25’
floodplain buffer lines on the east side of the parking lot. See utility map below.
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SOIL EROSION & SEDIMENT CONTROL

31.

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.

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

32.

33.

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.

An itemized construction cost estimate must be submitted to the Community
Development Department for the determination of plan review and
construction inspection fees. This estimate should only include the civil site work
and not any costs associated with construction of the building or any demolition
work. The estimate must be itemized for each utility (water, sanitary, storm
sewer), on-site paving (square yardage, should include number of detectable
warning plates), right-of-way paving (including proposed right-of-way),
grading, and the storm water basin (basin construction, control structure, pre-
treatment structure and restoration).

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: Dan Commer, Community Development
Milad Alesmail, Engineering
Kate Purpura, Engineering
Ben Croy, City Engineer


mailto:hanjum@cityofnovi.org
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PLAN REVIEW CENTER REPORT
June 26, 2025
Cadillac of Novi
Revised Preliminary Site Plan - Landscape

cityofnovi.org

Review Type Job #

Revised Preliminary Site Plan Landscape Review JSP25-0007

Property Characteristics

e Site Location: 41350 Grand River Ave

e Site Acreage: 7.16 ac.

e Site Zoning: GE

e Adjacent Zoning: North, East: I-1, South: Grand River/OS-1, West: NCC/I-1
e Plan Date: 6/23/2025

Recommendation:
This project is recommended for approval for Preliminary Site Plan, contingent on the corrections
made below with regard to the parking lot perimeter frees being made.

LANDSCAPE WAIVER REQUIRED FOR THE PROPOSED LAYOUT AND LANDSCAPING:

o Deficient greenbelt width along Meadowbrook - supported by staff

e Lack of greenbelt berms along both frontages — supported by staff as a wall provides screening along
Grand River and a hedge is proposed to serve as the original plans’ hedge did.

e Deficiency in foundation landscaping for building addition — supported by staff as the entire building has
sufficient landscaping area

e Lack of canopy trees on the ends of the new parking bay and perimeter trees along the west edge of
the parking lot east of the building — not supported by staff

e Lack of berm along both roads - supported by staff

Please show the City Project number as JSP25-0005.
Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Tree survey and chart are provided.
2. Please replace any of the original maples planted around the detention pond.
3. Noregulated frees are shown as being removed.
4. No wetlands or wetland impacts are indicated.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
The property is not adjacent to residential property so this buffering is not required.

1. The required greenbelt width and landscaping are provided for Grand River but not
Meadowbrook. This requires a landscape waiver. It would be supported by staff as an
existing condition.

2. Therequired berm is not provided along either frontage, but a masonry wall exists along
Grand River. This requires a landscape waiver. It would be supported by staff as an
approved existing condition.

3. The required berm is also not provided along Meadowlbrook but the original plans
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showed a hedge screening the parking lot that is no longer there. The hedge is shown as
being restored so the waiver is supported for the Meadowbrook frontage as well.

4. No new greenbelt frees are required as the greenbelts are not changing. Fill-in frees for
those missing per the original plan are shown on the landscape plan.

5. The street trees are maintained and replaced as needed by the City.

Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4))
1. All utilities and light posts are included on the landscape plan.
2. The crabapple near the northwest corner of the building must be moved to at least 10
feet away from the catch basin.

Parking Lot Landscaping

1. The required parking lot interior area and frees are proposed.

2. Two endcap tfrees are needed for the new customer bay east of the building. A
landscape waiver is required for the proposed configuration. |t would not be supported
by staff.

3. 3 perimeter trees are needed between the parking lot and the east side of the building.
2 of them can be used for the endcaps noted above. Please add the three trees
needed. Since the required number of trees is provided on the site, they can be moved
from other locations, particularly along the east edge where the trees are crowded
together .

Building Foundation Landscaping (Zoning Sec. 5.5.3.D)
1. No foundation landscaping calculations or plantings are proposed for the addition. Only
385sf is provided near the addition, and none on the south side of it, facing Grand River.
This requires a landscape waiver. If would be supported by staff as the enfire building
does have sufficient foundation landscaping.
2. Please replace all missing foundation landscaping per the original approved plans.

Plant List (LDM 4.)
1. Provided
2. 8 of 12 species shown (67%) are native to Michigan.
3. The proposed free diversity meets the requirements of the Landscape Design Manual.

Planting Notations and Details (LDM)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv. and LDM 3)
1. No new above-ground stormwater detention pond is proposed.
2. Please replace any missing detention basin trees shown on the original Hummer plan.

Irigation (LDM 1.a.(1)(e) and 2.s)
A note indicated that the existing irrigation system will be modified to include the new
plantings. This is acceptable.

NOTE: Replacements of the original plantings do not need to be included in the cost of the
project, but do need to be planted at the time of the required plantings.

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.

Thank you for your consideration.


mailto:rmeader@cityofnovi.org
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W Meni,

Rick Meader — Landscape Architect




LANDSCAPE REVIEW SUMMARY CHART - REVISED PRELIMINARY SITE PLAN

Review Date: June 26, 2025
Project Name: JSP25-0007: Cadillac of Novi
Plan Date: June 23, 2025

Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

Phone: (248) 735-5621

Itfems in Bold need to be addressed by the applicant for approval of the revised Preliminary Site Plan.
Underlined items need to be addressed for Final Site Plan.

LANDSCAPE WAIVERS REQUIRED BY PLAN:

¢ Deficient greenbelt width along Meadowbrook - supported by staff

e Lack of greenbelt berms along both frontages — supported by staff as a wall provides screening along
Grand River and a hedge is proposed to serve as the original plans’ hedge did.

¢ Deficiency in foundation landscaping for building addition — supported by staff as the entire building has
sufficient landscaping

e Lack of canopy frees on the ends of the new parking bay — not supported by staff

e Lack of berm along both roads - supported by staff

NOTES:

Although they don’t need to be included in the costs of the project or shown on the landscape plans, all
missing landscaping from the original approved plan should be replaced at the time of the project’s
landscape installation to bring the site info conformance with Zoning Ordinance Section 5.5.7 which requires
that all landscaping is to be maintained per the standard of the original approved plans.

Please show the City Project number as JSP25-0005.

ltem Required Proposed Aégg: Comments
Landscape Plan Requirements (LDM (2))
¢ New commercial or
residential
developments
e Addition to existing
building greater than
25% increase in overall
Landscape Plan footage or 400 SF Landscape Plan:
(Zoning Sec 5.5.2, whichever is less. 17=30" ’ Yes
LDM 2.e.) e 1"=20" minimum with
proper North.
Variations from this
scale can be
approved by LA
e Consistent with plans
throughout set
Project Information Busmgss name and
(LDM 2.d.) Name and Address Ioco’rlon‘ map are Yes
on the Title Block
Name, address and Business name and
Owner/Developer telephone number of contact information
Contact Information the owner and are on the Title Yes
(LDM 2.a.) developer or Block
association



mailto:rmeader@cityofnovi.org

Revised Preliminary Site Plan Review — Landscape Review

June 26, 2025

Page 2 of 13
JSP25-0007: CADILLAC OF NOVI

(LDM 2.e.(4))

including hydrants

shown on the

ltem Required Proposed I\CAgjtes Comments
: Name, Address and
andscqpe Arch[tect telephone number of George Ostrowski —
contact information Yes
(LDM 2.b.) RLA/PLA/LLA who Nowak & Fraus
created the plan
. . Copy of seal and
?Le;/\ljg g))' LA. gggglfrfrseonglnol signature on fitle Yes
= block
Miss Dig Note
(800) 482-7171 Show on all plan sheets On fitle block Yes
(LDM.3.0.(8))
Shown on C1
Include all adjacent Site: GE Please change L-1 to I-1
Zoning (LDM 2.f.) zoning North, East: I-1 Yes for adjacent parcels’
South: Grand Zoning.
River/OS-1
West: NCC/I-1
e Legal description or * Survey and
Survey information b . description on C1
oundary line survey Yes
(LDM 2.c.) « Existing topography e Removals are
shown on C2
e Tree ID #s and 1. Shovy protective tree
chart for trees 8" fencmg qt the actual
doh or greater tree dripline, or at the
are on C1. greatest ex.ieni of
e Smaller frees are co.ve.r possnblc.a.where
shown and IDed existing conditions
Existing plant material * Show.loco‘rion fype * Treeline is shown : i:; :::(e:\r:e(:i ;:ulilrtt):s;verage
Existing woodlands or and size. Label o be * Conservation o Yes of the dripline
wetlands saved or removed. easements are e Yes 2. Please show c;ll of the
e Plan shall state if none shown )
(LDM 2.e.(2)) exists « No wetlands are e TBD trees that were part
) shown o Yes of the original plan
e Tree sUrvey now op th? tree if they are
includes trees in still CI|IV9..
the vicinity of the 3. See Merjent letters
oarking lof for complete
extension woodland and
wetland reviews.
e As determined by Soils
survey of Oakland
Soil types (LDM.2.r.) County On L1 Yes
e Show types,
boundaries
Existing and Existing and proposed
buildings, easements,
proposed . Included on the
improvements porlgng spaAces, landscape plan ves
(LDM 2.¢.(4)) vehicular use areas, and
R.O.W
Existing and e Overhead and All utilities and light Please move the
proposed utilities underground utilities, posts are clearly Yes crabapple on the west

side of the building to a
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ltem Required Proposed I\CAgjtes Comments
e Proposed light posts landscape plan. location at least 10 feet
away from the caich
basin.
e Existing elevations
Proposed gr.adlng. 2 Provide proposed are on C3 . Yes
contour minimum contours at 2’ interval * Propoged spot e Yes
(LDM 2.e.(1)) elevations are on
Ca3.
Snow deposit Show snow deposit Some areas are Yes

(LDM.2.q.)

areas on plan

shown

LANDSCAPING REQUIREMENTS

Berms, Walls and ROW Planting Requirements

Berms

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

Residential Adjacent to Non-residential (Zoning Sec 5.5.3.A & LDM 1.q)

The site is not adjacent

Be’"? requirements fo residential property so No berm is Yes
(Zoning Sec 5.5.A) this berm is not required proposed.
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or
. . . No new walls are
type of construction stone exterior with
footin masonry or concrete proposed.
g Y
interior
Walls greater than 3
/2 ft. should be NA
designed and sealed
by an Engineer
ROW Landscape Screening Requirements (Zoning Sec 5.5.3.B. ii and LDM 1.b)
e Grand River: 33’ ft 1. Alandscape waiver
to building, 49 ft is required for the
to parking e Grand deficient greenbelt
e Adjacent to pkg: 20 e Meadowbrook: 17 River: width along
Greenbelt width feet ft to building, 31 ft Yes Meadowbrook.
(2)(3) (5) e Not adjacent to pkg: to parking e Mead | 2. Asthe greenbeltis
25 feet e No changes are owbro not being changed,
proposed that ok: No the waiver would be
impact the supported by staff as
greenbelt an existing condition.
Berm requirements (Zoning Sec 5.5.3.A.(5))
¢ No berm exists or 1. Alandscape waiver
is proposed but a .« No is required for the
Min. berm crest width Adj to Pkg: 2 ft brick wall is in . Yos lack of berms.
’ Not adj to Pkg: O ft place instead for . Yos 2. It would be
all of the Grand supported by staff for

River frontage

Grand River as the
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Item

Required

Proposed

Meets
Code

Comments

and the section of
Meadowbrook
frontage south of
the entry.

e The previously
existing hedge
screening the lot
from
Meadowbrook is
missing but a new
hedge is shown

¢ Vehicles for sale
are parked in
greenbelf -
concrete strips for
the vehicles were
on the approved
plans in both
greenbelts and
exist

existing wall screens
the parking lot.

3. It would also be
supported by staff for
Meadowbrook as
the original plans
showed a hedge
and the plan shows a
new hedge.

Minimum berm height
()

Adj to Pkg: 3 ft
Not adj to Pkg: O ft

See above

Yes

See above

3" wall

(4)(7)

A brick wall exists
for the entire Grand
River greenbelt to
screen the parking,
and most of the
Meadowbrook
greenbelf frontage
south of the
entrance

Yes

Canopy deciduous or
large evergreen trees
Notes (1) (10)

e Adjto Pkg: 1 tree per
35If

e Not adjto Pkg: 1 tree
per 40If

Grand River:

o Adjto Pkg: 227/35=6
trees

e Not adjto
PkQ:227/40=6 trees

Meadowbrook:

e Adjto Pkg: 290/35=8
frees

e Not adj to Pkg:
224/40=6 trees

Note: Above is from the
original approved plans
for Hummer SP04-09 as
the greenbelt is not
changing

Grand River:

e Original plan: 0
trees

e Current plan: 0
trees

e 4 new perimeter
canopy trees are
proposed along
the Grand River
entry and south of
the parking lot.

Meadowbrook:

e Original plan: 24
frees (8 dec + 16
evergreens) — 12
trees + mass

e Current plan: 6
evergreen frees +
mass at north end
+ 5 existing
perimeter canopy

Yes

If the mass of planted
and volunteer trees at
the northwest corner of
the parking lot facing
Meadowbrook is
maintained in a full
condition as exists now,
no missing trees from
that area need to be
replaced.
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ltem Required Proposed I\CAgjtes Comments
frees + 3 new
perimeter canopy
frees
e The required trees
were installed per
the approved
plan but there are
gaps in the
landscaping from
the original
installation.
(Existing trees per
survey)
e Adjto Pkg: 1 tree per
20If
e Not adjto Pkg: 1 tree Grand River:
per 25If e Original plan: 19
Grand River: frees - 14 trees
e Adjto Pkg: 227/20=11 exist
frees e Current plan: 14
¢ Not adj to Pkg: existing trees + 5
sub-canopy 227/25=9 trees new trees
deciduous frees Meadowbrook: o Yes
e Adjto Pkg: 290/20=15 | Meadowbrook: e Yes
Notes (2)(10) L ;
frees ¢ Original plan: 6
e Not adj to Pkg: frees — 5 exist
224/25=9 trees e Current plan: 6
trees — 5 exist + 1
Note: Above is from the new tree
original approved plans
for Hummer SP04-09 as
the greenbelt is not
changing
e Adjto Pkg: 1 tree per
35If
e Not adjto Pkg: 1 tree
G?c;_:‘nrcl4 ilif\/er: Grapq River:
o Adjto Pkg: 227/35=6 | ° Se”g;”"' plan: 11
Canopy deciduous . TNrifinj to e Current plan: 11 The City is'respo.n§ible
frees in area between Pkg:227/40=6 trees MZ(e:zsowbrook' e Yes Z(’r)rreree’rp’rlrzce?? TTS??SOY
sidewalk and curb Meadowbrook: ; o Yes

(Novi Street Tree List)

o Adjto Pkg: 290/35=8
trees

¢ Not adj to Pkg:
224/40=6 trees

Note: Above is from the
original approved plans
for Hummer SP04-09 as

e Original plan:13
frees

e Current plan: 10
existing trees

not be due to
conflicting utility lines.
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planted in it.

Inventory or
Customer on C3
e There are no tfrees

ltem Required Proposed I\CAgjtes Comments
the greenbelt is not
changing
Cross-Section of Berms (LDM 2.j)
e Label contour lines No new berms are
Slope, height and e Maximum 33% required or Yes
width e Constructed of loam
e 6" top layer of topsoil proposed
Type of Ground NA NA
Cover
Overhead ufility lines
and 15 ft. setback from
Setbacks from Utilities | edge of ufility or 20 ft. NA NA
setback from closest
pole
Parking Area Landscape Requirements (LDM 1.c. & 2.0.)
e New interior
parking lot islands
. e Clear sight distance are proposed
General requirements -~ T e No proposed
(LDM 1.c) within parking islands plantings wil Yes
e No evergreen frees . !
hinder sight
distances in the
lot.
Name, type and
number of ground As proposed on planting Lawn is proposed Yes
cover islands
(LDM 1.c.(5))
General (Zoning Sec 5.5.3.C.ii)
¢ A minimum of 200 SF e Islands’ areas in SF
to qualify are provided
Parking lot Islands e Minimum 200 SF per e The 273sf island in . Yes Please add a tree to the
(a, b. i free planted in island the southeast . No 273sf island east of the
T e 6" curbs section of the lot building.
e Islands minimum width doesn’t have a
10’ BOC to BOC tfree.
Parking stall can be Spaces are 19 feet
. reduced to 17’ and the o .
Curbs and Parking y long in interior and
. curb to 4” adjacent to a Yes
stall reduction (c) : L 17 feet long around
sidewalk of minimum 7 .
f periphery
e Only one bay
(inventory) is 1. A landscape waiver
e Maximum of 15 longer than 15 would be required for
contiguous spaced spaces (17 . Yes the proposed layout.
Contiguous space e All endcap islands spaces) . Yos It would not be
limit (i) should also be at least | e Spaces are .« No supported by staff.
200sf with 1 tree labeled as 2. Please add canopy

frees on each end of
the new parking bay.




Revised Preliminary Site Plan Review — Landscape Review

June 26, 2025

Page 7 of 13
JSP25-0007: CADILLAC OF NOVI

ltem Required Proposed I\CAgjtes Comments
on the ends of the
new customer
bay east of the
building
¢ No plantings with
matured height
greater than 12’ within * TheTIk:)nfeTEydronT
10 ft. of fire hydrants of Bzirldir?g is iof
utility structures obscured by
Plantings around Fire (manholes, catch lantings Yes
Hydrant (d) basins). planting .
e Trees also need to * .SUff'C'?m spacing
have at least 5 feet 5 prowqc—?d for
between the frunk other utility lines
and underground and structures.
utility lines.
Areas not dedicated to
parking use or driveways
Landscaped area (g) exceeding 100 sq. ft. Yes Yes
shall be landscaped
¢ The Road Commission
for Oakland County
(RCOC) clear vision e The correct clear
zone is required for the vision zones are
Clear Zones (LDM Grand River entry as it shown for both e Yes
2.3.(5)) is their jurisdiction. enfries. e Yes

e The city clear vision
zone should be shown
for the Meadowbrook
entry.

e No landscaping
blocks the views

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, C, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-

residential use in any R

district (Zoning Sec 5.5.3.C.

il

A = Total square
footage of vehicular

e A=xSFx7.5%

Parking lot
landscaping area

— * —
use area up to 50,000 | ° ?72055?’000 7.5% = calculations are ves
sfx 7.5% provided
B = Total square
footage of additional | e B=xSFx 1%
paved vehicularuse | e B = (112568-50000) * Yes Yes
areas over 50,000 SF) 1% = 626 sf
x1%
Category 2: For: I-1 and 1-2 (Zoning Sec 5.5.3.C.iii)
A = Total square
footage of vehicular _
use area up to 50,000 A =XSFx 6% NA
sf x 5%
B = Total square
footage of additional
paved vehicular use | B = (x SF-50000) x 0.5% NA

areas over 50,000 SF x
0.5%
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ltem Required Proposed I\CAgjtes Comments
All Categories
Total square footage
of landscaped e C=A+8B
islands required e C=3750 + 626 = 4376sf | &7°4 ves
C=A+B
Please move a tree into
Number of canopy 22 trees the 27:.5Sf.i5|°m.1 east of
frees required D = C/200 = xx Trees . 19 new Yes the building without a
N D =4376/200 = 22 trees - tree to help provide
D =D/200 e 3 existing

shade for that area of

the parking lot.

1. Please add the
required perimeter
frees between the
building and the east

47 trees parking lot - two
e 11 existing may be used to fulfill
deciduous trees the endcap
e 4 existing requirements for the
evergreen trees customer parking
e 5 equivalent frees bay.
: ;rgeosnrzgzﬁr Tézevﬁﬁ;r?ﬁ g in densely 2. Since the required
feet of the pavement planted areas number of trees is
Parking Lot Perimeter o P=1637/35 = 47 frees | ° 27 new frees provided some of
Trees (Zoning Sec o Areas within 20 feet of Yes/No those shown may be
5.5.3.C.iv) the building do not There is 107If of moved from their
need to be included in por}dng lot locations around the
the perimeter basis perimeter east of lot to this areq,
) the building with no especially in areas
perimeter trees in where trees are
the new concrete crowded together.
area (3 frees). 3. Each iree must have
at least 200sf of
greenspace for the
frees to survive since
they will be
surrounded by
pavement.
Parking land banked | NA None
Other Landscaping
Other Screening
Screening of outdoor Two existing loading
storage, zones are shown
loading/unloading ;/w‘rhm fhe parking Yes
(Zoning Sec. 3.14, of ngr‘rh of the
3.15, 4.55, 4.56, 5.5) ﬁdd'“o,” and
aven't changed
Transformers/Utility e A minimum of 2ft. e The existing . Yos Please add a
boxes separation between transformers are . Yes maintenance note

(LDM 1.e from 1

box and the plants

shown as being

stating that the
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ltem Required Proposed I\CAgjtes Comments
through 5) e Ground cover below located inside an arborvitaes must be
4" is allowed up to existing brick wall allowed to reach and
pad. e The equipment is stay at or above the
¢ No plant materials taller than the height of the
within 8 ft. from the wall — arborvitaes transformer units.
doors that can reach or
exceed the
height of the units
have been
added.
Building Foundation Landscape Requirements (Zoning Sec 5.5.3.D)
Hummer Plan: .
6240sf . Insuffnaent. room has
been provided to
e Equal to entire . have landscaping on
perimeter of the ?gg]e]n:ftl?ens‘s than the south side of the
building (less paved the original plan addition, as should
access areas) x 8 with « Most of it is strung be done since it is
a minimum width of 4 along the Grand facing Grand River.
ft. River frontage as As such, only 385sf is
e A minimum of 75% of it was on the provided near the
the building should original Hummer building, which
have foundation plans e Yes requires a landscape
Interior site landscaping. « 385sf of e Yes waiver.
landscaping SF e xx If x 8ft = xx SF foundation e No . The additional
landscaping is e No landscaping, while
Hummer Plan: proposed in two attractive, won't do
770*8 = 6,160sf islands north of much to enhance
the building the addition, and
Current plan total: addition nothing for Grand
(847.86-199)*8 = 5191sf . Ano’rher' River traffic. In spife
approximately of this, the waiver will
Building addition: 400sf of be supported by staff
(195.49-87)*8 = 868sf landscaping is as the tfotal building
located at the has fhe (equired
west enfrance. foundation area.
Building Frontage If visible from public It appears that over
Landscaping (Zoning | street a minimum of 60% 60% of each
Sec 5.5.3.D.ii. Allitems | of the exterior building frontage is Yes
from (b) to (e)) perimeter should be landscaped
covered in green space
Detention/Retention Basin Requirements (Zoning Sec. 5.5.3.E.iv)
¢ Clusters of large natfive . Please show dll of the
shrubs shall cover 70- No pond trees that were part
75% of the basin rim landscaping is of the original plan
Plantfing requirements area located af 10 shown and only on the tree if they are
feet above the some of the trees No still alive.

(Sec. 5.5.3.E.iv)

permanent water level
or pond bottom ifit's a
dry pond.

e Canopy trees at 1/35If

around the pond
are shown on the
free survey

. If the pond is not

changing in size, the
pond does not need
to meet the current
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ltem Required Proposed I\CAgjtes Comments
of the east, south and landscaping
west sides of the pond, requirements.
located at about 10 3. Any trees missing
feet away from the from the original
permanent water level plans around the
e 10" to 14" tall grass pond (there were 11
along sides of basin red maples) must be
e Refer to wetland for replaced.
basin mix
e Any and all
populations of e Phragmites
Phragmites australis populations are
and/or Japanese indicated on -
knotweed on the site Sheet L-1 - near l\I/:ﬁ LKSLé;hU?:eTéeriLT:nTs
Phragmites Control shall be included on the building and e Yes
. . than one year to
(Sec 5.5.6.C) free survey. in the sediment e Yes
. completely erase the
e Treat populations per forebay Phraamites
MDEQ guidelines and | e Instructions are mragmies.
requirements to given with the
eradicate the weed notes.
from the site.
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
¢ Provide intended
Installation date dates
(LDM 2.1. & Zoning e Should be between Yes Yes
Sec 5.5.5.B) March 15 and
November 15.
¢ Include statement of
intent to install and
Maintenance & guoro.n’ree all
Statement of intent materials for' 2 yedars.
) e Include a minimum Yes Yes
(LDM 2.m & Zoning TR
Sec 5.5.6) one cultivation in
June, July and August
for the 2-year warranty
period.
FLIBQ; Zc.’rt:rgeLDM Shall be northern nursery Yes Yes
3.0.(2)) grown, No.1 grade.
e A note indicates
that the existing
system will be
A method for providing extended to
Irigation plan the water required for cover the new
plant establishment and plantings. Yes

(LDM 2.s.)

long-term survival must
be provided.

e City irrigation
system
requirements are
included with the
note.
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. Meets
ltem Required Proposed Code Comments
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes

(Zoning Sec 5.5.5.E) prior to installation.

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

Quantities and sizes  Aminimum of 50% of | yes Yes
species used on the
Roof fype site, not including any | Y&s Yes
woodland e 8 of 12 species Bowhallis only 15’ wide
replacements, must used (67%) are which does not qualify
Botanical and be native to Michigan. native to e Yes as a canopy free.
common names e The Tree Diversity Michigan e Yes Please use a maple
standards of the e The tree diversity variety with a broader
Landscape Design is acceptable mature canopy width.

Manual Section 4 must
be met for all non-
woodland
replacement trees
used (15% of trees of
one species, 25% of Seed is indicated Yes
one genus)

¢ No Prohibited Species
listed on Table
11.b.(2)b may be
used.

Type and amount of
lawn

For all new plantings,

Cost estimate Included on plant

(LDM 2.1) mulch and sod as listed list Yes
on the plan
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Yes Yes
Tree
Evergreen Tree No NA No evergreens are used
Multi-stem Tree No NA None are used
Shrub Refer"ro LDM for detail Yes Yes
5 =T drawings
erennia .
Ground Cover No No Please add a detail.
Tree stakes and guys.
(Wood stakes, falbric Yes Yes
guys)
Tree brotection Located at Critical Root
P Zone (1’ outside of Shown on L1 Yes
fencing .
dripline)
Other Plant Material Requirements (LDM 3)
General Condifions Plant materials shall not
be planted within 4 ff. of | NA
(LDM 3.a) .
property line
Plant Materials & Clearly show frees to be Sheet C2 Yes

Existing Plant Material | removed and trees to
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. Meets
ltem Required Proposed Code Comments
(LDM 3.b) be saved.

e Substitutions to
landscape standards
for preserved canopy
frees outside

Landscape tree woodlands/ wetlands No
credit (LDM3.b.(d)) should be approved
by LA.

e Refer to Landscape
tree Credit Chart in
LDM

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

Refer to Landscape
Design Manual for Yes Yes
requirements

Plant size credit

(LDM3.c.(2)) NA No

Do not replace any
missing Pyrus calleryana
with the same as it is
now prohibited in Novi

No prohibited
plants are Yes
proposed

Prohibited Plants No plants on City
(LDM 3.d) Invasive Species List

Recommended trees
There are no

for planting L.J.n.der Label the d|s‘ronc':'e. from overhead utilities NA
overhead utilities the overhead utilities on the site
(LDM 3.e) )
Collected or
Transplanted trees None
(LDM 3.1)
Nonliving Durable e Trees shall be mulched
Material: Mulch (LDM to 3"depth and shrubs,
4) groundcovers to 2"
depth
e Specify natural color, Shown on details Yes
finely shredded

hardwood bark mulch.
Include in cost
estimate.

NOTES:

1. This table is a working summary chart and is not intended fo 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

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

e The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.
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e The RPZ must be installed in accordance with the manufacture installation instructions for winterization that
includes drain ports and blowout ports.

e The RPZ must be installed a minimum of 12-inches above FINISHED grade.

e Attached is a handout that addresses winterization installation requirements to assist with this.

e A plumbing permit is required.

e The assembly must be tested after installation with results recorded on the City of Novi test report form.
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July 14, 2025

Dan Commer

Planner — Community Development
City of Novi

45175 Ten Mile Road

Novi, M| 48375

Submitted electronically to dcommer@cityofnovi.org

Re: Cadillac of Novi Revised Preliminary Site Plan Woodland and Wetland Review (JSP25-07)
Dear Dan,

Merjent, Inc. (Merjent) has conducted a review of the revised preliminary site plan (rPSP) for the Cadillac
of Novi Project (Project), prepared by Nowak and Fraus Engineers (Applicant; NF rev. date 6/23/2025).
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 Grand River Avenue and Meadowbrook Road (parcel
50-22-24-100-051) in Section 24 of the City of Novi (site). The site contains City-regulated woodlands
(Figure 1) and City-regulated wetlands (Figure 2).

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

Merjent conducted an initial PSP review on May 7, 2025 and found deficiencies in the wetland and woodland
portions of the site plan.

Woodlands

Woodland Recommendation: Merjent recommends approval of the Cadillac of Novi rPSP. Additional
Woodland Review comments have been provided to meet the requirements of the Woodland Protection
Ordinance. The following Woodland Regulations apply to this site:

Woodland Regulation Required
Woodland Permit (Chapter 37, Section 37-26) Not Required
Tree Replacement (Chapter 37, Section 37-8) Not Required
Tree Protection (Fence; Chapter 37, Section 37-9) Required
Woodland Conservation Easement (Chapter 37-30[e]) Already in Place

Woodland Review Comments

1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are
present onsite. Note that both the woodlands and property limits depicted on the City map are
considered approximations (Figure 1). Additionally, a wetland and woodland conservation easement
is present on-site (map provided in Pre-application Review).
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2. Note that both the woodlands and property limits depicted on the City map are considered
approximations (Figure 1). Merjent conducted a site visit on April 29, 2025 and an additional site visit
on July 1, 2025 to verify conditions on the updated site plan. Select photos from the site visits are
included in Attachment A.

3. 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.

- The applicant has updated the provided site plan to reflect surveyed trees adjacent to the parking
lot expansion. A tree inventory list is included on Sheet C1.

4. 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. Additionally, pursuant to the City of Novi Landscape
Design Manual and Section 5.5 of the City of Novi Zoning Ordinance, All trees 8” dbh or greater within
50 feet of construction shall also be included in the tree survey.

- The applicant has updated the tree survey to include trees located north of the proposed parking
lot expansion.

5. 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 impacts are proposed to any non-regulated trees larger than 36 inches DBH.

6. The plan will not impact regulated trees in woodlands/conservation easement areas. A Woodland Use
Permit is required to perform construction on any site containing regulated woodlands. Therefore, a
Woodland Use Permit is not required for this project because no tree removals are proposed.
Additionally, no tree replacements will be required for the project.

- The applicant has stated that three replacement trees will be required. The applicant is encouraged
to provide additional trees, but based on Merjent’s review, the three trees proposed for removal are
outside of regulated woodlands and outside of the conservation easement boundary.

7. Critical root zone. Accurate critical root zones must be depicted on the site plan for all regulated trees
within 50 feet of the proposed grading or construction activities. Section 37-2 defines a critical root zone
as a circular area around a tree with a radius measured to the tree’s longest dripline radius plus one
foot.

a. Requested Edit: via on-site verification, no driplines of trees are located directly above the
proposed parking lot expansion. However, the applicant should revise the final site plan
submittal to clarify that the Tree Line also encompasses the critical root zone of trees.

Hnerjent[‘,
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8. A woodland fence guarantee of $6,000 ($5,000 x 120%) is required per Chapter 26.5-37. The

Wetlands

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.

Wetland Recommendation: Merjent recommends approval of the Cadillac of Novi rPSP based on the
comments provided below.

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 Pre-app Review). NWI and MIRIS wetlands are identified by the associated governmental bodies’

interpretation of topographic data and aerial photographs.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website (Provided

in Pre-app Review).

Permits and Regulatory Status

Due to the comments below, the following wetland-related items will be required for this project:

Item

Required/Not Required

Wetland Permit (specify Non-minor or Minor)

Not Required

Wetland Mitigation

Not Required

Environmental Enhancement Plan

Not Required

Wetland Buffer Authorization

Not Required

EGLE Wetland Permit

Likely Not Required*

Wetland Conservation Easement

Already in Place

*EGLE is the final authority over wetlands and water resources in the State of Michigan.

Wetland Review Comments

1. The rPSP has been updated to reflect that one wetland is in proximity to the proposed parking lot

expansion. No impacts are proposed to the delineated wetland.

In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section

3.6(2)(M) of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all
districts a wetland and watercourse setback, as provided herein, unless and to the extent, it is
determined to be in the public interest not to maintain such a setback. The intent of this provision is to

Hnerjent[‘,

require a minimum setback from wetlands and watercourses". The established wetland and
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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 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.

- The applicant has updated the rPSP to show the 25-foot wetland setback. No impacts are

proposed to the 25-foot wetland setback.

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.

Joter Damoty

Jason DeMoss, PWS
Environmental Consultant

Enclosures:

Figure 1 — City of Novi Woodlands Map
Figure 2 — City of Novi Wetlands Map
Attachment A — Site Photos

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

rmerjentw
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City of Novi Woodlands Map
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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.
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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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Overview of open water/wetland on-site
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PLANNING COMMISSION MINUTES - EXCERPT AUGUST 20, 2025




¥ L PLANNING COMMISSION

MINUTES
CITY OF NOVI
Regular Meeting
August 20, 2025 7:00 PM

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

CALLTO ORDER

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

ROLL CALL
Present: Chair Pehrson, Member Lynch, Member Dismondy, Member Avdoulos, Member
Roney. Member Verma
Staff: Barbara McBeth, City Planner; Elizabeth Saarela, City Aftorney; Lindsay Bell,
Senior Planner; Dan Commer, Planner; Rick Meader, Landscape Architect
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 August 20, 2025
Planning Commission Agenda.

VOICE VOTE ON MOTION TO APPROVE THE AUGUST 20, 2025 PLANNING COMMISSION AGENDA MOVED BY
MEMBER LYNCH AND SECONDED BY MEMBER AVDOULOS. Motion carried 6-0.

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. JSP25-07 CADILLAC OF NOVI
Public Hearing at the request of Cadillac of Novi for Planning Commission’s recommendation to
City Council to consider a Preliminary Site Plan with an amended Special Development Option




Concept Plan, Section 9 Facade Waiver, and Stormwater Management Plan in the GE, Gateway
East zoning district. The subject property totals 6.77 acres and is located on the northeast corner
of Grand River Avenue and Meadowbrook Road (Section 24). The applicant is proposing a 4,174
square foot building addition, expand the parking lot, and update the building facade and
signage.

Planner Dan Commer stated that the subject property is a Cadilac dealership located on the northeast
corner of Grand River and Meadowbrook Road in the Gateway East district. The infent of the Gateway
East district is to encourage high-quality and distinctive development that will complement and support
the City’s Main Street/Town Center area. It is the further intent o create a Special Development Opftion
(SDO) to provide greater flexibility for the achievement of the objectives of the GE district.

Future Land Use promotes the Town Center Mixed-Use district for the properties located along Grand River
to the west and south, and Industrial, Research, Development, and Technology to the east and north.
There are protected Woodlands and Wetlands on-site that are covered by existing conservation
easements, and the proposed improvements as presented do not impact these natural features.

Planner Commer stated the site was originally approved for a Hummer Dealership utilizing the Special
Development Option (SDO) in the Gateway East District, and the SDO agreement was later amended o
change the use to a Cadillac Dealership. If approved this would be the 5" amendment to the SDO
agreement.

The proposed 4,174 square-foot building addition includes a service area with twelve bays, and an office
area for service writers. The zoning ordinance limits the size of retail buildings fo 20,000 square feet in the
Gateway East district; however City Council has previously approved an addition that exceeded the
maximum permitted square footage. The amended SDO agreement will need to reflect the new floor
areq, if a deviation for this standard is approved by the City Council. Additionally, the existing parking lot
will be removed and replaced with new parking lot islands and expanded to accommodate 20
additional spaces for inventory vehicles. A new parking area at the southeast corner of the property is
proposed. The plan proposes 136 parking spaces for employees and visitors and 134 inventory spaces.

An update to the building facade and signage is also proposed. The applicant is requesting a Section 9
Facade Waiver for underage of brick and overage of Flat Metal Panels and for a “Display Frame” that
outlines the showroom windows with integrated LED lighting. The applicant has acknowledged in their
response letter that they understand that the use of intense exterior accent lighting is prohibited by the
ordinance, and what they have proposed is intfended to be a constant soft light that produces a glowing
effect around the showroom exterior glass. If approved by City Council, it will be included in the
amendment to the SDO agreement.

Finally, the applicant is requesting three landscape waivers which are supported by staff as highlighted
in the Motion Sheet.

The Planning Commission is asked to recommend approval or denial to the City Council for an amended
Special Development Option Concept Plan, Preliminary Site Plan, Section 9 Facade Waiver, and
Stormwater Management Plan. Representatives for the applicant are present to discuss the project and
answer any questions. Staff is also available for questions.

Chair Pehrson invited the applicant to address the Planning Commission.

Tim Wood with Nowak & Fraus Engineers thanked the Planning Commission for the opportunity to present
the Cadillac of Novi project. He stated it is a great opportunity to be involved in the process and see the
vision for this property come to fulfillment. Also in attendance were Colin Schiefler with DP Fox representing
the owner and architect Andrew Ashbey with Studio Detroit.



Mr. Wood expressed he would like to thank Planner Commer for his presentation summarizing the project.
He stated this project represents a significant investment in the property in bringing it up fo current
standards. He stated the team is excited to be here tonight and is available to answer any questions.

Chair Pehrson opened the public hearing and invited members of the audience who wished to speak to
approach the podium. Seeing, no one and confirming there was no correspondence received, Chair
Pehrson turned the matter over to the Planning Commission.

Member Lynch stated the findings must be that it fits info the area and he believes it does. He expressed
he does not have an issue with the increase in square footage or the waiver of the community impact
statement. Furthermore, the landscape looks appropriate. As far as the facade waiver, it was stated the
freshening is welcome. Member Lynch stated he is in favor of the project.

Member Dismondy stated he is in favor.
Member Verma stated he had no comment.
Member Roney stated he had nothing further to add.

Member Avdoulos stated he appreciates the design and theme presented. He expressed that the brick
coursing of the existing building is not favorable. He stated the freshening is contextual with what is
happening on that corner, and this is a great opportunity for refurbishment and ufilization of an existing
building.

Motion to recommend approval to the City Council for an amended Special Development Opftion
Concept Plan made by Member Avdoulos and seconded by Member Lynch.

In the matter of JSP 25-07 Cadillac of Novi, motion to recommend approval to the City Council for
an amended Special Development Option Concept Plan based on and subject to the following:
1. City Council finding that the proposed use exemplifies the intent of the GE District as stated
in Section 3.1.16.A, to allow a use in the GE District listed elsewhere in the Zoning Ordinance
provide certain criteria, including those identified below are met:

a) The proposed use incorporates a predominant physical component of the
development that provides a unique eniry feature along Grand River for the GE
District, characterized by a distinct, high profile appearance, given that the
architecture of the modified building and additions offers a distinctive presence on
this corner.

b) The proposed use is compatible with, and will promote, the uses permitted with the
GE District and SDO, as this property has demonstrated compatibility with adjacent
properties as a vehicle dealership over many years.

c) The proposed use is designed in a manner that will result in traffic and pedestrian
safety, consistent with the adjoining pedestrian and vehicular thoroughfares, as
there is no significant change to the traffic flow on the site or the surrounding
thoroughfares since the original SDO Agreement and Concept Plan, and previously
amended SDO Agreement and Concept Plans were approved many years ago.

2. That, relative to other feasible uses of the site, the proposed use and concept plan, meets
the criteria listed in Section 6.2 of the Zoning Ordinance, including,

a) 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 serve existing and planned uses in the
areqa, as the plan provides relatively minor modifications to the existing building
and site.

b) The proposed use is compatible with the natural features and characteristics of the
land, including existing woodlands, wetlands, watercourses and wildlife habitats,
as identified in the staff and consultant review letters.



c) 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, as has been demonstrated through many years of use as an
automotive dealership.

3. The applicant has demonstrated compliance with the conditions listed in Section 3.12.3.B
of the Zoning Ordinance, such as:

a) Based upon proposed uses, layout and design of the overall project, the proposed
building facade treatment, the proposed landscaping treatment and the proposed
signage, the Special Development Option project will result in a material
enhancement to the area of the City in which it is situated, as identified in the initial
approvals of the SDO Concept Plan and Agreement, and as identified in the staff
and consultant review letters.

b) The proposed development shall not have a materially adverse impact upon the
Master Plan for Land Use of the City, and shall be consistent with the intent and spirit
of this Section, as identified in the staff and consultant review letters.

c) Each particular proposed use in the development, as well as the size and location
of such use, shall result in and contribute to a reasonable and mutually supportive
mix of uses on the site, and a compatibility of uses in harmony with the surrounding
area and other downtown areas of the City as the project has been developed for
several years for a similar use, and the expansions proposed for the showroom and
service areas have demonstrated compatibility and harmony with the surrounding
area.

d) The proposed development shall be under single ownership and/or control such
that there is a single person or entity having responsibility for completing the project
in conformity with this Ordinance.

4. Applicant providing the amended Special Development Option prior to consideration by
the City Council.

5. City Council Deviation from Section 3.12.5.G to increase gross floor area to 29,636 sf from
25,452 sf. The Zoning Ordinance limits the size of retail buildings to 20,000 square feet in
the Gateway East District. Supported by staff as The City Council had previously
approved an addition that exceeded the maximum permitted square footage.

6. Deviation from Section 3.12.7.c.2.d to allow a waiver of a Community Impact Statement.
Supported by staff since this is a minor modification from the initial approval.

7. Landscape deviation from Section 5.5.3.B.ii and iii for deficient greenbelt width along
Meadowbrook. Supported by staff as an existing condition.

8. Landscape deviation from Section 5.5.3.B.ii and iii for lack of greenbelt berms along both
frontages. Supported by staff as a wall provides screening along Grand River and a hedge
is proposed to serve as the original plans’ hedge did)

9. Landscape deviation from Section 5.5.3.D for deficiency in foundation landscaping for
building addition. Supported as the entire building has sufficient landscaping area.

10. City Council consideration of signage as proposed by the applicant.

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

This motion is made because the plan is otherwise in compliance with Article 3, Article 4, and
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.

ROLL CALL VOICE VOTE TO RECOMMEND APPROVAL TO THE CITY COUNCIL FOR AN AMENDED
SPECIAL DEVELOPMENT OPTION CONCEPT PLAN MADE BY MEMBER AVDOULOS AND SECONDED BY
MEMBER LYNCH. Motion carried 6-0.

Motion to recommend approval to the City Council of the Preliminary Site Plan made by Member
Avdoulos and seconded by Member Lynch.



In the matter of JSP 25-07 Cadillac of Novi, motion to recommend approval to the City Council of
the Preliminary Site Plan based on and subject to the following:

1. Deviation from Section 3.12.5.G to increase gross floor area to 29,636 sf from 25,452 sf. The
Zoning Ordinance limits the size of retail buildings to 20,000 square feet in the Gateway
East District. Supported by staff as The City Council had previously approved an addition
that exceeded the maximum permitied square footage.

2. Deviation from Section 3.12.7.c.2.d to allow a waiver of a Community Impact Statement.
Supported by staff since this is a minor modification from the initial approval.

3. Landscape deviation from Section 5.5.3.B.ii and iii for deficient greenbelt width along
Meadowbrook. Supported by staff as an existing condition.

4. landscape deviation from Section 5.5.3.B.ii and iii for lack of greenbelt berms along both
frontages. Supported by staff as a wall provides screening along Grand River and a hedge
is proposed to serve as the original plans’ hedge did)

5. landscape deviation from Section 5.5.3.D for deficiency in foundation landscaping for
building addition. Supported as the entire building has sufficient landscaping area.

6. Applicant providing the amended Special Development Option prior to consideration by
the City Council.

7. City Council consideration of signage as proposed by the applicant.

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

This motion is made because 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 TO RECOMMEND APPROVAL TO THE CITY COUNCIL OF THE PRELIMINARY
SITE PLAN MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. Motion carried 6-0.

Motion to recommend approval to the City Council of the Section 9 Facade Waiver made by Member
Avdoulos and Seconded by Member Lynch.

In the matter of JSP 25-07 Cadillac of Novi, motion to recommend approval to the City Council of
the Section 9 Facade Waiver based on and subject to the following:

a. Section 9 Fagcade waiver for an underage of brick on the South (front) facade of the high-
visibility buildings (0% proposed, 30% required), and an overage of Flat Metal Panels on South
(front) and East facades (100% proposed (South) and 51% proposed (East), 50% Maximum),
because the angled profile of the Flat Metal Panels will provide an interesting architectural
effect that would not otherwise be enhanced by strict application of Fagade Ordinance
requirements.

b. Section 9 Facade waiver for the “Display Frame” that outlines the showroom windows will
feature integrated LED lighting, subject to the condition that intense colors and/or flashing
lights are prohibited, because it will enhance the nighttime appearance of the building.

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

This motion is made because the plan is otherwise in compliance Sections 5.15.6 & 7 of the Facade
Ordinance and all other applicable provisions of the Ordinance.

ROLL CALL VOICE VOTE TO RECOMMEND APPROVAL TO THE CITY COUNCIL OF THE SECTON ¢
FACADE WAIVER MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. Motion carried
6-0.
Motion to recommend approval to the City Council for the Stormwater Management Plan made by
Member Avdoulos and seconded by Member Lynch.



In the matter of JSP 25-07 Cadillac of Novi, motion to recommend approval to the City Council for
Stormwater Management Plan based on and subject to the following:
a. The findings of compliance with Ordinance standards in the staff and consultant review
letters, and the conditions and items listed in those letters being addressed on the Final Site
Plan.

This motion is made because the plan is otherwise in compliance with Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance.

ROLL CALL VOICE VOTE TO RECOMMEND APPROVAL TO THE CITY COUNCIL FOR THE STORMWATER
MANAGEMENT PLAN MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. Motion
carried 6-0.

2. J724-43 MARIELLA ESTATES PRO PLAN WITH REZONING 18.750
Public hearing at the request of Braciole Brothers, LLC for Planning Commission’s recommendation
to City Council for a Zoning Map Amendment from Residential Acreage to R-1 One-Family
Residential with a Planned Rezoning Overlay. The subject site is approximately 9.4 acres and is
located west of Garfield Road, on the north side of Eight Mile Road (Section 31). The applicant is
proposing to develop 10 single family lofs.

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

The current zoning of the property is Residential Acreage. The properties to the north, east and west are
also zoned RA, but have developed under the Residential Unit Development option, or RUD.

The Future Land Use Map identifies this property and those around it as Single Family. The density map
shows a maximum planned density of 0.8 dwellings per acre.

The natural features map does not show any regulated features on the property, however current and
historic aerial photos show a pond feature in the southeast corner of the property, which is a City-
regulated wetland. The tree survey also indicates a few frees that are greater than 36-inches in diameter,
which are regulated by the woodland ordinance.

Planner Bell stated the applicant had wanted to use the RUD option, which is how the adjacent Ballentyne
and Parc Vista developments were approved, however that option requires a minimum site size of 20
acres. Therefore, they have proposed to utilize the Planned Rezoning Overlay to rezone the property to
R-1 One Family Residential to achieve a similar development. The PRO plan shows 10 single family lofs.
The development is accessed by a private gated street with one entrance off Eight Mile Road. While not
required in the R-1 district, they have proposed a 20-foot landscape buffer around the lots to make the
development more consistent with the Ballentyne and Parc Vista developments. The developer has also
committed to a contribution of $40,000 to be used on improvements to the nearby ITC Park should the
development proceed.

Planner Bell referenced a chart which showed the proposed Mariella Estates would have very similar
minimum and average lot sizes to the surrounding developments, with the smallest lots being 2 acre and
the largest being almost % acre. No facade elevations have been provided, but the applicant indicates
these will be custom-built homes that would need to comply with ordinance standards at the time of plot
plan review for individual lots. Underground detention is proposed to manage stormwater.

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



Novi Public Library

Memo

To: Mayor Justin Fischer and Novi City Council Members
From: Julie Farkas, Library Director

Mark Sturing, Library Board President

cc: Victor Cardenas, City Manager
Date: December 4, 2025
Re: Novi Library Future Finances

This memo serves as an update to the information provided to the City Council on April 16, 2025.

Back in April, the Library Board and Director addressed a misunderstanding with the Library’s finances that was
reported during the budget approval process. At that time, the Library Board and Director also brought to City
Council’s attention the need to consider future operational and capital funding for the Novi Public Library based
on the current 25/26 budget and projected budgets that were provided through 29/30.

When the new Library was approved by Novi residents in 2007, an increase in operational costs to operate the
building was not requested. A bond was for building costs only. The footprint for the Library was going from
approximately 24,000 sq. ft. to 59,000 sq. ft. It was understood that any additional costs for the new library
building, during the next ten to twelve years, would need to come from fund balances. It has now been over
fifteen years and based on the incredible use of the building, averaging over 1,000 visits per day, it is time to
begin addressing infrastructure needs. The debt service for the Library’s current building bond will expire in
2026-2027 (October 2026).

During Strategic Planning in 23/24, Novi Public Library was compared to other neighboring public libraries and it
was found that the average library operational cost was $76.00/year/resident versus Novi’s operational cost of
$56.00/year/resident. The Library Board and Director have been cautiously utilizing the reserves in the fund
balance to offset expenditures when needed, and for the first time, the amount has been greater than in
previous years, as well as projecting much larger expenditures in the future.

This summer, the Library Board and Director met with Patrick McGow, from Miller Canfield, and City Manager,
Victor Cardenas, to discuss millage options for the Library. In that meeting, it was brought to our attention that
“‘when the Library Debt millage drops off entirely in 2027, the Act 164 could be increased to approximately
0.3471 mills to maintain the same overall millage level for Library purposes” (See letter dated August 28, 2025
from Patrick McGow, Miller Canfield).

Actions taken by the Library Board and Director since April 2025:

o Areserve study was conducted in June 2025 to determine future capital costs for the Library. A detailed
plan has been provided to the Library that will help guide the Library Board and Director over the next



twenty years for building improvements, replacements and upgrades. See report attached. Thank you to
Council member, David Staudt, for giving us guidance on obtaining a consultant for reserve study
purposes.

In the next five years, the following capital necessities for the library building will need to be addressed
by the Library Board pursuant to the reserve study (these are estimated costs that have not gone out for

bid):
» Main door replacement (25/26) $100,000
» Automated Return System (25/26) $129,000
SUBTOTAL $229,000
» Carpet replacement: public areas (27/28) $350,000
» Painting/Wallcoverings replacement: public areas (27/28) $60,000
» Youth Area Renovation/upgrade (27/28) $350,000
Currently in a one-year fundraising campaign for $65,000; already have received over 60% of the goal
» Magazine/Newspaper Renovation (27/28) $26,000
SUBTOTAL $786,000
» HVAC Mechanical: air handlers, fan motors, heating/cooling coils, water pumps, backflow
preventers (30/31) $1,200,000
» Mechanical: boilers (30/31) $200,000
SUBTOTAL $1,400,000
Estimated Total Costs: $2,415,000

¢ The Library Board and Director will begin to allocate funds specifically for upcoming capital projects and
place them in reserve for future use based on the reserve study recommendations. This will be effective
in the 26/27 budget. This amount is projected at $224,700.

Operational Measures Taken Thus Far by Library Board and Director since April 2025:

e The Library reviewed its current personnel needs. Currently, the Library has 24 full-time positons and
approximately 40 part-time positions as of December 2025. A retirement will occur in December 2025
and the full-time position will not be replaced in a full-time capacity. There are no additional positions
being added to the organization, and when full-time positions are vacated, these positions are being
reviewed for its need in the organization.

e The Library reviewed its current state and federal funds that could impact services for the public. At this
time, the state has not reduced the state funding that the Novi Public Library receives. State funding was
reported as flat for the current fiscal year 25/26. State funding amounts to approximately $69,000
annually, which is less than .02% of revenue received.

e The Library Board reviewed the current 25/26 budget for the Library. As of September 11, 2025 (1t
Quarter Amendment to Library Budget), the Library is reporting a fund balance need of $283,077.29 to
balance the current expenditures to revenue, instead of $620,242 that was first approved and reported in
February 2025.

e Areview of current programming and service statistics to reduce the amount of events and resources
that are currently being offered by the Library has not been completed.

o Areview of the current usage of the Library to consider a reduction in public hours has not been
completed. The Library is currently open 66 hours per week, Monday — Sunday.

e Areview of current staffing needs to consider future reductions has not been completed.

Action Taken by the Library Board on September 11, 2025:



On September 11, 2025, the Library Board’s Finance Committee made a recommendation to the full library
board to approve: to request that Novi City Council approve an additional capital and operating millage in the
amount of .2000 mills for the Library beginning in the year after the expiration of the approximate .3471 millage
for the construction of the Library building. The recommendation was approved.

Impact to Novi Residents as it Relates to Their Tax Bill: Taxes Levied in July Annually
*numbers provided by City of Novi Finance Dept.

25/26: Current Annual Tax Levy for Building Bond at .3471 mills (July 2025) $1,764,049
26/27: Residents will pay off the building bond at .04077 mills (October 2026) $221,044
Request from Library Board to City Council for .2000 mills (July 2026) $1,084,409
26/27: TOTAL .24077 mills (reduction of .10633 from Building Bond) $1,305,453
27/28: Additional capital and operating millage at .2000 mills annually $1,117,000

(reduction of .04077; includes an inflation increase of 3%)

28/29: Consistent additional capital and operating millage at (.2000 mills) annually $1,150,500
(Compound 3% on top of 27/28)

If the .2000 is approved by City Council, the Library would still hold its total millage needs under 1.0 mills at
approximately .9285 mills for full operational and capital needs, however as we know, Headlee rollback impacts
this annually. This would satisfy a three prong approach to current capital needs, future capital needs and
increasing operational needs for the Library, thus equating to about half of the total millage that could be
authorized for library purposes based on Public Act 164 and Current City Charter.

The City of Novi’s Fund Balance Policies, adopted by resolution on September 26, 2011, provides “in the event
the level of expenditures exceeds the estimated appropriations, the City will create a plan to replenish fund
balance/reserves within three years by controlling operating expenditures, adjusting operations and/or
dedicating excess or specific revenue sources.” The Library Board and Director recognize and agree with this
policy and recommend an increase in the Library’s millage in the amount of .2000 mills as set forth in this memo.

The Library Board and Director will submit its annual budget for 2026/2027 and future projections for 2027/2028
and 2028/2029 following two study sessions scheduled in January and February 2026, and will look forward to a
future discussion to address the Library’s needs.

On behalf of myself and the Library Board, | want to thank the City Council for its continued support of the Novi
Public Library.



Novi Public Library

Memo

To: Mayor Justin Fischer and City Council Members

From: Julie Farkas, Library Director and Mark Sturing, Library Board President
cc: Victor Cardenas, City Manager

Date: Wednesday, April 16, 2025

Re: Library Budget for Fiscal Year 2025-2026

This memo is intended to explain the upcoming 2025-2026 budget information for accounts 271 and
272 as it pertains to the Novi Public Library.

The Library Board unanimously approved its 2025-2026 budget on February 13, 2025. The budget
for 2025-2026 shows the potential usage of fund balance in the amount of $620,242 to offset the
expenditures. The Library Board and Library Director is aware of this potential usage and the usage
of additional fund balance in future years.

There was a mistake in communication by the Library Director with the City Finance Dept. that did
not call out a budget report error (located on page 38 of the 2025-2026 Recommended Annual
Budget & Financial Plan) when the budget was presented during final review. The report shows an
ending fund balance of $2,515 for the projected 2027-2028 fiscal year. This is inaccurate as a year-
end budget for 3rd quarter and a 4th quarter amendment is always submitted to show final budget
results. We understand this has caused great concern for the City Council when reviewing this page
of the City budget.

Based on the approved budgets that were submitted to the City Finance Dept. on February 13,
2025, there is an additional estimated year-end savings in fiscal year 2024-2025 of approximately
$118,000. With the year not complete, the Board and Director are planning for at least an additional
$100,000 in savings in personnel and operational costs. The Board and Director are also watching
other expenditure budget lines for savings.

Annually, when budgets are created for the Library, Library Administration takes into account all
positions being filled for the full fiscal year, all projects being completed by end of year and all
expenses to come in on target based on past years’ data. This is being watched carefully by the
Library Board and Director. Over the past few years as the building has aged, the Library has



experienced rising costs for HVAC repairs, elevator upgrades and repairs, building cleaning, book
collections (both in print and digital) as well as many needed upgrades to the library’s technology
systems (firewall, security camera system, Wi-Fi upgrades). The concern for these rising operational
costs have been shared with City Leadership and members of City Council over the past few years
knowing operational costs were continuing to rise and the need to ask for additional support would
be needed in the future.

The Library Board and Director provide a “worst case scenario” for the budgets annually so that
there are no surprises during the year. The Library Board and Director look at projects that can be
held off if costs are of concern, and detailed conversations occur with all Library Board members
during budget sessions to determine the needs of the Library. The 272 Library Contributed Fund has
been historically used for large capital projects such as annual parking lot resurfacing, furniture
replacement in the public areas of the library, a Teen Area renovation, etc. This account has a
current fund balance of $1.5 million. In the 2025-2026 budget there are plans for a replacement of
the Automated Materials Handling System (AMHS), which is fifteen years old, technology
replacements for public areas, furniture replacement and an architect review of the main entrance
lobby for heating concerns.

When the new library was approved by Novi residents in 2007, an increase in operational costs to
operate the building was not requested. A bond was for building costs only. The footprint for the
Library was going from approximately 24,000 sq. ft. to 59,000 sq. ft. It was understood that any
additional costs for the new library building, during the next ten to twelve years, would need to come
from fund balances. It has now been over fifteen years. The Library Board and Director have been
cautiously utilizing the reserves in the fund balance to offset expenditures when needed, and for the
first time, this amount has been greater than in previous years, as well as projecting larger needs in
the future.

Current Plan of Action:

e Avreserve study is being conducted in June 2025 to determine future capital costs for the
Library.

e The Library currently has 23 full-time positons and 40 part-time positions. There are no
additional positions being added to the organization.

e Review current programming and service statistics to reduce the amount of events and
resources that are currently being offered by the Library, if necessary.

e Review the current usage of the Library to consider a reduction in public hours, if necessary.

e Review current state and federal funds that could impact services for the public.

At this time, the Library Board and Director are bringing to City Council’s attention the need to
consider future operational funding for the Novi Public Library. The debt service for the current
building bond will expire in 2026-2027. We are requesting a portion of those funds to be reallocated
for operational purposes. The Library Board and Director do not feel the full amount of
approximately $1.6 million, which is currently being collected from residents is necessary. The
Library Board and Director will provide a more detailed cost analysis following the completion of the
reserve study. The Library Board and Director have appreciated the many discussions with council
members and city staff over the past few years regarding this need for additional funding.
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August 28, 2025

Victor Cardenas Ms. Julie Farkas

City Manager Library Director

City of Novi Novi Public Library
45175 W. Ten Mile Road 45255 W. Ten Mile Road
Novi, MI 48375-3024 Novi, MI 48375-3024

Re:  City of Novi Library Millage for Novi Public Library
Dear Victor and Julie:

This letter is intended to confirm our discussions regarding millage options for the Novi
Public Library (the “Library”). We had previously discussed whether and how the City of Novi
(the “City”) could levy additional taxes to pay to support the operations and/or capital
improvements at the Novi Public Library.

In 2025, the City levied 0.7285 mills for the Library, which is authorized pursuant to the
City Charter Section 9.1(c) — “For Novi Public Library — one tenth of one percent (1 mill).” The
1 mill charter millage authorization for the Library has been rolled back to 0.7285 mills pursuant
to the operation of the Headlee Amendment rollbacks. This millage is currently being levied at
the maximum rate allowed and is authorized to be levied in perpetuity by the City Charter.

In addition, in 2025 the City levied 0.3471 mills for Library Debt millage to pay the debt
service on the City’s Unlimited Tax General Obligation Bonds approved by the voters at the
November 6, 2007 election, which were refinanced in 2016 (the “Library Bonds™). This millage
authorization will expire with the July 1, 2026 levy as the Library Bonds will be fully paid in
October 2026. This millage authorization is limited to the amount necessary to pay debt service
on the Library Bonds in the next fiscal year, and it cannot be extended beyond 2026 since the
Library Bonds will mature in October 2026.

There is another source of authority for the City to levy taxes to support the Library. Act
164, Public Acts of Michigan, 1877, as amended (“Act 164”), authorizes cities to establish and
maintain public libraries. Section 1(1) of Act 164 authorizes the city council to levy a tax of not
to exceed 1 mill for library purposes. MCL 397.201. In addition, the City Council may increase
the tax levied by not to exceed 1 additional mill if approved by a majority of the voters voting on
the question at an election. Section 1(2) states that the tax levied under that section shall be “in
addition to any tax limitations imposed by a city charter.” This means that regardless of what tax
levy a City Charter authorizes for library purposes, if any, Act 164 authorizes up to 2 mills for
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library purposes which do not count against the City Charter limitation. The first mill does not
require approval of the voters, but the second mill would require approval of the voters under Act
164.

The City Charter references the 1 mill library tax authorized by Act 164 in Section 16.1,
where it states “The Council shall have the power by ordinance to establish and maintain a public
library and reading room for the use and benefit of the inhabitants of the City in accordance with
and under the provisions of Act 164 of the Public Acts of 1877 for the State of Michigan [MCL
397.201 et seq., MSA 15.1661 et seq.], as amended, and may levy a tax of not to exceed one-tenth
of one percent (1 mill) on the dollar annually on all taxable property in the City, such tax to be
levied and, collected in like manner with other general taxes of said City and to be known as the
“library fund”.”

The Act 164/Section 16.1 library tax authorization of 1 mill is different than, and in
addition to, the City Charter 1 mill authorization found in Section 9.1. Section 1(2) of Act 164
states that the Act 164 millage is “in addition to any tax limitation imposed by a city charter.”
And the City Charter tax limitation section 9.1 states that the annual taxes authorized in Sections
9.1(a)-(f) are “exclusive of any levies authorized by general statute to be made beyond Charter
tax-rate limitations.” This exclusion of levies authorized to be made beyond Charter tax-rate
limitations would include the Act 164 library millage, Act 359 Advertising millage, and the
Library Debt millage.

Thus, in the future, the City has the ability to levy a tax rate of up to 1.7285 mills for library
purposes without a vote of the electors, but subject to Headlee rollback. This represents the 0.7285
mill which is the Charter millage under Section 9.1(c) and 1.0 mill under Act 164 which has
previously not been used. The tax revenues could be used for operations or capital projects. In
addition, the City could request voter approval of an additional 1.0 mill that would not count
against the Charter limit.

A question has been asked how the City could levy taxes for Library purposes at the same
level as the 2025 millage rates, after the Library Debt millage expires in 2026, and use those funds
for capital projects at the Library once the Bonds are paid off in 2026.

Since the City began levying the full Library Debt millage a few years after the Library
Bonds were issued, the City has historically levied the Library Charter millage and Library Debt
millage at rates ranging from a total of 1.15 mills down to its current level of 1.0756 mills. The
City Council has the authority to levy a portion of the Act 164 millage next year, without a vote
of the electors, so that the combined Library millage, Library Debt millage and new Act 164
millage is at that same level of 1.0756 mills. When the Library Debt millage drops off entirely in
2027, the Act 164 millage could be increased to approximately 0.3471 mills to maintain the same
overall millage level for Library purposes.
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Hopefully this letter addresses the issues we discussed. If you have any questions
regarding this letter, please contact me.

Very truly yours,

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

el u—

Patrick F. McGow

cc: Sabrina Lilla
Tom Schultz

44369709.2/065576.00096
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September 24, 2025

Board of Directors
Novi Public Library
45255 W 10 Mile Rd.
Novi, MI 48375

Re: Preliminary Reserve Study — Next Steps in the Process
Novi Public Library
Novi, Michigan

Dear Board of Directors:

Please find enclosed the preliminary reserve study. In this letter I will comment briefly on the
next steps required to finalize the reserve study.

Now that the preliminary report has been delivered, the next step is a collaborative review
process. I truly regard this process as a partnership in which all of us are working to provide
the best and most accurate reserve study possible. This process typically takes most
organizations about one to two months to complete. During that time, the Organization should
carefully read the preliminary reserve report and review the accompanying charts and graphs.
All comments are welcome. In particular, the Organization should make sure that all Reserve
Components have been accounted for and that the reserve fund balance information provided
to Michigan Reserve Associates has been presented back to the Organization accurately.

Please note that the reserve component list and cash flow pages located in the addenda of the
reserve study have been optimized for ledger-size paper. If you choose to print out the reserve
study, please print these pages on ledger-size paper to provide the most legible reading
experience. Alternatively, you can use the “zoom” function in the Adobe Acrobat reader to
adjust the pages to your specific needs on your video screen.

If at the end of the review process you decide that no changes are needed, then the
reserve study process is complete and no further communications are needed with
Michigan Reserve Associates.

However, if you wish to request changes to the reserve study, please submit questions and
comments in writing (email preferred) and reference the reserve study report’s page numbers
when relevant. Prior to submitting any requested changes, we request that the board review
our Reserve Study FAQ page, which can be accessed in the initial email delivering the
preliminary report as it is our experience that the vast majority of questions can be answered
by reviewing the information contained therein.
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All communications should be vetted internally and funneled through a designated point
person, such as a board member or property manager. It can get confusing if multiple people

request changes, especially if there is not common agreement from the Organization on what
those changes should be.

Sincerely,

Lisiol, (Gradior

Paul K.T. Conahan, MBA, RS

Assistance provided by:

Kai Conatanr

Kai B. Conahan, RS
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September 24, 2025

Board of Directors
Novi Public Library
45255 W 10 Mile Rd.
Novi, MI 48375

Re: “Full” Reserve Study
Novi Public Library
Novi, Michigan

Dear Board of Directors:

In fulfillment of our agreement as outlined in the letter of engagement dated January 26, 2025, we
are pleased to transmit this “Full” Reserve Study for the Novi Public Library. This report details the
development of our study and sets forth our conclusions, along with supporting data and reasoning
which forms the basis of our conclusions.

The conclusions in this Reserve Study are qualified by certain definitions, assumptions, limiting
conditions, and certifications which are set forth in the attached report.

The intended user of this report is the Novi Public Library. This study is to be used by the intended
user for the purpose of budgeting and long-term major repair and replacement planning. The scope
of work included in this study is unique to the intended use and intended user, and this report may
not be utilized for any other use or user.

This study complies with the standards promulgated by the Community Associations Institute (CAI)
for a “Full” Reserve Study. In addition, this study adheres to the applicable sections of the Uniform
Standards of Professional Appraisal Practice of the Appraisal Foundation, as well as the Code of
Professional Ethics of the Appraisal Institute.

This letter also confirms that Michigan Reserve Associates has provided the client with an option
to receive an Update With Site Visit reserve study within five-years of the date shown above.
This option provides the client with the right to receive an updated reserve study at a guaranteed
update price of $2,120 and this option may be used more than once in a five-year period.

Respectfully submitted,

W (oot Rt Conathan

Paul K.T. Conahan, MBA, RS Kai B. Conahan, RS
State Certified General Real Estate Appraiser
License No. 1201002454
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SUMMARY AND RECOMMENDED FUNDING PLAN

INTRODUCTION

A Reserve Study is a tool which anticipates major common area repair and replacement
expenses and develops a prudent Reserve Funding Plan to pay for these expenses. By its
nature, a Reserve Study must make assumptions about the future, which can sometimes be
unpredictable. However, by using meticulous research and analysis together with proven
methodologies, a well-executed Reserve Study provides organizations with valuable budget

planning information and guidance on upcoming long-term maintenance and repairs.

Novi Public Library directed Michigan Reserve Associates to do a “Full” Reserve Study. On

June 4, 2025 we performed an on-site noninvasive inspection.

A Reserve Study consists of two major components.

Physical Analysis Financial Analysis
* Component Survey and Inventory * Current Reserve Fund Status
* Assessment of Component Condition * Recommended Funding Plan
 Estimate of Useful Life, Effective Age,

Remaining Useful Life, and Replacement Cost

Novi Public Library consists of one building. The project was built between 2008 to 2010.

The Reserve Components were established based on interviews with representatives of the

Client. The following table provides an inventory of the reserve components:
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Inventory of Reserve Components

Reserve Component Inventory

Building Components

TPO Membrane Roof Cover; Replacement
Skylights; Replacement
Composite Faux Wood Siding; Replacement
Windows; Replacement
Carpet; Phased Replacement
Marmoleum Flooring; Replacement
Resilient Flooring; Stairwells; Replacement
Interior Walls; Phased Painting
Acoustic Panels; Replacement
Wallpaper; Replacement
Bathrooms; Public; Renovations
Bathrooms; Staff/Family; Renovations
Elevators; Modernization
Mechanicals; Chiller; 60 Ton; Replacement
Mechanicals; Chiller; 5 Ton; Server Room; Replacement
Mechanicals; Chillers; 2.5 Ton; Data Closets; Replacement
Mechanicals; Air Handlers; Fan Motors; Original; Replacement
Mechanicals; Air Handlers; Fan Motors; New; Replacement
Mechanicals; Air Handlers; Heating/Cooling Coils; Replacement
Mechanicals; Irrigation System; Sand Filters; Replacement
Mechanicals; Boilers; Replacement
Mechanicals; Hot & Cold Water Pumps; 5.5 HP; Replacement
Mechanicals; Backflow Preventers; Replacement
Mechanicals; Video Security System; Replacement
Mechanicals; Automatic Book Return System; Replacement
Mechanicals; A/V System; Replacement/Modernization Allowance
Mechanicals; Staff Area Tech Equipment; Updates
Fire Suppression; Control Panel; Replacement
Furniture; Staff Chairs; Replacement
Youth Area; Renovations
Magazine/Newpaper; Renovation
Staff Areas; Renovations
Site Components
Concrete Sidewalks (4"); Phased Partial Replacement
Stamped Concrete Patio; Replacement
Concrete Curbing; Phased Partial Replacement
Asphalt; Parking Area; Total Replacement
Pole Lights; Replacement
Street Signs; Replacement
Vehicles; Ford Transit; Replacement

Other Components
Reserve Study; Update (Guaranteed Update Price Years 1-5)

Quantities
Total

35,735 SF
344 SF
950 SF

5,273 SF
44,312 SF
1,346 SF
802 SF
29,099 SF
2,093 SF
2,304 SF
4 LOTS

4 LOTS

2 LOTS

1 UNIT

1 UNIT

2 UNITS
3 UNITS
1 UNIT

4 UNITS
2 UNITS
2 UNITS
4 UNITS
6 UNITS
1LOT

1 LOT
1LOT
1LOT

1 UNIT
47 UNITS
1LOT

1 LOT
1LOT

8,864 SF
7,210 SF
3,510 LF
77,395 SF
10 UNITS
6 UNITS
1 UNIT

1 UNIT

First Year of
Replacement

2035
2035
2040
2040
2027
2040
2040
2027
2040
2027
2032
2032
2035
2035
2047
2035
2030
2044
2030
2030
2029
2030
2030
2038
2045
2030
2030
2040
2040
2028
2028
2028

2030
2050
2030
2031
2040
2035
2035

2030

Life Analysis (Yrs.)

Normal

25
20
30
30
15
30
30
15
30
15
15
15
25
25
25
25
20
20
20
20
20
15
20
15
20
20
5
20
15
N/A
N/A
N/A

40-50

40-50

40-50
18
30
25
15

Remaining

10
10
15
15
2

15
15
2

15

25

15
10
10
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RECOMMENDED FUNDING PLAN

The purpose of this reserve study is to assist the client in developing the budget for the next
fiscal year. Since the next fiscal year for Novi Public Library commences July 1, 2026, the
reserve fund balance as of July 1, 2026 must be calculated to account for revenues and

expenses between the present date and the start of the new fiscal year.

According to information provided by the Client, the Novi Public Library reserve fund balance
as of July 1, 2026 will be $980,167. This balance was calculated by taking the reserve balance
of $1,642,748 as of September 11, 2025, then adding $39,706 in anticipated reserve revenue
until the end of the fiscal year, then adding $27,890 in earned interest until the end of the fiscal
year, and deducting $730,177 in anticipated reserve expenditures until the end of the fiscal

year. This calculation is shown below.

Projected Reserve Fund Balance as of — 07/01/2026

Reserve Fund Balance as of — 09/11/2025 $ 1,642,748
Plus Remaining Reserve Contribution Until End of Current Fiscal Year 39,706
Plus Estimated Interest From Reserve Funds Until End of Current Fiscal Year 27,890

Minus Remaining Reserve Expenditures Until End of Current Fiscal Year

Entry Door Renovations $ 100,000

Transfer to 271 Account 241,377

Automated Return System 129,000

25/26 Capital Expenditures* 259,800

Total Expenditures To Deduct (730,177)
Equals Projected Reserve Fund Balance as of — 07/01/2026 $ 980,167

*Includes technology, building parking lot, and furniture.

Using the current Reserve Contribution amount plus a typical 0% annual increase, the
projected Reserve Balance will remain positive until the year 2029-30, at which time there
will be a negative balance of $51,192. The Reserve Balance will be negative $5,823,914 by

the year 2050-51. This indicates that the current Reserve Balance and annual Reserve
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Contributions will be inadequate to fund the anticipated Reserve Expenditures (see “Reserve

Funding Plan Graphs” beginning on page V).

This Reserve Study calculates Reserve Expenditures based on local costs, estimated interest
which will accrue to the Reserve Funds collected, and accounting for projected future inflation

for materials and workmanship.

The following is our recommended Reserve Funding Plan Contributions for the duration of

the projection period, along with a snapshot of the current and Recommended Reserve

Contribution.
Recommended Annual Reserve Contributions
Recommended Additional Recommende( Recommended Additional Recommended
Year Reserve Contribution Reserve Contribution Year Reserve Contribution Reserve Contribution

2026-27 $ 224,700 $ = 2039-40 $ 329,800 $ =
2027-28 231,400 - 2040-41 339,700 -
2028-29 238,300 - 2041-42 349,900 -
2029-30 245,400 - 2042-43 360,400 -
2030-31 252,800 - 2043-44 371,200 -
2031-32 260,400 - 2044-45 382,300 -
2032-33 268,200 - 2045-46 393,800 -
2033-34 276,200 - 2046-47 405,600 -
2034-35 284,500 - 2047-48 417,800 -
2035-36 293,000 - 2048-49 430,300 -
2036-37 301,800 - 2049-50 443,200 -
2037-38 310,900 - 2050-51 456,500 -
2038-39 320,200 -

Snapshot of Current and Recommended Reserve Contributions

Annual

Amount
Projected Reserve Contribution at Start of Next Fiscal Yeare $ 39,706
Recommended Reserve Contribution at Start of Next Fiscal Year (Years 1-25 w/3%/Yr Increases) § 224,700
Amount Increase/(Decrease) Current vs. Recommended (Year 1) $ 184,994

e Based on the association's current budgeted Reserve Contribution plus 0% typical annual increase

MICHIGAN RESERVE ASSOCIATES
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The recommended year 2026-27 Reserve Contribution of $224,700 reflects an increase of
$184,994, relative to the projected historic Reserve Contribution. Starting with the
Recommended Reserve Contribution of $224,700 per annum, and then increasing the
Recommended Reserve Contribution by 3.0% per year, the Organization’s Reserves will
typically remain above zero as well as above the Threshold for all years shown (“Threshold”

is discussed in the next paragraph).

By following the recommended Reserve Contributions, the Organization will gradually accrue
a Reserve Fund which will provide the financial means to address the major Reserve
Component Expenditures which will arise in the future. The recommended Reserve
Contribution amount will provide adequate, but not excessive, levels of Reserves, while still
maintaining a reasonable Threshold Margin which suits the particular needs of the
Organization and will provide a “safety buffer” for unanticipated Reserve Expenditures which

are unpredictable but inevitable.

The following graph illustrates the year-end Reserve Fund balance using the Recommended
Reserve Funding Plan compared with the Organization’s current funding plan for the next 25

years.
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Reserve Balances - Historic vs. Recommended
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A Threshold (Risk Margin)

In order to ensure that significant overfunding or underfunding does not occur, we recommend
that the Novi Public Library update this Reserve Study every three to five years, or when any
major changes in the Physical or Financial analysis occur. Such changes include accelerated
Reserve Component Expenditures undertaken at the client’s discretion, addition
(construction) or demolition of Reserve Components, interest rate changes on reserve

investments, and changes in local building costs.
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INTRODUCTION AND METHODOLOGY

INTRODUCTION

A Reserve Study is a tool which anticipates major common area repair and replacement
expenses and develops a prudent Reserve Funding Plan to pay for these expenses. By its
nature, a Reserve Study must make assumptions about the future, which can sometimes be
unpredictable. However, by using meticulous research and analysis together with proven
methodologies, a well-executed Reserve Study provides organizations with valuable budget

planning information, and guidance on upcoming long-term maintenance and repairs.

There are three levels of service for Reserve Studies as espoused by the Community

Associations Institute.!

I) Full: A Full Reserve Study consists of the following:
* Component Inventory
» Condition Assessment (based upon on-site visual observation)
» Life and Valuation Estimates
* Reserve Fund Status

* Recommended Reserve Funding Plan

II) Update, With-Site-Visit/On-Site Review, consists of:
« Component Inventory (verification only, not quantification)
* Condition Assessment (based upon on-site visual observation)
« Life and Valuation Estimates
* Reserve Fund Status

* Recommended Reserve Funding Plan

IIT) Update, No-Site-Visit/Off-Site Review, consists of:

» Life and Valuation Estimates

1 “RS National Reserve Study Standards,” Community Associations Institute, April 2009, p. 2.
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* Reserve Fund Status

* Recommended Reserve Funding Plan

This is a “Full” Reserve Study. For simplicity, the terms “Full” Reserve Study and “Reserve

Study” will be used interchangeably following this section.

Typically, the Level I (Full Reserve Study) option is only required for an organization’s first
Reserve Study. This is our most comprehensive offering and should be used by organizations
which are ordering their first reserve study, or whose previous reserve study is so dated and/or
inaccurate as to require a “blank slate” approach to re-survey the various common element
components and their conditions. As part of our scope of work, we will thoroughly review
your maintenance schedule, and interview Board members and/or property management
representatives to determine what items should be included in the list of reserve components.
We will then estimate Useful Life, Remaining Useful Life, and Replacement Cost, all
documented and supported with color photographs. From this Physical Analysis we will then
perform a Financial Analysis which will account for your current reserve funding situation

and recommend an ongoing Reserve Funding Plan.

Level II (Update, With-Site-Visit/On-Site Review) reserve studies are recommended if the
organization is confident that the Reserve Components have been accurately surveyed, and no
major changes have occurred since the last Full Reserve Study. The scope of work includes
an on-site inspection to update Useful Life, Remaining Useful Life, Cost Figures, and

Financial Assumptions, but component quantities will not be re-surveyed.

When doing an “Update With Site Visit” assignment, the Reserve Component inventory is
not quantified. The quantification of reserve components as determined by the previous

reserve study will be assumed to be accurate.

Level III (Update, No-Site-Visit/Off-Site Review) reserve studies are useful when the
organization is confident that the Reserve Components have been accurately identified and

surveyed, but due to the minimal number of Reserve Components, and short-time period
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elapsed since the last Reserve Study, the organization does not feel an on-site inspection would
be required. In order to provide a credible reserve study, we only provide this type of reserve
study for existing clients, and our previous reserve study (with site visit) is less than five years
old. Narrative content of this type of Reserve Study is extremely limited, with most
communication occurring via an Executive Summary, charts and graphs (Reserve

Expenditures and Reserve Funding Plan).

When doing an “Update Without Site Visit” assignment, the Reserve Component conditions
are not visually confirmed and updated, and the Remaining Useful Lives of the Reserve
Components will typically be calculated based on the assumption that the actual time elapsed
since the previous reserve study is added to the effective age as determined in the previous
reserve study. The quantification of Reserve Components as determined by the previous

reserve study will be assumed to be accurate.

Novi Public Library directed Michigan Reserve Associates to do a “Full” Reserve Study. On

June 4, 2025 we performed an on-site noninvasive inspection.
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METHODOLOGY
The Physical Analysis precedes the Financial Analysis since we must first determine the
projected expenses before evaluating the Organization’s financial status to develop a

Recommended Reserve Funding Plan.

The Physical Analysis therefore starts with an inventory of Reserve Components. To establish
what items to include in our inventory, we reviewed the Organization’s recent Reserve
expenditures and conducted interviews with the Organization’s representatives to determine
if there are historical precedents which warrant inclusion in the Reserve Component

Inventory.

What Physical Assets Should be Included in an Inventory of Reserve Components?

Reserves are large items that require advance planning to repair or replace. Operating
expenses are ongoing, predictable expenses that repeat throughout the year or from year-to-
year, with modest unanticipated items typically covered by a maintenance contingency in the

budget, whereas larger items may be covered by additional assessments or insurance.

There is a national standard five-part test to establish whether an item should be funded
through reserves. First, the item must be a common element maintenance responsibility.
Second, the component must have a limited life. Third, the limited life must be predictable.
Fourth, the item must be above a threshold cost. Fifth, the item is required by local codes. A
sixth criteria is not part of the national standard but is inherent in the methodology used in this
Reserve Study. Only Reserve Components which fall within the 25-year time horizon are
included in our analysis. Therefore, Reserve Components presented in this Reserve Study are
organization responsibilities, major items, with limited and predictable lives which fall within
the 25-year projection period. Items such as foundations and major infrastructure components
are not included in reserves since they do not have limited useful life expectancies which can
be predicted. Small items, such as metal street signs are not considered Reserve Components

due to their nominal costs (i.e., they do not pass Test # 4 above).2

2 Ibid., p. 2.
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As it relates to the Organization, we suggested that items costing more than $25,000 and that
have a minimum predictable Useful Life of at least three years be considered Reserve
Components. The reason for this is that there should be a firewall between the reserve and
operating accounts so that reserve funds do not get treated as an extension of operating funds.
Reserve expenses are typically defined as being used for major repairs and replacements. We
are not lawyers, but we do recommend that the Organization adopt a clear definition of what

constitutes a Reserve Component which will be funded via Reserve Funds.

The flowchart on the following page graphically shows the process for determining whether

to include a component in the reserve study.
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FLOWCHART TO DETERMINE INCLUSION OF A COMPONENT IN THE RESERVE STUDY
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How are Useful Life and Remaining Useful Life Established?

Useful Life is estimated based on our experience with the Reserve Component, after
accounting for quality, expected maintenance, and weather exposure. Remaining Useful Life
is primarily a function of the current noninvasive observed condition. The complement of
Remaining Useful Life is Effective Age. Typically, Effective Age does not equal Actual Age
due to differences in quality, rate of wear, and degree of maintenance attention a particular
item receives. For Reserve Components where age characteristics are not readily visible (e.g.,
complex heating/cooling systems, elevators, security systems, etc.), we rely on interviews
with the Organization’s service vendor. If the vendor is no longer available, we use national

benchmarks, primarily from the Marshall & Swift cost estimating service.

How are Cost Estimates Established?

Whenever possible, we use recent historical information for Reserve Components which have
been replaced or repaired, since this gives an actual localized data point from which to
estimate future costs. Additional sources of information are comparisons with other
organizations for which we have performed work, as well as interviews with local vendors.
Costs are also compared with those published by Marshall & Swift to provide a feedback

mechanism to verify local vendor costs against national and regional cost data.
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How Much Reserves Should We Contribute?

We utilize three principles when developing a Recommended Reserve Funding Plan. First,
there must be sufficient cash on hand to handle the Reserve projects which arise. Second, we
seek to provide a stable rate of contribution since this makes it easier for the Organization to
plan its budgets year-to-year. Finally, the Recommended Reserve Funding Plan must be
fiscally responsible using reasonable and prudent financial assumptions with a risk profile

tailored to the client.3

What is Our Funding Goal?
There are four different funding goals which are independent of the methodology utilized.

These goals are:

1) Baseline Funding: Anticipated costs and their expected timing over the projection
period are calculated. The reserve contribution is then set to keep the reserve cash

balance above zero.

2) Full Funding: Setting a reserve funding goal of attaining and maintaining reserves at
or near 100% funded. For example, an organization would set aside $10,000 per year
for a component (e.g., roof) which will cost $100,000 to replace in 10 years. Full
funding is considered the most expensive (and therefore conservative) funding formula

since money for all reserve components is set aside and accounted for.

3) Statutory Funding: Establishing a reserve funding goal of setting aside the specific

minimum or regulatory amount of reserves requires by local statutes.

4) Threshold Funding: Establishing a reserve funding goal of keeping the reserve balance
above a specified dollar or percent funded amount. Depending on the threshold, this

funding goal may be more or less conservative than Full Funding.

3 Ibid., p. 4.
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With Baseline Funding, there is no margin for error, and if expenses are higher than budgeted,
or projects occur earlier than planned, additional assessments can occur, although this risk can

be somewhat alleviated by regular updates to the Reserve Study.

Statutory Funding is not recommended because there is no direct correlation between the
statutory minimum and the organization’s actual financial needs. For example, a statutory
10% minimum for the reserve contribution might be acceptable for a newer development with
relatively few common elements, and a properly developed maintenance and overall budget
plan. However, the 10% minimum might be wildly off the mark for an older development
with extensive common element obligations and a maintenance and overall budget that are

themselves underfunded.

In our opinion, Full Funding provides an excessive level of funding since the Organization is
typically setting aside money that it will not be using for decades. On the other hand, this
funding goal has the distinction of typically being the most conservative funding formula

which may be seen as a virtue by some organizations.

We recommend using Threshold Funding with a safety margin set above 100% of Baseline
Funding. Although the safety margin is arbitrary, it should be customized to the client’s risk
profile. As a rule of thumb, we suggest a safety margin of $200,000 as prudent for
organizations similar to the subject. When an organization is considering what their threshold
safety margin should be, a good question to ask is “What is a reasonable level of money to
have on hand due to unpredictable events?” Small amounts can usually be covered by
maintenance contingency funds or short-term loans, while very large unplanned events are

typically covered by insurance.*

An added benefit of using Threshold Funding as recommended above is that it provides a
layer of global risk management against the many future unknowns which must be assumed
for the purposes of a reserve study. For example, reserve studies must make assumptions about

future rates of inflation, rates of return on reserve investments, and the Useful Lives of Reserve

4 Ibid,, p. 3.
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Components. One way of accounting for the many different risk factors inherent in reserve
study assumptions would be to attempt to individually forecast the future replacement cost for
each Reserve Component. For example, certain Reserve Components which depend on
petroleum-based commodity materials (such as paving and roof shingles) have recently been
increasing at a rate significantly greater than inflation. However, not only would it be
impractical to forecast future Replacement Costs for potentially dozens of Reserve
Components (some of which may actually experience deflation over time), it is more
straightforward to concede that future risk can realistically only be managed at a macro, rather

than micro, level.
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PHYSICAL ANALYSIS

IDENTIFICATION OF RESERVE COMPONENTS
Novi Public Library consists of 1 building. The project was completed in between 2008 to

2010. The following graphic provides an aerial view of the project.

AERIAL AND LOCATION MAP

The Physical Analysis starts with an inventory of Reserve Components. To establish what
items to include in our inventory, we reviewed the Organization’s recent Reserve expenditures
and conducted interviews with the Organization’s representatives. Please see the Reserve
Expenditures spreadsheet in the Addenda for a listing of individual line items, estimates for

Useful Life, Remaining Useful Life, and current Replacement Cost for each component.

For our on-site observations, we:
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e Inspected all common areas

e Field measured all reserve components

Based on the national five-part test described on page 11, there are certain items which have

not been included in this reserve study.

Items which may pass the five-part inclusion test as a Reserve Component discussed on page
11 but were specifically excluded in this Reserve Study at the direction of the client are:

» Site; asphalt seal coating — This optional item will either not be performed or will be
funded from operations at the client’s discretion. The primary function of the seal coat
is an aesthetic one. Although co-owners typically find the uniform appearance of the
roadways appealing, the sealcoat does not penetrate the asphalt and provides little
rejuvenative effect. An annual crack filling maintenance program should still be

implemented regardless of whether there is a seal coating program in place or not.

In addition, there is growing concern that coal tar sealants, which are commonly used
in seal coating applications, pose a cancer risk to humans, and may also appear in
runoff which can adversely impact the environment. Asphalt-based products typically
cost about the same as coal tar products and contain significantly lower levels of
cancer-linked chemicals, although there is some debate on whether asphalt-based

sealants perform as well as coal tar sealants.

Items which may fail the five-part inclusion test as a Reserve Component discussed on page
11 but were specifically included in this Reserve Study at the direction of the Client are:

* None noted

Noteworthy items which did not meet the criteria (see page 11) for inclusion as Reserve

Components are broken down by category below:
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Item failed test #1 (Not an Organization common element maintenance/replacement
responsibility)
* Building; phone system; replacement (Telnet Worldwide responsibility)
* Building; café kitchen equipment; replacement (Café owner’s responsibility)

» Site; electric charging stations; replacement (City of Novi responsibility)

Item failed test #2 (No limited life)

* None noted

Item failed test #3 (No Predictable Limited Life)
+ Building; foundations; replacement
+ Building; structural framing; replacement
» Site; electrical power distribution systems; replacement
» Site; sewer and water mains; replacement
 Site; trees and shrubs; replacement

+ Site; asphalt pavement; routine crack filling and repair

Item failed test #4 (Cost is Below the Assumed Threshold Amount of $25,000)
+ Items in this category which are assumed to be funded (either on an ““as needed” or
scheduled basis) by the Organization’s operating budget are:
* Building; exterior light fixtures; replacement
* Building; garage door located in receiving area; replacement
» Building; automatic gates security gates; replacement
 Site; catch basins; capital repairs
» Site; submersible pump; 5 HP; replacement
» Site; aluminum metal fence surrounding patio area; 228 LF; replacement
+ Site; generic street signs; replacement

» Site; flag poles; replacement
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Noteworthy items which passed Tests 1-4 on page 11, and are thus considered Reserve
Components, but were not explicitly accounted for in this Reserve Study because the
Remaining Useful Life is beyond the 25-year time horizon:

» Building; brick siding; replacement; the International Association of Certified Home
Inspectors predicts a useful life of 100+ years

* Building; brick tuck pointing — Tuck pointing costs depend largely on the condition of
the existing installation and overall accessibility. For this reason, it is typical for tuck
pointing to be bid on a time and materials basis. The Useful Life for tuck pointing
ranges from 25 to 50 years, and not all of the brick veneer will require tuck pointing
depending on condition, location and orientation to the elements. As previously
discussed in the Methodology section of this report, a safety margin of $200,000 per
unit has been included in the reserve funding plan and functions as a contingency fund
that can be used for unpredictable reserve expenses such as tuckpointing.

* Building; fire suppression system; piping and heads; replacement — Sprinkler heads
have a Useful Life which ranges from 50-75 years, but there is no mandate for global
replacement. According to the National Fire Protection Association 25 publication, a
minimum of four sprinklers or 1% of the total number of sprinkler heads must be lab
tested at 50 years and every 10 years thereafter. Piping should have an obstruction
inspection every five years but there is no mandate for global replacement unless
inspections indicate obstruction or corrosion requires piping replacement.

* Building; patio area metal pergola; replacement

* Building; porcelain flooring; replacement

+ Site; underground sprinkler equipment; line replacement (sprinkler head repair and
replacement; sprinkler valve repair and replacement; sprinkler control box repair and

replacement are assumed to be funded “as needed” from operations)
CONDITION ASSESSMENT

The following narrative details the condition assessment of the significant Reserve

Components, along with relevant commentary and cost source, if applicable.

MICHIGAN RESERVE ASSOCIATES 21)




BUILDING COMPONENTS

TPO (Thermoplastic Polyolefin) Membrane Roof Cover: Typical useful life is 25 years.
Current observed condition is fair overall. Historically, the client reports the TPO membrane
roof cover is original circa 2010. Replacement cost includes removal and disposal of existing
TPO roof material, and any underlying insulation. Replacement material is assumed to consist
of a minimum of 3% inches of polyisocyanurate and/or loose insulation, and minimum 60 mil

TPO fully adhered membrane cover.

Based on the TPO's current condition, we anticipate that replacement will be required

beginning in the 2035-36 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Skylights: Typical useful life is 20 years. Current observed condition is average based on this

item's reported age and replacement history.

Based on the skylights' current condition, we anticipate that replacement will be required

beginning in the 2035-36 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Composite Faux Wood Siding: Typical useful life is 30 years. Current observed condition

is good and replacement is not anticipated in the near term.

Based on the composite faux wood siding's current condition, we anticipate that replacement

will be required beginning in the 2040-41 fiscal year.

MICHIGAN RESERVE ASSOCIATES

(22)




Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Windows: Typical useful life is 30 years. The useful life of windows is largely dependent on
the quality of their initial installation as well as their orientation to the elements. Exposure to
extreme weather conditions as well as water infiltration can dramatically shorten the useful
life of windows. Current observed condition is average based on this item's reported age and
replacement history. At time of eventual replacement, the existing windows, including frames,

are assumed to be completely removed and replaced with units of similar quality.

Based on the windows' current condition, we anticipate that replacement will be required
beginning in the 2040-41 fiscal year. Because of Michigan's extreme weather conditions, it is
common for windows to experience cracked caulking/sealant. Therefore, in the interim we
recommend that the Association implement an annual inspection program to ensure window

caulking is in good condition and watertight.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Carpet: Typical useful life is 15 years. The useful life for commercial low-pile carpet is
primarily dependent on the amount of regular foot traffic it experiences. Carpet located in high
foot traffic areas such as entryways may experience a diminished useful life while carpet
located in low traffic areas may experience a significantly longer useful life. Regardless of its
location, most organizations prefer to replace carpet on a regular basis due to its aesthetic
appeal. Current observed condition ranges from fair to average. Current replacement cost
assumes replacement with similar quality carpet. Many organizations use carpet tiles, which
have a higher initial cost but allows for easy spot replacement assuming additional carpet tiles

are purchased and stored.

Based on the carpet's current condition, we anticipate that replacement will be required

beginning in the 2027-28 fiscal year. Because this component is in varying stages of its useful
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life and in order to ensure newer carpet is not prematurely replaced, a 3 year replacement

program is recommended commencing in 2027 and concluding in 2029.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Interior Painting: Typical useful life is 15 years. The useful life of interior paint is largely
dependent on the amount of foot traffic in each area. High foot traffic areas such as entryways
may require periodic touchups which should be funded from operations. Current observed
condition ranges from fair to average. Many organizations choose eggshell finish since it is
easier to clean than flat finish and is more durable than flat finish. Satin/gloss paint finish is

the most durable paint finish but also shows the most imperfections.

Based on the interior walls' current condition, we anticipate that painting will be required
beginning in the 2027-28 fiscal year. Because this component is in varying stages of its useful
life and in order to ensure newer interior walls are not prematurely painted, a 3 year painting

program is recommended commencing in 2027 and concluding in 2029.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Bathroom Renovations: Typical useful life is 15 years. Current observed condition is
average based on this item's reported age and renovation history. Current cost is an allowance
budget that will allow for partial replacement of plumbing fixtures and stall dividers, and

partial replacement of flooring, and complete re-painting.

Based on the bathrooms' current condition, we anticipate that renovations will be required

beginning in the 2032-33 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.
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Elevators Modernization: Typical useful life is 25 years. Long-lived elevator components
consist of the elevator cab, door opening mechanisms, computerized controller, and hydraulic
tanks. These long-lived items have Remaining Useful Lives which typically exceed the 25-
year projection period. However, capital repairs and modernization will be required in the
medium- to long-term. Modernization will be needed since even though the physical
components may appear to be functional, obtaining replacement parts will become
prohibitively expensive and even impossible, and an overall modernization/upgrade program
will be required. Each modernization program will be unique, but typically the controller will
need to be completely replaced, while door opening mechanisms will require partial
replacement, hydraulic tank will require modernization and refurbishment, and the cab interior
will need to be updated and refreshed. Because the current condition of most mechanical
equipment cannot be definitively known without invasive testing performed by a specialized
contractor, we estimated this item's remaining useful life based on its current age relative to

its expected useful life.

Based on historical information provided by the client, we anticipate that the elevators will

require modernization beginning in the 2035-36 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Other Mechanical Equipment: Because the current condition of most mechanical equipment
cannot be definitively known without invasive testing performed by a specialized contractor,
we estimated the following items’ remaining useful lives based on their current age relative
to their expected useful lives:

e Chillers

e Air handlers

e Irrigation system sand filters

e Boilers

¢ Hot & cold water pumps

e Backflow preventers
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e Video security system
e A/V system

e Staff area tech equipment

SITE COMPONENTS

Concrete Sidewalks & Curbing: Typical useful life is 40-50 years. Current observed
condition is average based on these components’ reported age and replacement history. Since
sections of concrete can be selectively replaced, and since concrete can vary significantly in
wear and tear, only partial replacement was assumed, with the remainder being easily repaired
or simply used for an extended period. It was assumed that approximately 5-10% of concrete
would require replacement after 15-20 years of original installation, and then an additional 5-
10% would be replaced every five years thereafter. These replacements are assumed to work
together with ongoing maintenance (such as leveling) and smaller concrete replacements (i.e.,

those projects costing less than $25,000), which will occur via operations.

Based on the current condition of the concrete, we anticipate that eventual partial replacement
will be required beginning in the 2030 fiscal year. We recommend that any weeds that are
growing between or through the concrete slabs be immediately treated with an herbicide such
as Roundup. If the Association wishes to limit the use of herbicides, application of a vinegar
solution (20% acetic acid) and water has been shown to be effective for approximately two
months (these results are comparable to the use of Roundup). Failure to implement a regular

weed abatement program can dramatically shorten the Useful Life of the concrete.

Cost data for these items was provided via our proprietary database of actual Michigan

replacement costs from the 2023 and 2024 fiscal years.

Stamped Concrete Patio: Typical useful life is 40-50 years. Current observed condition is

good overall with minor cracking and lifting noted upon visual inspection.
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Based on the stamped concrete patio's current condition, we anticipate that replacement will

be required beginning in the 2050-51 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Asphalt Parking Areas (Total Replacement): Typical useful life is 18 years. Current
observed condition is average overall with typical transverse and longitudinal cracking noted
throughout the project. Alligator cracking was also noted in select high traffic areas. For total
replacement, the entire asphalt layer is removed, and the underlying base is typically repaired
and recompacted where needed, then new asphalt is installed, typically in two lifts with a
finished thickness of approximately four inches. Total replacement is recommended when the
asphalt is structurally failing (typically indicated by alligator cracking), or when the most

robust replacement solution is desired.

A more affordable but less robust alternative to total replacement is mill and overlay. This
consists of milling out the existing asphalt, at a minimum depth of 1'%”, and then capping with
new asphalt. Mill and overlay can be completed when the wearing course of asphalt does not
exhibit extensive structural failure, such as alligator cracking. However, because the useful
life of a mill and overlay installation is about half that of a total replacement, from a long term

planning perspective the costs are often similar.

Regardless of which approach is used, we recommend that any weeds that are growing
between or through the asphalt be immediately treated with an herbicide such as Roundup. If
the Association wishes to limit the use of herbicides, application of a vinegar solution (20%
acetic acid) and water has been shown to be effective for approximately two months (these
results are comparable to the use of Roundup). Failure to implement a regular weed abatement

program can dramatically shorten the Useful Life of the asphalt surfacing.

Based on the asphalt parking areas' current condition, we anticipate that replacement will be

required beginning in the 2031-32 fiscal year.
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Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Pole Lights: Typical useful life is 30 years. Current observed condition is fair and replacement
is not anticipated in the near term. However, eventually replacement will be required and we
recommend that the Association begin planning accordingly. At time of replacement the
existing underground wiring and conduit is assumed to not require significant replacement.
Replacement units are assumed to be metal bases and poles with contemporary Light Emitting

Diode (LED) bulbs using a standard base (e.g., E-27 base).

Based on the pole lights' current condition, we anticipate that replacement will be required

beginning in the 2040-41 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.

Street Signs: Typical useful life is 25 years. The useful life of street signs is dependent on
their orientation to the elements. Over time, extended exposure to sunlight will cause sign
lettering to fade which will eventually necessitate replacement. Current observed condition is

average based on this item's reported age and replacement history.

Based on the street signs' current condition, we anticipate that replacement will be required

beginning in the 2035-36 fiscal year.

Cost source for this item is based on cost data from our in-house database of associations

which completed similar projects in the 2024-2025 fiscal years.
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FINANCIAL ANALYSIS

FINANCIAL ASSUMPTIONS

The following chart details the historical trend for typical safe rate investment vehicles (one-

and two-year Treasuries) as published by the U.S. Treasury Department.

Historical Safe Rate Investment Yields
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Treasuries provide a good investment benchmark since they reflect a very safe investment

whose risk profile matches that of most organizations. By using “laddering” in which

maturities are staggered over time, an Organization can often gain some of the higher yield of

a longer-term investment, while still having access to liquid funds as the various investments

mature over time.

A broad-based analysis of rates is required since the investment yield-rate selected will be
utilized for the entire 25-year projection period, and the rate selected should therefore reflect

what can be expected during a 25-year time period, with only partial consideration given to

current investment rates.
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For the purposes of this Reserve Study, we will use a Reserve savings yield rate of 2.0%. We
did not make any adjustments to account for the impact of Federal Income Tax on investment
income since the Organization’s tax situation can change over time. We advise the client to
consult with its accountant and/or professional investment advisor to develop or refine an
investment strategy consistent with the Organization’s risk profile and Reserve investment

profile.

ESTIMATION OF INFLATION RATE

The following graph illustrates the five-year historical trend for the Consumer Price Index

(CPI-U; all Items; urban consumers) as published by the U.S. Bureau of Labor Statistics.

Consumer Price Index for All Urban Consumers
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As discussed for Reserve savings rates, a broad-based analysis of rates is required since the
inflation rate selected will be utilized for the entire 25-year projection period. In addition, the
CPI-U measures inflation for a wide-range of goods, and therefore does not correlate directly

with changes in the cost of materials and labor for repair/replacement of Reserve Components.

For the purposes of this Reserve Study, we will use a 3.0% annual inflation rate. Although

inflation may be above or below a 3.0% annual inflation rate during any particular year of the
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25-year projection period, we anticipate a 3.0% annual inflation rate to represent the long-

term average.

SUMMARY AND CONCLUSION OF SELECTED RATES

Having the Reserve savings yield rate less than the expected long-term inflation rate is a
conservative assumption since most investments are made with the primary purpose of
matching or exceeding inflation. However, organizations typically follow a reserve
investment policy which strongly emphasizes safety and preservation of capital. Since risk
and reward are directly related, the lower risk profile utilized by organizations typically results
in a lower rate of return, and therefore having the reserve savings investment yield be less

than the expected inflation rate was considered reasonable.
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ADDENDA
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PHOTOGRAPHS

Photograph 1: Typical view of building exterior elevation
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Photograph 2: Typical view of building exterior elevation

MICHIGAN RESERVE ASSOCIATES B)



PHOTOGRAPHS

Photograph 3: Typical view of building exterior elevation

Photograph 4: Typical view of TPO membrane roof cover
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Photograph 5: Typical view of TPO membrane roof cover

Photograph 6: Typical view of TPO membrane roof cover
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PHOTOGRAPHS

Photograph 7: Typical view of skylight

Photograph 8: Typical view of windows
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Photograph 9: Typical view of window
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Photograph 10: Typical view of entry area
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Photograph 11: Typical view of common area

Photograph 12: Typical view of common area
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Photograph 13: Typical view of stairwell resilient flooring

Photograph 14: Typical view of elevators
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Photograph 15: Typical view of elevator cab

Photograph 16: Typical view of elevator controls
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Photograph 17: Typical view of elevator hydraulic tank

Photograph 18: Typical view of 60 ton chiller
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Photograph 19: Typical view of air handler

Photograph 20: Typical view of irrigation system sand filters
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Photograph 21: Typical view of boilers

Photograph 22: Typical view of backflow preventer
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Photograph 23: Typical view of automated book return system

Photograph 24: Typical view of A/V equipment
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Photograph 25: Typical view of concrete sidewalk

Photograph 26: Typical view of concrete sidewalk
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Photograph 27: Typical view of stamped concrete patio area

Photograph 28: Typical view of concrete curb
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Photograph 29: Typical view of concrete curb

Photograph 30: Typical view of asphalt parking area
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Photograph 31: Typical view of asphalt parking area

Photograph 32: Typical view of asphalt parking area
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Photograph 33: Typical view of asphalt parking area

Photograph 34: Typical view of pole light
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Photograph 35: Typical view of street sign
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Photograph 36: Typical view of Ford Transit
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Assumptions
3.0% annual inflation rate
2026 year of analysis

Reserve Component Inventory

Building Components
TPO Membrane Roof Cover; Replacement
Skylights; Replacement
Composite Faux Wood Siding; Replacement
Windows; Replacement
Carpet; Phased Replacement
Marmoleum Flooring; Replacement
Resilient Flooring; Stairwells; Replacement
Interior Walls; Phased Painting
Acoustic Panels; Replacement
Wallpaper; Replacement
Bathrooms; Public; Renovations
Bathrooms; StaffFamily, Renovations
Elevators; Modernization
Mechanicals; Chiller; 60 Ton; Replacement
Mechanicals; Chiller; 5 Ton; Server Room; Replacement
Mechanicals; Chillers; 2.5 Ton; Data Closets; Replacement
Mechanicals; Air Handlers; Fan Motors; Original; Replacement
Mechanicals; Air Handlers; Fan Motors; New; Replacement
Mechanicals; Air Handkers; Heating/Cooling Coils; Replacement
Mechanicals; Irrigation System; Sand Filters; Replacement
Mechanicals; Boilers; Replacement
Mechanicals; Hot & Cold Water Pumps; 5.5 HP; Replacement
Mechanicals; Backflow Preventers; Replacement
Mechanicals; Video Security System; Replacement
Mechanicals; Automatic Book Return System; Replacement
Mechanicals; A/V System; Replacement/Modernization Allowance
Mechanicals; Staff Area Tech Equipment; Updates
Fire Suppression; Control Panel; Replacement
Furniture; Staff Chairs; Replacement
Youth Area; Renovations
Magazine/Newpaper; Renovation
Staff Areas; Renovations

Site Components

Concrete Sidewalks (4"); Phased Partial Replacement
Stamped Concrete Patio; Replacement
Concrete Curbing; Phased Partial Replacement
Asphalt; Parking Area; Total Replacement
Pole Lights; Replacement
Street Signs; Replacement
Vehicles; Ford Transit; Replacement

Other Components
Reserve Study; Update (Guaranteed Update Price Years 1-5)

Quantities
Total

35,735 SF
344 SF
950 SF

5273 SF
4312 SF
1,346 SF
802 SF
29,099 SF
2,093 SF
2304 SF
410TS
410TS
210TS

1 UNIT

1 UNIT

2 UNITS
3UNITS
1 UNIT
4UNITS
2 UNITS
2 UNITS
4UNITS
6 UNITS
1LOT
1LOT
1LOT
1LOT

1 UNIT
47 UNITS
1LOT
1LOT
1LOT

8,864 SF
7210 SF
3510LF

77,395 SF

10 UNITS
6 UNITS

1 UNIT

1 UNIT

First Year of
Replacement

2035
2035
2040
2040
2027
2040
2040
2027
2040
2027
2032
2032
2035
2035
2047
2035
2030
2044
2030
2030
2029
2030
2030
2038
2045
2030
2030
2040
2040
2028
2028
2028

2030
2050
2030
2031
2040
2035
2035

2030

Life Analysis (Yrs.)
Normal ~ Remaining

25 10
20 10
30 15
30 15
15 2
30 15
30 15
15 2
30 15
15 2
15 7
15 7
25 10
25 10
25 22
25 10
20 5
20 19
20 5
20 5
20 4
15 5
20 5
15 13
20 20
20 5
5 5
20 15
15 15
N/A 3
N/A 3
N/A 3
40-50 5
40-50 25
40-50 5
18 6
30 15
25 10
15 10
5 5
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RESERVE EXPENDITURES AND RESERVE FUNDING PLAN

Unit Cost ($

9.25 /SF
60.00 /SF
9.50 /SF
65.00 /SF
7.75 SF

7.75 SF

7.75 SF

2.90 /SF

9.00 /SF

6.5 /SF
20,000 /LOT
5,000 LOT
125,000 LOT
192,000 /UNIT
40,000 /UNIT
12,000 /UNIT
24,000 /UNIT
24,000 /UNIT
10,000 /UNIT
11,000 /UNIT
60,000 /UNIT
6,000 /UNIT
9,500 /UNIT
72,000 LOT
150,000 LOT
125,000 LOT
25,000 /LOT
7,000 /UNIT
893 /UNIT
350,000 /LOT
26,000 /LOT
207,000 LOT

13.25 /SF
13.25 /SF
68.00 /LF

4.15/SF
4200 /UNIT
4,000 /UNIT
70,000 /UNIT

2,120 /UNIT

Total Expenditures

2
2027-28

121,443

29,843

15277

166,562

3
2028-29

125,086
30,738

382,454
28411
226,194

792,884

128,839

135,061

295,560

Remaining Useful Lives and Estimated Future Replacements Costs
4

2029-30

5
2030-31

83,468
46,371
25,504
27,823
66,079

144,909
28,982

6,808

13,835

2458

446235

MICHIGAN RESERVE ASSOCIATES

6
2031-32

383,517

383,517

7
2032-33

98,390
24,597

122,987

2034-35

10
2035-36

444,225
27,738

335,979
258,032
32,054

7,892

16,038

32,054
94,074

2,849

1,284,934

1
2036-37

12
2037-38

13
2038-39

14
2039-40

15
2040-41

105,734

105,734

14,061
533,962
16,254
9,685
29,346

38,949
10,906
65,389

9,149

18,593

65,435

3,303

815,031

17
2042-43

189,204

259,499

18 19 20 21 ) 23 24
204344 2044-45 204546 2046-47  2047-48 204849  2049-50
194,880 200,727 : ; ; ; ;
47888 49325 : ; ; ; :
: ; ; ; 153,288 : -
- - - - 38,322 - -
: - - : 76,644 : -
- 42,084 - - - - -
: : : : : : 243,935
: : 43347 : : : :
- : 270917 ; ; ; ;
: : 45,153 : : : :
- - 10,606 - - - -
: : 21,554 : : : :
: : : : : : 652,912
: : 3,829 : : : :
242769 292,136 395405 : 268,254 : 896,847

25
2050-51

150,752
83,751
46,063

119,345

261,722
52,344

12,296
200,024
24,987

146,564

4439

1,102,288

(T)



HISTORIC AND RECOMMENDED RESERVE FUNDING PLAN
Formatted for Ledger-Size 117 x 17” Paper (or Use 150%+ Magnification To View on a Monitor)

Assumptions

2.0% Average Interest Rate Earned on Invested Reserves
0.0% Annual Increase in Collected Reserve Funds for Historic Projection
3.0% Annual Increase in Collected Reserve Funds for Recommended Funding Plan
$ 200,000 Threshold For st Year
1 Number of Units
No Autocalculate Reserve Contributions

Historic Reserve Funding Projection

202627 202728 202829 202930 203031 203132 2032-33 203334 203435 203536 203637 2037-38 203839 203940 204041 204142 204243 204344 204445 204546 204047 204748 204840 204950 2050-51

Reserve Balance at Beginning of Fiscal Year $ 980,167 § 1039909 § 934284 § 200225 § (51,192) § (457,288) S (800,666) § (883515) § (843376) § (803,237) § (2,048,032) § (2,007,894) § (1,967,755) § (2,033,350) § (1,993,212) § (2,768,104) § (2,727,965) § (2,947.325) § (3,149,955) § (3,401,952) § (3,757,219) § (3,717,080) § (3,945,196) § (3,905,057) § (4,761,765)
Plus Recurring Reserve Contribution 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706 39,706
Plus Additional Reserve Contribution - - - - - - - - - - - - - - - - - - - - - - - - -
Equals  Interim Reserve Balance 1019873 1079615 973990 239,931 (11486)  (417582)  (760960)  (843.809)  (803,670)  (763531) (2,008326) (1,968,188) (1,928,049) (1,993,644) (1,953,506) (2,728398) (2,688.259) (2,907.619) (3,110249) (3,362,246) (3,717513) (3,677,374) (3,905490) (3,865,351)  (4,722,039)
Plus Estimated Interest Farned, During Year 20,036 21,231 19,118 4437 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433 433
Equals ~ New Reserve Balance 1039909 1100846 993,108 244368 (1L,053)  (417,150)  (760527)  (843376)  (803,237)  (763,099) (2,007.894) (1,967,755) (1,927,616) (1,993212) (1.953,073) (2,727,965) (2,687,826) (2,907,186) ~(3,109.816) (3,361,813) (3,717,080) (3,676941) (3,905,057) (3,864,918) (4,721,626)
Less Anticipated Expenditures, By Year (166,562)  (792,884)  (295560)  (446,235)  (383517)  (122.987) - (1,284934) (105,734) (815,031) (259499)  (242,769)  (292,136)  (395,405) (268,254) (896,847)  (1,102,288)
Equals  Anticipated Balance of Reserve Fund at YearEnd ~ § 1,039,909 § 934284 § 200225 S51192 8457288 -8800,606  -$883,515  -§843376  -S803237 -$2,048032 -§2,007.894 -$1967,755 -$2,033350 -S1,993212 -§2,768,104 -$2,727.965 -$2.947325 -§3,149.955 -$3.401,952 -§3,757219 -$3,717,080 -$3945,196 -§3,905,057 -$4,761,765 -85,823.914
Threshold $200000 § 206,000 § 212,180 § 218545 § 205102 § 231,855 § 238810 § 245975 § 253354 § 260955 § 268783 § 276847 § 285152 § 293707 § 3025018 § 3U1593 § 320941 § 330,570 § 340487 § 350,701 § 361222 § 372,059 § 383220 § 394717 § 406,559 § 418756
Target
Amount Over/Under Threshold § 833909 § 722104  S18320  -$276294  -$689,143 -$1,039.477 $1,129490 -$1,096,730 -$1,064,192 82316816 -$2,284,740 -$2252907 -$2327,057 82,295,730 83,079,697 -$3,048906 -$3277.895 -$3490442 -$3,752,653 -$4118441 -$4089,139 -$4.328416 -$4.299774 -85,168324 -86,242,670
Recommended Funding Plan

202627 202728 202829 202930 203031 203132 2032-33 203334 203435 203536 203637 2037-38 203839 203940 204041 204142 204243 204344 204445 204546 204047 204748 204849 204950 2050-51

Reserve Balance at Beginning of Fiscal Year § 980,167 § 1226920 § 1318818 § 793208 § 761,587 § 586,139 § 477583 § 635271 § 927187 § 1233332 § 269258 § 579,733 § 905616 S 1,141,684 S 1497913 § 1056243 § 1431081 § 1564533 § 1728300 § 1857,198 § 1,897,028 § 2,344990 § 2,545989 § 3,031,899 § 2,643,721
Plus Recommended Recurring Reserve Contributions 24700 231400 238300 245400 252800 260400 268200 276200 284500 293000 300800 310900 320200 329800 339700 349900 360400 371200 382300 393800 405600 417800 430300 443200 456,500
Plus Additional Reserve Contribution - - - - - - - - - - - - - - - - - - - - - - - - -
Equals  Interim Reserve Balance 1204867 1458320 1557118 1,038,608 1014387 846539 745783 OULATL 1201687 1526332 571,08 890,633 1225816 1471484 1837613 1406143 1791481 1935733 2110600  2250,998 2302628 2,762,790 2976289 3475099 3,100,221
Plus Estimated Interest Farned, During Year 22,053 27,061 28974 18,539 17,987 14,561 12475 15,716 21,645 27,360 8,675 14,983 21,602 26,428 33 661 24.939 32,550 35,337 38,733 41,436 42,36 51,454 55,610 65,469 57850
Equals ~ New Reserve Balance 1226920 1485380 1,586,092 1,057,147 1032374 861,100 758258 927187 1233332 1554192 579,733 905,616 1247419 1497913 1871274 1431081 1824031  1971,0609 2149333 2202434 2344990 2814244 3031899 3540568 3,158,071
Less Anticipated Expenditures, By Year (166,562)  (792,884)  (295560)  (446,235)  (383517)  (122.987) - (1,284934) - (105,734) (815,031) (259499)  (242,769)  (292,136)  (395405) (268,254) (896,847)  (1,102,288)
Equals  Anticipated Balance of Reserve Fund at YearEnd ~ § 1,226,920 § 1318818 § 793208 § 761,587 § 586,139 § 477583 § 635271 § 927187 § 1233332 § 269258 § 579,133 § 905,616 § 1,141,684 § 1497913 § 1,056,243 § 1431081 § 1564533 § 1728300 § 1857198 § 1,897,028 § 2344990 § 2,545989 § 3,031,899 § 2,643,721 § 2,055,783
! Assuming reserves are invested monthly during the course of the year
Amount Over/Under Threshold $ 1020920 § 1106638 § 574663 § 536485 § 354284 § 238773 § 389206 § 673833 § 9712377 § 475§ 300886 § 620464 § 847978 § 1195395 § 744649 § L110,140 § 1233963 § 1387814 § 150649 § 1535806 § 1972931 § 2,162,768 § 2,637,182 § 2237162 § 1,637,028
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RESERVE FUNDING PLAN GRAPHS

==Y car-End Reserve Balance
< Threshold (Risk Margin)
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CERTIFICATIONS, ASSUMPTIONS AND LIMITING CONDITIONS

Certifications

I certify that, to the best of my knowledge and belief:

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal, impartial, and unbiased professional analyses, opinions and conclusions.

I have no present or prospective interest in the property that is the subject of this report, and no personal interest
with respect to the parties involved.

I have no bias with respect to the property that is the subject of this report or to the parties involved with this
assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

My compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined outcome that favors the cause of the client, or the occurrence of a subsequent event directly related
to the intended use of this appraisal.

My analyses, opinions, and conclusions are developed, and this report has been prepared, in conformity with the
relevant sections of the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation and
the Code of Professional Ethics of the Appraisal Institute.

I have made a non-invasive inspection of the property that is the subject of this report.

No other person(s) provided significant professional assistance to the persons signing this report.

I certify that the use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.

In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan Department of
Consumer and Industry Services, Licensing Division, P.O. Box 30018, Lansing, Michigan 48909.

VAN T Kot Conchan

Paul K.T. Conahan, MBA, RS Kai B. Conahan, RS
State Certified General Real Estate Appraiser
License No. 1201002454
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Assumptions and Limiting Conditions

Assumptions

e When doing an “Update With Site Visit” assignment, the Reserve Component inventory was
not quantified, although minor additions/deletions of the component inventory, along with their
quantities and install dates, were accounted for. The quantification of Reserve Components as
determined by the previous reserve study were assumed to be accurate.

e When doing an “Update Without Site Visit” assignment, the Reserve Component conditions
were not visually confirmed and updated, and the Remaining Useful Lives of the Reserve
Components were calculated based on the assumption that the actual time elapsed since the
previous reserve study was added to the effective age as determined in the previous reserve
study. However, minor additions/deletions of the Reserve Components, along with their
quantities and dates of installation, as reported by the client, were accounted for. Excluding
any changes reported by the client, the quantification of Reserve Components as determined
by the previous reserve study were assumed to be accurate.

e Responsible and competent property management are assumed. This includes not only
responsible and competent oversight with regard to the repair and replacement of the Reserve
Components, but also responsible and competent financial management, with particular regard
to prudent investment of the Association’s reserve funds.

o Information furnished by representatives of the Association regarding financial, physical,
quantity, or historical issues were assumed reliable. However, no warranty is given for the
accuracy of this information. The actual or projected total reserve balance presented in the
Reserve Study is based upon information provided but was not audited. Client’s receipt of the
final reserve study will serve as verification that the client has reviewed the reserve study and
confirmed that all information provided by the Association has been accurately represented in
the final reserve study.

e It is assumed that there are no hidden or unapparent conditions on the property, subsoil or
structure. No responsibility is assumed for such conditions or for arranging for engineering
studies that may be required to discover them.

o Unless otherwise stated in this report, the existence of hazardous materials, which may or may
not be present on the property, was not observed by the author of this report. The author has
no knowledge of the existence of such materials on or in the property. The author, however, is
not qualified to detect such substances. The presence of substances such as asbestos, urea
formaldehyde foam insulation, lead-based paint, or other potentially hazardous materials may
adversely affect the property and require remediation. We assumed that there are no such
materials on the property. No responsibility is assumed for any such conditions, or for any
expertise or engineering knowledge required to discover them. The client is urged to retain an
expert in this field, if desired.

e It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws, and all other applicable laws and regulations.

MICHIGAN RESERVE ASSOCIATES (z)



o [t is assumed that all required licenses, certificates of occupancy, consents or other legislative
or administrative authority from any local, state or national government or private entity or
organization have been obtained.

e The client is assumed to have deemed previously developed component quantities as accurate
and reliable (for update reports only).

e The current work is reliant on the validity of prior Reserve Studies (for update reports only).

Limiting Conditions

e Any dispute arising under this agreement will be settled using binding arbitration under the
rules of the American Arbitration Association. Arbitration shall be held in the City of Ann
Arbor, Michigan, and one arbitrator will be appointed. Any arbitration award may be entered
by any court of competent jurisdiction. The Client understands that absent these provisions,
the Client would have the right to sue in court and have a jury trial.

e Unless the time frame is shorter under applicable law, any legal action or claim relating to the reserve
study or reserve study provider shall be filed in the applicable arbitration tribunal, within two years
from the date of delivery to Client of the reserve study to which the claims or causes of action relate or,
in the case of acts or conduct after delivery of the report, two years from the date of the alleged acts or
conduct. The time frame stated in this section shall not be extended by any delay in the discovery or
accrual of the underlying claims, causes of action or damages. The time frame stated shall apply to all
non-criminal claims or causes of action of any type.

e By its nature, a reserve study must make assumptions about the future. Michigan Reserve
Associates LLC cannot be held responsible for unforeseeable events that dramatically alter
future costs from those projected in the reserve study.

e Reserve Studies do not typically include the repair or replacement of plumbing, electrical
wiring, or telephone lines.

o Information provided about reserve projects will be considered reliable. Any on-site inspection
should not be considered a project audit or quality inspection.

e For mechanical systems, we have observed those parts of the mechanical equipment and
systems that constitute an integral part of the property and that are generally visible. From such
observation, we have reported any apparent conditions that we believe might bear on the
conclusions of this report. We have not, however, extensively tested such mechanical systems
and equipment, and we assume no responsibility for their operating performance.

e No invasive testing was performed on the Reserve Components. We render no opinion on the
structural integrity of the property, nor do we offer an opinion as to conformity with

governmental code requirements.

e Our opinion of Remaining Useful Life is not a guarantee or warranty of the Reserve
Components.
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This study is to be used by the intended user for the purpose of budgeting and long-term major
repair and replacement planning. The scope of work included in this study is unique to the
intended use and intended user, and this report may not be utilized for any other use or user.
Such other uses include, but are not limited to, performing an audit, quality/forensic analysis,
or background checks of historical records. The client and its representatives may not transmit
this reserve study in any fashion to persons or entities that perform reserve studies.

Client agreed to furnish Michigan Reserve Associates LLC with a complete and up-to-date set
of governing documents. Michigan Reserve Associates LLC cannot be held responsible for
incomplete or incorrect documents. We are not attorneys and we cannot guarantee that all
reserve components have been properly included or excluded in the reserve study. Client
agrees to review the reserve study for accuracy during the review process, and seek legal
counsel when necessary. Client agrees that all responsibility for the list of reserve components
presented in the final reserve study shall be borne by the client.

The Americans with Disabilities Act (ADA) became effective on January 26, 1992. We have
not made a specific compliance survey and analysis of the subject property to determine
whether or not it is in conformity with the various requirements of the ADA. It is possible that
a compliance survey of the property, together with a detailed analysis of the requirements of
the ADA, could reveal that the property is not in compliance with one or more requirements
ofthe ADA. If so, this fact could have a negative impact on the property and trigger compliance
costs. We did not consider noncompliance with the ADA requirements for this assignment.

Our inspection did not address or render an opinion on repairs or replacements arising from
original construction defects or unpredictable acts of nature.

We are not financial advisors, and we recommend that the client consult with its accountant
and/or professional investment advisor(s) to develop and refine an investment strategy
consistent with the Association’s risk profile and Reserve investment profile.

We are not attorneys, and we recommend that the client consult with its attorney regarding
reserve requirements and any other interpretations of relevant law, such as, but not limited to,
the Michigan Condominium Act, complementary legislation such as the Nonprofit Corporation
Act, and Administrative Rulings.

Roof areas were measured from the ground using generally accepted techniques which take
into account the building footprint, roof overhang, roof pitch, and unique roofing
characteristics.

Possession of this report, or a copy thereof, does not carry with it the right of publication. It
may not be used for any purpose by any person other than the party to whom it is addressed
without the written consent of Michigan Reserve Associates LLC, and in any event only with
properly written qualifications and only in its entirety.

Any illustrative material in this report is included only to assist the reader in visualizing the
property and/or provide graphical support to the narrative text.
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We are not by reason of this report, required to give further in-person consultation, testimony
or be in attendance in court with reference to the property in question unless prior arrangements
have been made.

Liability due to negligence is limited to the actual cost paid by the client for this engagement.
Michigan Reserve Associates LLC reserves the right to include your Association’s name in
our client list and utilize financial and physical information provided by the Association in our

various product offerings. However, any information which we may utilize will be shared with
third parties strictly in aggregate format so as to preserve the privacy of the client.
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QUALIFICATIONS — PAUL K.T. CONAHAN, MBA, RS

CONTACT INFORMATION

Mail: 424 Little Lake Drive, Suite 23, Ann
Arbor, Michigan 48103

Phone: Office: (734) 661-1259
Direct: (734) 417-4736

E-mail: paul@MichiganReserveAssociates.com

Web:  www.MichiganReserveAssocaites.com

EMPLOYMENT RECORD
Principal, Michigan Reserve Associates LLC, Ann Arbor, Michigan, 2005-Present

Principal, Davis M. Somers Commercial Appraisal Company, Ann Arbor, Michigan, 2018 to the
present

Principal, Davis M. Somers Company, Ann Arbor, Michigan, 1991-2018
REALTOR® Associate, Fee Simple Realty, Honolulu, Hawaii, 1985-1987

ADDITIONAL EXPERIENCE

Qualified as Expert Witness, Washtenaw County Circuit Court
Michigan Department of Transportation Approved Level II Appraiser
Approved Fee Appraiser for the United States Veterans Administration

EDUCATION AND DESIGNATIONS

Bachelor of Arts (BA), Biopsychology, Vassar College, Poughkeepsie, New York, Graduated in
1991

Master of Business Administration (MBA) With an Emphasis in Real Estate and Finance, Stephen
M. Ross School of Business, University of Michigan, Graduated in 1999

Reserve Specialist (RS), Community Associations Institute, Alexandria, Virginia, Awarded in
2010

APPRAISAL EDUCATION (MOST RECENT SHOWN FIRST)

Residential Property Inspection for Appraisers, McKissock, January 2023

Green Building Concepts for Appraisers, McKissock, January 2023

Residential Construction and the Appraisers, January 2022

Residential Property Inspection for Appraisers, McKissock, January 2021

Residential Construction and the Appraiser, McKissock, January 2021
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2020-2021 7-Hour National USPAP Update Course, McKissock, February 2020
Michigan Law, McKissock, February 2020

Essential Elements of Disclosures and Disclaimers, February 2020

Residential Construction for Appraisers, McKissock, February 2019

Essential Elements of Disclosures and Disclaimers, McKissock, February 2019
Understanding Residential Construction, McKissock, February 2018

2018-2019 7-Hour National USPAP Update Course, McKissock, February 2018
Michigan Law, McKissock, February 2018

Green Building Construction, McKissock, January 2017

LICENSES
Certified General Real Estate Appraiser Number 1201002454, State of Michigan, Obtained in 1993
Remote Pilot (Drone) License, Certificate Number 4880289, Issued August 18, 2023

Active Real Estate Associate Broker License Number 6502139365, State of Michigan, Obtained
in 2002 (Michigan Real Estate Salesperson License obtained in 1992)

Inactive Real Estate Sales License Number RS-36782, State of Hawaii, Obtained in 1985

ASSOCIATIONS
Member, Community Associations Institute, Since 2005
Member, United Condominium Owners of Michigan, Since 2005

Member, International Right of Way Association, Gardena, California, Since 1996

REGULATORY NOTES

In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan
Department of Labor and Economic Growth, Licensing Division, P.O. Box 30018, Lansing,
Michigan 48909.

PARTIAL LIST OF CLIENTS

Condominium/Homeowners Associations Bay CIiff Estates Association (Suttons
Bay)

1001 Covington Association (Detroit) Bellefontaine Meadows Homeowners

297 Condominium Owners Association Association (Dayton, Ohio)

(Muskegon) Benstein Crossing Condominium

Aberdeen at Hartford Association Association (Commerce Township)

(Macomb)

Birch Grove II Condominium Association
Autumn Woods Condominium (Chesterfield)

Association (Ypsilanti) Black Bear Farms Co-Owners’

Association (Traverse City)
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Breaker Cove (Bay City)

Brentwood Park Condominium
Association (East Lansing)

Bridgewater Place Condominium
Association (Bridgewater)

Byron Forest Condominium Association
(Byron Center)

Cedar Creek Commons Association
(Traverse City)

Centennial Farm Phase I, Inc. (South
Lyon)

Centennial Farm Phase II, Inc. (South
Lyon)

Chateau Vert Association (Ypsilanti)

Chapel Hill Condominium Association
(Ann Arbor)

Chelsea Square Condominium
Association (Canton)

Colony Farms Condominium Association
(Plymouth)

Cornerstone Village Homeowners
Association (Macomb)

Cottage Glens Owners Association
(Williamsburg)

Creekwood Estates Association (Bay
City)

Crossings at Irving Avenue Condominium
Association (Royal Oak)

Crystal Village Manor (Marysville)

Douglas Harbor Village Condominium
Association (Douglas)

Eaglecrest Condominium Association
(Grand Rapids)

East Lansing City Center Condominium
Association (East Lansing)

Echo Valley Condominium Association
(Farmington Hills)

Fairlane Woods Association (Dearborn)

Fairways at Oak Pointe Condominium
Association (Brighton)

Fieldstone Village Condominium
Association (Chelsea)

Forest at Orchard Lake Association
(Farmington Hills)

Fox Pointe Association (Ann Arbor)

Gallery Park Homeowners Association
(Ann Arbor)

Glen Arbor Condominium Association
(Grand Blanc)

Great Oak Cohousing Association (Ann
Arbor)

Grosse Pointe Gardens Association
(Harper Woods)

Hamilton House Condominium
Association (Okemos)

Hampton Ridge North HOA (Canton)

Harbour Towne Condominium
Association (Muskegon)

Haven Condominium Association (South
Haven)

Heatherwood Condominium Association
(Ann Arbor)

Highland Park Condominium Association
(Cleveland, Ohio)

Heritage Falls Condominium Association
(Ann Arbor)

Hidden Creek of Oceola Condominium
Association (Howell)

Hidden Glen Condominium Association
(Canton)

Hidden Lake Community Association
(South Lyon)

Hometown Village of Marion Association
(Howell)

Hometown Village at Waterstone
Association (Oxford)
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Indian Village Condominium Association
(Grand Rapids)

Island Lake of Novi Community
Association (Novi)

Island Lake South Harbor Association
(Novi)

Island Lake Woods Association (Novi)

Kirkway Homeowners Association
(Canton)

Knightsbridge Gate Association (Novi)

Lake Ridge Condominium Association
(Traverse City)

Lakeside Village Association (Haslett)

Lakeside Village North Association
(Haslett)

Lake Village II (Walled Lake)

Legacy Park Condominium Association
(Dearborn Heights)

Liberty Lofts Condominium Association
(Ann Arbor)

Links of Pheasant Run Condominium
Association (Canton)

Locklin Pines Cluster Condominium
Association (West Bloomfield)

Lost Creek Condominium Association
(East Lansing)

LVP Property Owners Association
(Findlay, Ohio)

Marquette Village Condominium
Association (Westland)

Meadowview Common Condominium
Association (Elk Rapids)

Newberry Place Cohousing Condominium
Association (Grand Rapids)

Northridge Estates Homeowners
Association (Northville)

Northridge Villas Association (Northville)

Northville Hills Golf Club Homeowners
Association (Northville)

Northville Hollow Condominium
Association (Northville)

Oakhurst Owners’ Association
(Clarkston)

Oakley Meadow Condominiums
Association (Tiffin, Ohio)

Okemos Preserve Condominium
Association (East Lansing)

Oxford Park Condominium Association
(Canton)

Parkview Manor Association (Flint)

Parkway Condominium Association
(Livonia)

Perry Farm Village Association (Harbor
Springs)

Pheasant Run Condominium Association
(Portage)

Pine Creek Condominiums of Haslett
Association (Haslett)

Pinchurst Condominium Association
(Trenton)

Pittsfield Village Condominium
Association (Ann Arbor)

Plymouth Corners Condominium
Association (Plymouth)

Plymouth Landing Association (Canton)

Pointe Park Homeowners Association
(Grosse Point Park)

Providence Tower Association
(Southfield)

Quail Run of South Lyon Condominium
Association (South Lyon)

Raintree Condominiums of Chesterfield
Association (Chesterfield)

Reserve at Tull Lake Condominium
Association (White Lake)
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River House Co-Op (Detroit)

River Park Estates Condominium
Association (Lansing)

River’s Edge at Cherry Hill Village I
Homeowners Association (Canton)

Riverside Glen Homeowners Association
(Macomb)

Riverside Park Place Condominium
Association (Ann Arbor)

River South Homeowners Association
(Fairview Park, Ohio)

Rochester Park II Association (Rochester)

Saddlebrook Condominium Homeowners
Association (Plymouth)

Saddle Creek Association (South Lyon)

Sand Piper Condominium Association
(Glen Arbor)

St. Lawrence Estates Condominium
Association (Northville)

Scio Village Condominium Association
(Ann Arbor)

Spruce Manor Condominium Association
(Royal Oak)

Steeple Chase of Northville Owners
Association (Northville)

Steeple Ridge Condominium Association
(Clarkston)

Stone Lake Condominium Association
(East Lansing)

Stonewater Homeowners Association
(Northville)

Stratford Townhouses Consumer Housing
Cooperative (Grand Rapids)

Sunset Torch Association (Bellaire)

The Atrium Inn Condominium
Association (Boyne City)

The Courtyards at Little Bear
Condominium Association (Lewis Center,
Ohio)

The Landings at Rayner Ponds
Condominium Association (Mason)

The Links of Northville Hills Golf Club
Condominium Association (Northville)

The Lodge at East Bay Co-Owners
Association (Elk Rapids)

The Maples of Novi, Maple Pointe
Association (Novi)

The Mountain Grand Owners’
Association (Boyne Falls)

The Ponds Cooperative Homes (Okemos)

The Preserve at Maple Lake Association
(Milford)

The Ravines of Northville Homeowners
Association (Northville)

The Reserve at the Fairways
Condominium Phase 1 Association, Inc.
(Huber Heights, Ohio)

The Residences at TPC Association
(Dearborn)

The Village Condominium Association
(Grosse Pointe)

The Willits Condominium Association
(Birmingham)

Thornberry Condominium Association
(Midland)

Thornton Farms Condominium
Association (Dexter)

Tollgate Woods Homeowners Association
(Novi)

Touchstone Cohousing Association (Ann
Arbor)

Traditions at Cambridge Association
(Canton)

University Commons Condominium
Association (Ann Arbor)
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Valley Wood Condominium Association
(Livonia)

Vantage Pointe Condominium
Association (Glen Arbor)

Venn Manor (Detroit)

Verndale Lakes Condominium
Association (Lansing)

Versailles Place Condominium
Association (Farmington Hills)

Village Oaks Common Areas Association
(Novi)

Villa Capri Condominium Association
(Warren)

Villas at Northville Hills Condominium
Association (Northville)

Villas at Stonehenge Condominium
Association (Kalamazoo)

Vistas of Central Park Condominium
Association (Canton)

Walden Hills IT Condominium
Association (Ann Arbor)

Walnut Woods Condominium Association
(West Bloomfield)

Walton Pond Condominium Association
(Pontiac)

Waters Edge Condominium Association
(Clarkston)

Waterside Homeowners Association
(Maumee, Ohio)

Wedgewood Village Association
(Plymouth)

Whetherstone Condominium Association
(White Lake)

Whitney Court of West Bloomfield (West
Bloomfield)

Windward Court Condominium
Association (Detroit)

Woodfield Square Association (Brighton)

Woodland Creek Condominium
Association (Kentwood)

Woodland Ridge of Commerce
Association (Commerce Township)

Woodland Trails Condominium
Association (Okemos)

Woodlore Condominium Owners
Association (Livonia)

Woods of Northville (Plymouth)

Woodside Meadows Condominium
Association (Ann Arbor)

Woodward Place Association
(Birmingham)

Woodward Place at Brush Park I
Association (Detroit)

Woodwind Glen Condominium
Association (South Lyon)

Educational/Institutional/Non-Residential
Organizations

Anthroposophical Society in America
(Ann Arbor)

Chelsea District Library (Chelsea)
Dexter Township (Dexter)

Frankenmuth James E. Wickson District
Library (Frankenmuth)

Gateway Center Association (Office
Condominiums; Saline)

Grace Lutheran Church (La Grange,
[llinois)

Michigan Friends Center (Chelsea)
New Life Church (Ann Arbor)
Oak Grove AME Church (Detroit)

Oak Valley Office Condominium
Association (Ann Arbor)

Orion Township Public Library (Orion
Township)
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Rudolph Steiner School of Ann Arbor Ward Evangelical Presbyterian Church
(Ann Arbor) (Farmington Hills)

St. Joseph River Yacht Club (St. Joseph) Vermillion Boat Club (Vermillion, Ohio)

Southeast Michigan Construction
Academy (Madison Heights)

The Waterfront Marina of St. Joseph (St.
Joseph)

Ward Evangelical Presbyterian Church
(Northville)
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QUALIFICATIONS — KAI B. CONAHAN

CONTACT INFORMATION

Mail: 424 Little Lake Drive, Suite 23, Ann
Arbor, Michigan 48103

Phone: Office: (734) 237-1828

E-mail: kconahan@MichiganReserveAssociates.com

Web:  www.MichiganReserveAssocaites.com

EMPLOYMENT RECORD

Project Manager, Michigan Reserve Associates

LLC, Ann Arbor, Michigan, 2021-Present

Para-Professional, KPMG U.S., New York, New York, June 2021 to August 2021

EDUCATION AND DESIGNATIONS

Bachelor of Science (BS), Business and Finance, New York University Shanghai, Shanghai,

China, Graduated in 2021

Reserve Specialist (RS), Community Associations Institute, Alexandria, Virginia, Awarded in

2024

PARTIAL LIST OF CLIENTS

Condominium/Homeowners Associations

Ann Arbor Ridgewood Condominium
Association (Ann Arbor)

Bridgetown Condominium Association
(Chelsea)

Central Lofts Condominium Association
(South Haven)

River Bluff Condominium Association
(Rockford)

Indian Mill Creek Condominium Association
(Grand Rapids)

Whetherstone Condominium Association
(White Lake)

Newport West Condominium Association
(Ann Arbor)

200 River Place Lofts Association (Detroit)

Villas at Stonebrook Condominium
Association (Novi)

Beacon Cove Condominium Association
(Port Austin)

Crystal Waters Condominium Association
(Holland)

The Village of Camelot at Tullymore
Homeowners Association (Stanwood)

Central Parkway Condominium
Association (Westland)

Sand Piper Condominium Association
(Glen Arbor)

Quail Run Owners Association (Battle
Creek)

The Legacy of Farmington Hills
Condominium Association (Farmington
Hills)
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Country Club Village of Northville III
Condominium Association (Northville)

Huntington Woods Il Condominium
Association (Saline)

South Beach Condominium Association
(Glen Arbor)

Benstein Crossing Condominium
Association (Commerce Township)

Summit View Condominium Association
(Ann Arbor)

Northville Colony Estates Association
(Northville)

Cobblestone Ridge Manor Condominium
Association (Van Buren)

Locklin Pines Cluster Condominium
Association (West Bloomfield)

Bennington Green Association (Bloomfield
Hills)

Townes at Mill Street Condominium
Association (Plymouth)

Wedgewood Village Association
(Plymouth)

Evans Landing Condominium Association
(Luna Pier)

Cannon Place North Condominium
Association (Rockford)

Hamilton House Condominium
Association (Okemos)

Carriage Pointe at Applegate
Condominium Association (Kalamazoo)

Northridge Village Association
(Northville)

Willowcreek Condominiums of Delta
Township Association (Lansing)

The Commons at Sierrafield Condominium
Association (Byron Center)

Brentwood Park Condominium
Association (East Lansing)

Heritage at Riverbend Condominium
Association (Detroit)

Franklin Village Townhouse
Condominium Association (Southfield)

Educational/Institutional/Non-Residential
Organizations

Chelsea District Library (Chelsea)

Frankenmuth James E. Wickson District
Library, Frankenmuth

New Life Church (Ann Arbor)

Orion Township Public Library (Orion
Township)

Southeast Michigan Construction Academy
(Madison Heights)

Vermillion Boat Club (Vermillion, Ohio)
Dexter Township (Dexter)
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MEMORANDUM

C LY L]

TO: MAYOR AND CITY COUNCIL
FROM: VICTOR CARDENAS, CITY MANAGER

SUBJECT:  UTILITY LINES AT NEW PUBLIC SAFETY HEADQUARTERS

I I\ [.)T‘ I DATE: DECEMBER 4, 2025

cityofnovi.org

As the process to construct the new Public Safety facilities begin, some significant/tough
decisions will be presented to the City Council. Plante Moran Realpoint (PMR) is finalizing
a decision matrix to formalize which decisions will come before Council, as well as a
budget dashboard to track progress.

This week proved to be a significant first step with teams from HED and BRW architects in
town touring the current facilities and building future sites. In addition to progress on the
buildings, preliminary work on the road construction is underway, which brings the first
significant decision for City Council consideration; the relocation of existing power lines
on Lee BeGole Dr. and installation of new lines on the road connecting 11 Mile and Grand
River. Below are the preliminary estimates from DTE's engineering division tfo
relocate/bury the power lines:

e Underground relocation route (from I-96 to Grand River) ~$5.6 million
e Overhead relocation route ~$2.0 million

DTE's Senior Engineer Clarifications:

1. The two spans going east/west on the south side of I-26 must stay overhead (the
poles may be relocated as needed)

2. The underground estimate includes undergrounding the 2 spans at the northwest
corner of 11 Mile and Lee BeGole

3. The estimates assume existing conduit on the north side of 11 Mile is not in conflict
with the road project and will be used to pull cable to relocate the OH lead.

4. The majority of the cost shown below resides between 11 Mile going south to
Grand River, DTE will build a new concrete incased conduit run for the
underground cable

5. This is a high-level estimate, not reviewed by the system underground and cable
designers. Constructability constraints, wetlands, and locations of primary switch
cabinets will affect the actual cost

Enclosed are pictures of the lines currently along Lee BeGole and at the corner of Lee
BeGole and 11 Mile. Additionally, I've included the proposed budget for the
headquarters that shows site work for the facility budgeted at $4 million and $800,000 for
the road. There could be a mix of above and below (presumably with a dollar figure in
between the 2 above estimates), where the lines/wires on Lee BeGole north of 11 Mile,
in front of the new buildings, are buried but above ground at 11 Mile.
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REALPOINT

ayor and Council —

NOVEMBER 2025

Per Mayor Fischer’s comments,
please see the presentation and
draft minutes from the most recent
Finance and Administration
Committee meeting, where
members heard the details on the
various Brownfield incentives
available.

Tax Increment Financing

- Victor

City of Novi


Victor M Cardenas
Mayor and Council – 


Per Mayor Fischer’s comments, please see the presentation and draft minutes from the most recent Finance and Administration Committee meeting, where members heard the details on the various Brownfield incentives available. 



- Victor 




Executive Summary

The State of Michigan’s Brownfield Redevelopment Financing Act (“Act 381 of 1996" or “Act 381”) was established
to allow for real estate developers to be reimbursed by the new property taxes created from their investment for
qualifying costs associated with the clean-up of “brownfield” (i.e. environmental contaminated) sites, aka “Tax
Increment Financing” or “TIF”.

The State has since enacted amendments to Act 381 in 2017 and 2023 to allow for large-scale mixed-use projects
and housing development projects, making TIF a cornerstone of Michigan’s redevelopment strategy. These programs
enable municipalities and developers to collaborate on revitalizing underused sites, expanding housing, and
stimulating economic growth. Despite their widespread use, misconceptions remain about how TIF works, who
benefits, and its impact on local budgets.

It's important to note that TIF is not a tax increase — it’s a reinvestment strategy. By deferring incremental tax
revenue, Michigan communities unlock immediate development that drives long-term economic and social returns.
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What Is “Tax Increment Financing”?

“Tax increment financing” or “TIF” is an incentive structure that exists in 49 out of 50 states in the United States. The
structure allows a developer to capture incremental tax revenue generated by a development to reimburse for
eligible activities (e.g. site clean-up, infrastructure, construction costs, etc.). The developer pays standard property
taxes and is reimbursed for an applicable portion the following year. In Michigan, the new taxes created are eligible
to be captured by the developer for up to 30 years.

Developer New Taxes to
Reimbursement Taxing Jurisdiction

Base Taxes
Developer Pays

Annual Property Tax Liability

l l

| V ¥
Construction TIF Plan Ad Valorem Taxes
Period Not to Exceed 30 Years
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How Does A “TIF” Work Over The Long Term?

Stage 1: Vacant Land Stage 2: TIF Period Stage 3: Post-TIF Period

(Year 0) | (Year 1-30) (Year 31+)

A parcel of vacant land or an Developer creates $1,000,000 in taxable After the developer has been
under-improved building is targeted for improvements; non-debt millages reimbursed for eligible costs, all taxes
development by owner captured as reimbursement (~86% of on improvements flow as normal to the
new taxes*) jurisdictions
Michigan Average Commercial .
Effecﬁvg o, gTax ot $1,000,000 $54000 $1,000,000 $54000

perty 0 Improvements = Annual Tax on ' Improvements = Annual Tax on
Taxable Value Improvements Taxable Value Improvements

Taxes = Taxable Value x Tax Rate

$100,000 $5,400 $100,000 $5,400 $100,000 $5,400
Land Taxable = Annual Land Land Taxable Annual Land Land Taxable Annual Land
Value EVES Value Taxes Value Taxes
$54,000 x 86%"
$46,440 Captured
$7.560 Not Captured
h 4 | v h 4

$0 $5,400 ‘ $46,440 $12.960 $0 $59,400

Taxes Captured Taxes to Taxes Captured Taxes to Taxes Captured Taxes to
by TIF Jurisdictions by TIF Jurisdictions by TIF Jurisdictions

PLANTE MORAN REALPOINT * Under Michigan’s TIF Programs - Local, County, & School Millages Are Capturable, Debt Millages Are Not Capturable



What Are Michigan’s Project-Specific “TIF"s?

Description

Eligible Costs

Reimbursement
Mechanism

Who Approves

BROWNFIELD TIF

Supports the clean up of contaminated
sites, the development of transit-
oriented properties, or the
redevelopment of blighted, functionally
obsolete, and historic property

MSHDA HOUSING TIF

Supports the creation of new housing
and the preservation of existing
housing

Since 2023, ~$800 million in housing
investment projects (~3,000 units)
approved through the program

TRANSFORMATIONAL
BROWNFIELD

Supports large-scale mixed-use
developments on dirty sites that have a
transformational impact on a City’s
population, commercial activity, or
employment

Since 2017, supported billions in real
estate development statewide

Environmental testing and cleanup,
demolition, lead/asbestos abatement,
site preparation, public infrastructure

Infrastructure and safety
improvements, parking, site
preparation, demolition and renovation
costs, financing losses associated w.
affordable housing commitments

All construction activities

Property Taxes for up to 30 years -
Excludes debt millages

Property Taxes for up to 30 years -
Excludes debt millages

Property Taxes for up to 30 years -
excluding debt millages
+
% of State Income, Withholding, &
Sales Taxes for up to 20 years

Local Municipality, Local/Regional
Brownfield Authority, EGLE, Michigan
Strategic Fund

Local Municipality, Local/Regional
Brownfield Authority, Michigan State
Housing Development Authority

Local Municipality, Local/Regional
Brownfield Authority, Michigan
Strategic Fund
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Transformational Brownfield Program

TBP PROGRAM SUMMARY

Each Building Has A Recognized Brownfield Condition
Plan Must Exceed $75 Million in One or More “Contiguous” Buildings

. City of Novi & State of Michigan Must Designate As Having A “Transformational Impact”, Defined As;
Program Requirements A.  Growth In Population
B. Growth In Commercial Activity
C. Growth In Employment
4. Pass A City & State Financial Review That Demonstrates “Need” for Incentive to Make Projects Financially Feasible

QORI

Novi City Council, Oakland County Brownfield Redevelopment Authority (OCBRA), Michigan Strategic Fund (MSF),

Approving Entities Michigan Economic Development Corporation (MEDC)

VALUE OF PROGRAM

Incentive Resource Description Program Limits [1! Example Value

State Construction Sales Tax Exemption on State Sales/Use Tax For All Michigan- Duration: Construction $200 PSF Hi‘,:; g;ztss;asxof/" il -
5 -

Exemption Based Construction Materials Program Cap: Unlimited $6 PSF Exemption

State Construction Income Tax Annual Reimbursement of State Income Taxes Paid Duration: Construction $200 PSF Hard Costs * 30% On-Site
Labor * 3.5% Eff. Income Tax =

Reimbursement By On-Site Construction Workers Program Cap: $200 Million $2.10 PSF Reimbursement

Income Taxes [3! = $100,000 Income Per
800 SF Unit * 3.5% Eff. Income Tax *
50% Capture = $2.20 PSF / Yr Reimb.

Annual Reimbursement of 50% Of The Income /
Withholding Taxes Paid By Residents / Workers
Occupying The Project Post-Construction + 100%

Duration: 20 Years

Program Cap: $1.6 Billion Withholding Taxes = $100,000 Income

Per FTE / 400 SF * 3.5% Eff. Wth Tax *

Ongoing State Tax Capture
Reimbursements Of The Sales Taxes Collected By Retail & Hospitality Annual Cap: $80 Million * 02k Gl = AL IR el

Unused Share from Prior Yrs

Businesses On-Site Of The Project
Hotel Sales Taxes = $200 / Room Rate *

6% Sales Tax = $12 / Room Night Reimb.
Retail Sales Taxes = $400 PSF * 6% Sales
Tax = $24 PSF / Yr Reimb.

State & Local Property Tax Annual Reimbursement Of Property Taxes For Duration: 30 Years $70 Assessment PSF * 50 Capturable
Increment Financing Approved Millages Paid Over Base Value Program Cap: Unlimited Mills = $3.50 PSF / Yr Reimb.

[1] Program Is Currently Fully Subscribed, New Legislation Pending On Expanding Limits 6

PLANTE MORAN REALPOINT = - - o
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Why Are Cities Using TIF?

State and local government leaders continue to grapple with scourge of record-high housing unaffordability!!! and
commercial office vacancy rates!2l,

The State of Michigan is short an estimated 190,000 housing units 3. From 2014 to 2023, Michigan built just one
new home for every 14 new jobs!“! - leaving thousands of workers struggling to find housing. Meanwhile, changing
work patterns associated with remote work and commercial office vacancy rates are beginning to impact property
valuesl®! — a mere 1% increase in vacancy can reduce property values by a staggering 2 to 3%.

Cities across Michigan are using project-specific TIF programs to address these problems, including the
redevelopment of environmentally contaminated land[¢, investments in workforce housing!”!, and large-scale
transformational investments(®! that will draw new residents and jobs. These leaders are making the conscious
decision to forgo short-term property tax gains in exchange for enhanced spending in the local economy today.

[1] https://www.pewresearch.org/short-reads/2024/10/25/a-look-at-the-state-of-affordable-housing-in-the-us

[2] https://www.moodys.com/web/en/us/insights/data-stories/us-commercial-real-estate-vacancies-downtown-vs-suburbs.html

[3] https://www.mlive.com/public-interest/2024/01/michigan-needs-190000-more-housing-units-to-curb-a-crisis.html

{4] https://www.michigan.gov/mshda/developers/employer-assisted-housing

[5] https://stancerealestate.com/the-impact-of-vacancy-rates-on-property-value-and-roi/

[6] https://www.axios.com/local/detroit/2025/10/10/wnba-practice-facility-riverfront-cleanup

[7] https://www.mlive.com/public-interest/2025/05/michigan-developer-promises-to-build-250-extra-homes-a-year-with-new-tax-program.htmi

[8] https://www.mlive.com/news/grand-rapids/2024/08/state-board-approves-252m-incentive-plan-for-grand-rapids-stadiums-housing-towers.html
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Why Are Developers Asking For TIF?

Michigan ranks among the top states for property tax burden, making TIF a critical tool for offsetting high upfront
costs and continued high operating costs. TIF programs help bridge funding gaps, making projects with broad
community impact that might otherwise stall due to financial constraints viable. These programs are proving decisive
for the viability of real estate projects in Michigan, as developers face significant national and local headwinds that
are widening financing gaps.

STATE & LOCAL HEADWINDS
1. High Property Taxes
A. Michigan ranks 14th highest in the Country for effective property tax rates, with Oakland County in the top 20% of counties
nationwidel!
2. Increasing Construction Costs Outpacing Inflation
A. Construction costs have increased 41.6% since the pandemic, significantly outpacing the 21.9% inflation ratel2

NATIONAL HEADWINDS
1. Tariffs Impact on Construction Costs
A. Recently enacted tariffs by the Federal Government are estimated to further increase commercial real estate construction
materials costs by 9.0%[3!
2. Persistently Higher Interest Rates
A. 10-Year Treasury Yields, the benchmark financing rate for most long-term real estate debt, has increased from 0.79% in
October 2020 to 4.14% in October 2025 - in actual dollars this means the operating income that once could finance
$1,000,000 in construction debt can now only support ~$650,000, a 35% reduction
3. Reduction in Federal Funding for State & Local Projects
A. The Fiscal Year 2026 Federal Budget proposes eliminating much of the Federal funding for local economic development and
residential housing gap financing!®]

[1] https://taxfoundation.org/data/all/state/property-taxes-by-state-county/

[2] https://citizenportal.ai/articles/3821813/Michigan/Michigan-construction-leaders-debate-code-changes-amid-rising-material-costs
{3] https://fred.stlouisfed.org/series/DGS10

[4] https://www.cushmanwakefield.com/en/united-states/insights/the-impact-of-tariffs-on-cre-construction-costs

[5] https://www.crec.net/2025/06/06/what-the-fy-2026-federal-budget-proposal-signals-for-regional-economic-development/
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Addressing Municipal Concerns

Real estate development projects that are supported through TIF are typically done so in the interest of stimulating
the local economy through further commercial development, redeveloping sites that otherwise wouldn'’t be
redeveloped, or encouraging housing development. Cities that support TIFs are agreeing to forgo the potential new
property taxes created by a project for some period of time - meaning that they are left to fund the increased cost
burden on local services associated with the new development through other mechanisms.

An agreement between the Developer and the Local Municipality to fund a specific

Municipal Services Agreement amount for operations (e.g. Police/Fire, Parks & Rec) for the duration of the TIF

An agreement between the Developer and a local community group outlining
Community Benefits Agreement contributions to be made by the Developer to the community in response to
concerns the community has related to the project.

Application Fees Fees charged by the Local Municipality to offset the cost of review

An authority establish by the Local Municipality or the County that can charge fees

Brownfield Redevelopment Authority on the captured TIF to be used for various administrative costs

A fund establish by the Local Municipality or the County that can charge fees on the
captured TIF to be used for various land development costs

Local Brownfield Revolving Fund

PLANTE MORAN REALPOINT



Which Jurisdictions Are Subject to “TIF” Capture?

TAXING JURISDICTION TOTAL MILLAGE ul? %t&jg? ELE
School Operating 18.0000 18.0000
State Education 6.0000 6.0000
School Supp > 18 0.9365 0.9365
General City Operating 4.7505 4.7505
Streets 1.4197 1.4197
Police/Fire 1.3518 1.3518
Parks & Rec 0.3648 0.3648
Drains 0.6120 0.6120
Capital Improvements 0.9514 0.9514
Library 0.7303 0.7303
PA359 Econ DVLP 0.0100 0.0100
Oakland County Operating 3.9539 3.9539
Oakland County HCMA 0.2062 0.2062
Oakland Community College 1.4836 1.4836
Oakland County PK&RC 0.6500 0.6500
Oakland County Transit 0.9464 0.9464
Oakland County ISD-Voted 2.9667 2.9667
Oakland County ISD-Allocated 0.1874 0.1874
Oakland County Zoo 0.0941 Not Captured
Oakland County Art 0.1937 Not Captured
2008 Library Debt 0.3471 Not Captured
School Debt Novi 6.5000 Not Captured
School Sink 631 0.4713 Not Captured
Public Safety Debt (2026) 1.0000 Not Captured
Total 53.1274 45.5212
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Case Study: Bedrock | Approved Project

Project Highlights:

Hudson'’s Detroit
« 1.5 Million SF of retail, office, residential, hospitality, and
event space
e Completion: October 2025
Book Tower/Book Building
» 101,000 SF renovation of retail, office, residential, parking,
and event space
» Completion: June 2023
One Campus Martius
* Expansion of 310,000 SF of office space, 27,000 SF of
flexible event space, and 5,500 SF outdoor terrace
» Completion: March 2020
Cadillac Square
» 1.5 million SF of retail, office, residential, parking, and
entertainment space
* Completion: TBD

Project Overview:

The Hudson’s Detroit redevelopment is a landmark $2.15 billion mixed-use initiative that spans 3.1 million square feet across four transformative
sites in downtown Detroit: Hudson'’s Detroit, Cadillac Square, Book Tower/Book Building, and One Campus Martius. Spearheaded by Bedrock
Management Services, the project encompasses six acres of new construction and historic renovation, integrating residential, retail, office,
hospitality, parking, and event spaces. At its centerpiece is Hudson's Detroit, featuring Michigan’s second-tallest building and marking the city’s first
ground-up development in over half a century. The project is backed by $618 million in incentives through a Transformational Brownfield Plan,
reflecting strong public-private collaboration. Upon completion, it is projected to create approximately 7,738 new jobs and serve as a catalyst for
continued investment and revitalization in Detroit’s urban core. By blending modern infrastructure with preserved architectural heritage and
introducing experiential entertainment venues, the development is poised to redefine the city’s skyline and enhance its cultural and economic

vibrancy.

Sources: Detroit Economic Growth Corporation, Michigan Economic Development Corporation, Detroit Free Press
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Case Study: Grand Rapids | Approved Project

Project Highlights:

- — e

Acrisure Amphitheater
e 12,160-seat venue on 10.6 acres
* Completion: May 2026
+ Impact: 300,000 visitors annually, $563 million in net new
economic impact
Amway Soccer Stadium
* 8,500-seat stadium on 8.2 acres
* Completion: 2027
+ Impact: 160,000 visitors annually, $290.7 million in net
new economic impact
Mixed-Use Development
* Amphitheater Tower: 21 stories, 475 apartments, retail,
475 parking spaces
» Stadium District Tower: 18 stories, 260 apartments, retail,
office, 350 parking spaces, pedestrian skywalk

Project Overview:

Grand Action 2.0 is spearheading a transformative redevelopment of 31 acres along the Grand River, anchored by two major venues and mixed-use
projects that will redefine downtown Grand Rapids. The Acrisure Amphitheater is a 12,160-seat outdoor venue on 10.6 acres, set to open in May
2026. With a $184 million investment, it will host 50+ events annually, draw 300,000 visitors, and generate $563 million in net new economic impact
to the sate. The Amway Soccer Stadium, an 8,500-seat multi-purpose venue on 8.2 acres, will open in 2027. Backed by a $175 million investment,
it's projected to deliver $408 million in long-term revenue and $290.7 million in economic impact for the state. Supporting these anchors are two
mixed-use projects. The Amphitheater Mixed Use is 21 stories with 475 apartments, retail, and parking. The Stadium District Tower will be 18 stories
with 260 apartments, retail, office, and a pedestrian skywalk. Together, these projects will create over 950 new jobs, attract hundreds of thousands
of visitors annually, and unlock thousands of housing units (including future development opportunities). Public-private partnerships, philanthropic
support, and the Transformational Brownfield Program ($252.3 million) are driving the funding. This initiative will revitalize the riverfront, boost
tourism, expand housing, and deliver lasting cultural and economic benefits to the region.

Sources: Crain’s Grand Rapids Business, Grand Action 2.0, Michigan.gov
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Case Study: Novi City We

st | Potential Project

Project Highlights:

A

Hotel

» 225+ Key new convention hotel and outlot restaurant
Townhomes

* 110+ for-sale townhomes
Senior Living Community

* 170+ unit for-rent senior living community
Workforce Housing & Grocer

* 50+ unit workforce housing with ground floor grocer
The Mix

* Restaurant concept
Apartment Building

¢ 100+ unit for-rent apartment community
1Source

» Office expansion for existing local company
Mixed Use Project

* 250+ unit for-rent apartments with retail building
Neuro Inclusive Community

» 180+ for-sale unit neuro-inclusive community

Project Overview:

The Suburban Collection Showplace (SCS), Michigan’s largest privately-owned convention center, anchors a transformative $400+ million mixed-
use development known as “Novi City West.” Located on a 55-acre site in Novi, SCS offers over 600,000 square feet of event space and draws
more than 2 million annual visitors for trade shows, expos, and corporate events. The project aligns with the City of Novi's vision to revitalize the
Grand River Corridor into a vibrant, mixed-use district. The development introduces a diverse range of housing options, including over 100 for-
sale townhomes, a 170+ unit senior living community, a 180+ unit neuro-inclusive residential offering, and more than 400 multi-family rental
units across three mid-rise buildings. A proposed 225-key convention hotel will further enhance SCS’s event-hosting capabilities and economic
impact. Complementing the residential and hospitality components are key commercial additions: a 30,000 SF grocer, a 17,000 SF food and
beverage destination called “The Mix,” and 23,000 SF of ground-floor and outlot retail space. Additionally, 1Source plans to expand its
headquarters and manufacturing facility, adding 10+ full-time jobs. Together, these elements create a walkable, inclusive, and economically
dynamic district poised to elevate Novi’s regional prominence.
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Which Jurisdictions Captured Under Novi’s Corridor Improvement Authority?

TAXING JURISDICTION TOTAL MILLAGE % CIA Capture

School Operating 18.0000 -
State Education 6.0000 =
School Supp > 18 0.9365 -
General City Operating 4.7505 50%
Streets 1.4197 50%
Police/Fire 1.3518 50%
Parks & Rec 0.3648 50%
Drains 0.6120 50%
Capital Improvements 0.9514 50%
Library 0.7303 50%
PA359 Econ DVLP 0.0100 =
Oakland County Operating 3.9539 50%
Oakland County HCMA 0.2062 50%
Oakland Community College 1.4836 50%
Oakland County PK&RC 0.6500 50%
Oakland County Transit 0.9464 -
Oakland County ISD-Voted 2.9667 -
Oakland County ISD-Allocated 0.1874 -
Oakland County Zoo 0.0941 -
Oakland County Art 0.1937 -
2008 Library Debt 0.3471 -
School Debt Novi 6.5000 s
School Sink 631 0.4713 -
Public Safety Debt (2026) 1.0000 =
Total 53.1274
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CITY OF NOVI
r 1 Finance and Administration Committee Meeting
November 24, 2025, 5:00 p.m.
Mayor's Conference Room | Novi Civic Center | 45175 Ten Mile Road
L J (248) 347-0445

cityofnovi.org

CALL TO ORDER: 5:02 p.m.
ROLL CALL: Mayor Fischer, Mayor Pro Tem Casey, Councimember Staudt
STAFF LIAISON: Victor Cardenas, City Manager

ALSO PRESENT: Tom Schultz, City Attorney
Jake Austermann, Plante Moran Realpoint
Eric Helzer, Advanced Redevelopment Solutions

APPROVAL OF AGENDA
Motion: Casey; Seconded: Staudt; Approved: 3:0

APPROVAL OF MINUTES — October 21, 2025
Motion: Casey; Seconded: Staudt; Approved: 3.0

PURPOSE OF THE MEETING

Mayor Fischer opened the meeting by stating that there has been a lot of interest in the
Transformation Brownfield Program, including for Mr. Bowman of the Suburban Collection
Showplace and his upcoming proposed project in City West. As the City of Novi has not
previously been involved with the program Mayor Fischer thinks it is important that there be @
core group of Councilmembers who are able to dive into the situation and get information
from experts about these programs. He thinks that this Finance and Administration Committee
is the appropriate body to make that initial deep dive, with the expectation that City staff will
then share the presentation, minutes, and a summary of the subject on an upcoming
administrative packet so the rest of City Council is also informed on the topic. This is a fact
finding mission, that will include the presentation by Mr. Austerman as well as an informal
Question and Answer session. Mayor Fischer then invited Mr. Austerman to begin his
presentation.

1. Michigan Tax Increment Financing (TIF) Programs Presentation
with Jake Austermann of Plante Moran Realpoint

Mr. Austerman infroduced himself to the group, stating that he works with the Plante
Moran Realpoint Consulting Group and that over the last decade he has worked
primarily in the City of Detroit with economic development incentive projects there.
These include tax abatements and Tax Increment Financing (TIF) in both districts and
project specific programs. He has done work on all sides, with large occupiers, non-
profits, municipalities, Economic Development Authorities, etc.



There are two forms of TIF in Michigan:

1. Project Specific
Where the project is creating the tax production which it then reaping the benefit
of. Itis a performance-based incentive and includes the Brownfield TIF, the
Michigan State Housing Development Authority (MSHDA) Housing TIF, and the
Transformation Brownfield programs. The developer makes an investment, creates
new property taxes, and is reimbursed a share of those property taxes as a means
of incentivizing that investment. A “pull” incentive to draw
investment/development to a community.

2. District
A “push” incentive where a localized tax-increment district is created that can
capture property taxes currently being generated there (including the possibility
of levying a new millage for that area). The authority then makes investments
within the boundaries of that district using those dollars. This is somewhat similar to
the Corridor Improvement Authority (CIA) in Novi. The district concept was also
used for the Little Cesar Arena.

TIF Programs are used in all US States except Arizona. Mr. Austerman used graphs on
page three and four of his presentation to illustrate how the TIF model works. It is
effectively a temporary redirecting a portion of tax revenue to a developer, after a
set number of years the full portion of taxes again go to the local taxing body. Each
program differs on the exact percentages of how the tax revenue is divvyed up
(between authorities, local, county, state, etc.). It is not permitted to capture debt
encumbered millages like bond debt, school debt, or other specifically encumbered
millages.

Mr. Austerman provided a breakdown of the three Michigan three TIF programs that
would fall under a project-specific designation including a brief description, eligible
costs, reimbursement mechanism, and approving authorities for each on page five
of his presentation. In summary:

Brownfield TIF - Supports the cleanup of contaminated sites, the development of
transit-oriented properties, or the redevelopment of blighted, functionally obsolete,
and historic property. The Brownfield TIF essentially supports the cost of cleaning up a
contaminated brownfield site so a developer can approach it much as they would a
greenfield site. They are reimbursed through a portion of property taxes on eligible
costs for up to 30 years OR up to the amount of spend on eligible activities. This
program has been used in Novi, Dunhill Park, and Villas at Stonebrook.

MSHDA Housing TIF — a new program enacted in 2023 with the goal of increasing
housing production in the State of Michigan, especially of workforce housing. Eligible
costs include, among other expanded items, a rent-loss gap which makes up for the
difference between where market-rate rents are and the affordable rent that the
developer agrees to restrict a building or units to. The number of affordable units
varies, and is negotiated between the developer and local municipality.



Mr. Helzer added that an *affordable unit” is at or below 120% of the area median
income. Typically a minimum of units across the state is about 20% of the
development but it varies by authority. Some communities set it up so that the
developer is only financed on the affordable proportionate amount of the eligible
costs or even further tailored local policy. The cities of Ann Arbor, Grand Rapids,
Lansing, Traverse City have further requirements to force more affordability. It allows
for alarge amount of negotiability. Mr. Austerman stated that, from the State’s
perspective, this program has been hugely successful with ~$800 million in housing
investment projects (~3,000 units) approved through the program to date. It is also
supported by property taxes for up to 30 years

Transformation Brownfield Program —
* Additional information was provided for this program on page 6 of the presentation

Supports large-scale mixed-use developments on brownfield sites that have a
transformational impact on a City’s population, commercial activity, and
employment. Eligible plans must exceed $75 mil in one or more “contiguous”
buildings. In addition to property taxes for up to 30 years this TIF also includes
incentive resources of Sales fax exemption on Michigan-based construction
materials, a percentage of State Income, Withholding, and Sales tax for up to 20
years.

Counciimember Staudt asked why the limitation on State Income,
Withholding, and Sales tax were set at 20 years instead of 30 like the
State/County/Local Property Taxes? Mr. Helzer said that the state policy has
always been proportionality on real property taxes so they are maintaining
that under law. Through the additional tax resources the State is putting in
more money than the original proportionality.

Mr. Austerman added that there are caps on the resources as allocated under State
legislation. It is an incentive brought by the state to encourage local
investment/development. It is significant in getting a project that might have a gap
in financing to close that gap. It operates under that understanding that if not for
these incentives the development would not be able to start construction, get
financing, or get the proper returns to attract outside capital. The Property Tax
portion operates the same as it would under the Brownfield or MSHDA Housing TIFs
but the biggest difference is that this program makes almost all construction costs
eligible for reimbursement (IE tradition brownfield work plus any “vertical”
construction).

Councilmember Staudt expressed that he struggles with the inclusion of for-
sale units and doesn’t think they should be included in a TIF, he thinks it makes
it along-term investment strategy for wealthy developers. Mr. Helzer said that
he too has struggled with this but that he has come to understand that there a
lot of hybrid options for the financing, it all comes down to numbers.
Sometimes residential is excluded from any cost eligibility but the revenue is
captured to accelerate the payment and reimbursement, allowing the
financing on the rest of the project. Where the money is placed and what it is
captured from can be hybridized so that the entire project can be financed.



Mr. Austerman added that there are confrols and governors around the profit-
making mechanisms. The state does an underwriting analysis on the rate of
return the developer is set to make, and there are caps in place on what they
can make. The developer has to prove the need for the incentive requested
and there is a lot of negotiability built-in for the local authority, for the duration
and the eligible components and where costs are directed. The City has to
sign off an a project before it gets to the State level. The reimbursement is fully
performance based and all income/revenue is included within the TIF
financial model.

Counciimember Staudt asked if segments of the development can be sold off
during the TIF capture period and where the selling price goes (to pay off
debt)2 Mr. Austerman said that yes, segments can be sold and that ultimately
the TIF would be assigned to the new buyer or the debt holder, therefore
remaining part of the program for its duration. Ultimately because you have
the State resources it encourages the viability of the project throughout the life
cycle. If they sell it will potentially do so at a higher price, so property taxes
can be reimbursed quicker and the value placed on it after it sells on tax rolls
is higher.

Mr. Austerman then went over why Cities use TIF including the identified need for
workforce housing, the documented change in work patterns (IE more working from
home which has effected commercial office vacancy and impact to property tax
valuations on office properties), municipalities looking to create more vitality in their
urban cores, converting vacant land or vacant office buildings to housing,
encouraging the spend in major retail centers that need sufficient foot traffic to be
viable, etc. A 1% increase in vacancy can reduce a property’s value by 2 - 3% so as
Cities have struggled with office vacancies you see lagging inflation on property tax
valuations, some of which if overcome by Headlee, but that will ultimately hit a city’s
bottom line.

He then spoke on Developer use of TIF is in part because Michigan has a high
property tax burden (14 highest in the country for effective property tax rates with
Oakland County among the top 20% of counties nationwide) and construction costs
have significantly outpaced rent growth in many markets. The TIF programs are a
means to offset that.

Mayor Fischer asked why the State doesn’t focus on the effective property tax
rate being too high and working to do something there as opposed to
throwing money at “a couple winners and losers.” This helps very little in the
grand scheme of property taxes so it rubs him the wrong way a bit. Mr.
Austerman agrees with Mayor’s comment though noting that he would love
to see statewide property tax reform but that this current state is why
developers are asking for TIF. It is a fool developed to deal with the issue.
Mayor Fischer remarked that it is frustrating to see a structural problem with a
program that will only help a few developers. He asked how many projects
have gone through the Transformational Brownfield process, Mr. Austerman
guessed 12 -15 plans. Mayor followed up to ask how many developers, if any if
it is a smaller number compared o the plans. Mr. Austerman said that he



doesn’t believe anyone has “double dipped” at this point though there is at
least one applying for a second time.

Councilmember Staudt asked if the process is possible without the residential
component and for an example of a plan that did so. It is allowed under the
program as the plan must be for mixed-use developments but that mixed-use
does not have to include residential, however, all of the plans that have go
through to date have included a residential component.

Counciimember Staudt said that it would be a quandary as to how to explain
the TIF program to residents, and how it benefits them.

Mr. Austerman said that it can be a concern for municipalities that they are
contributing the “allowance” for the developer to capture local taxing jurisdictions,
leaving the jurisdiction with no new revenue to address the needs (additional staff,
road burden-based repair needs, other services, etc.) that arise from the new
development. Some ways to offset this concern are the following mechanisms:

Municipal Services Agreement

An direct agreement between the Developer and the City for the developer to fund
a specific use (operations, Police/Fire personnel, etc.) for the duration of the TIF. Less
common in Mr. Austerman’s experience.

Community Benefits Agreement

The more common mechanism in Mr. Austerman’s experience, because it helps to
directly reflect what the voters think. It is an agreement between the Developer and
a local community group/neighborhood action committee outlining contributions to
be made by the Developer to the community to offset concerns.

Mayor Fischer asked for an example of this. Mr. Austerman said that the Henry
Ford Hospital Expansion included the agreement to build an urgent care,
establish a greater presence of care for Detroit residents throughout the
neighborhoods, to contribute land to city uses — specifically the Community
Land Trust (an affordable housing concept the city was focused on). It could
include things like an affordable housing fund, a small business fund, etc. City
Attorney Schultz noted that a Municipal Services Agreement would potentially
be of more interest to Council, so it could pay for things like public safety
personnel or vehicles. Mr. Austerman said that Community Benefits
Agreements are often very political as a negotiation between residents and
developer with the City as an arbiter. They are very specific agreements with
often expansive process including many meetings and public information
sessions. Mayor Fischer agreed with Mr. Schultz that a Municipal Services
Agreement, especially towards public safety, would be the option of choice.
Mr. Schultz also said that neither the Municipal Services or Community Benefits
Agreements are referred to in the statute, they developed as allowable local
mechanisms (IE not necessarily endorsed by the state but allowable in that
they will not say no to a project that includes them). Mr. Austerman said that
the State essentially wants to see the local municipality bought-in to the
project. If the state sees the local approval and the project plan meets state



criteria then they will commit their funding to the project. These agreements
are realistically how the local municipality identify way to offset the new costs
associated with new development.

Application Fees
Fees charged by the Local Municipality to offset the cost of review

Brownfield Redevelopment Authority

An authority established by the Local Municipality or the County that can charge
fees on the captured TIF to be used for various administrative costs. This can be set
up at the local level, the is already one at Oakland County. There are a lot of existing
practices, policies and procedures and therefore a real cost associated with it. They
can charge administrative fees that can go to the benefit of the city authority.

Local Brownfield Revolving Fund

A fund established by the Local Municipality or the County that can charge fees on
the captured TIF to be used for various land development costs specific to
brownfield development.

Mayor Fischer summarized that these last three (Application fees, Brownfield
Redevelopment Authority, and Local Brownfield Revolving Fund) are
essentially a way for the City to skim a bit of the TIF to keep. Mr. Austerman
agreed. Mr. Helzer Brownfield Redevelopment Authority and Local Brownfield
Revolving Funds can be significant. Some municipalities have as high as 20%
going to those buckets, it just has to be justified that it can be spent. There is
real opportunity for the city there.

Mr. Austerman also offered a few case studies, the approved projects of Bedrock
(Hudson's Detroit, the Book Building, Campus Martius Expansion, and Cadillac
Square) and Grand Rapids (Acrisure Amphitheater, Amway Soccer Stadium, and @
mixed-use development.

City Manager Cardenas asked about the incentives reporting mechanism,
acknowledging that it has to show profits made for the length of the
agreement. For example, the lease agreement has to be divulged to...2 Mr.
Austerman said yes, divulged to the state and the state manages that from
the reimbursement process standpoint.

Mr. Schultz asked how the 30-year period works (IE approval, construction
start, construction completion, reimbursement period). Mr. Austerman said
that the program gives 5-years from the date the plan is approved for the
project to conclude. Mr. Helzer added that it is a deferred start of capture,
typically written as start of construction OR 5-years (whatever is sooner). After
those 5-years you start to eat into your period of capfture. If no investment or
construction is started then there are termination from both the City and State
standpoints. Mr. Schultz asked for clarification if it is 5-years from the start of the
1st part for the entire project or for individual nodes of it. Mr. Austerman said it is
nodes, there is a build-period allowed through the reimbursement agreement



for each component. Mr. Helser added that that would be created in a
phased build and revenue plan.

He also showed the potential project of Novi City West, being proposed by Mr.
Bowman of the Suburban Collection Showplace (page 13 of presentation).

Mr. Schultz asked why there isn’'t a slide regarding what the City West project
will ask of the City and Corridor Improvement Authority (CIA) as far as
investment/infrastructure needed. Mr. Austerman said that this session for the
Committee was designed as educational on TIF programs, not for a specific
project. There is still a lot of discussion to be had regarding City West. Mr.
Cardenas noted that the State would want to see the City have a stake in the
project though.

Counciimember Staudt asked if the County would get involved due to Grand
River, Mr. Cardenas said that the current plan does not appear to impact
Grand River, just some smaller local roads.

Following brief discussion of potential financing through the City and/or the
CIA Councilmember Staudt asked how much the CIA gets from the TIF. Mr.
Austerman said it would likely be more than 2 the capturable about. Mr.
Austerman further noted that this is one mechanism that can help keep the
City funded in this dynamic. If the CIA is extended, then that capture extends
through the full term of the brownfield plan because it's encumbrance
supersedes the developers (IE they are in 15" position because the CIA was
established prior to the transformation brownfield project). Mayor Fischer
asked what the formula is for that. Mr. Austerman said there is a formula where
the CIA gets 50% of the taxes for specific jurisdictions with new taxes
generated. Mayor Fischer if the table Mr. Austerman provided could be
updated for those capturables — Mr. Austerman said yes. Councilmember
Staudt asked if, after 12 years the CIA isn't renewed does the developer get it
allg Mr. Austerman said that there is precedent in recent brownfield approvals
to believe they would then flow to the City rather than the developer. There is
room for difference there though.

Councilmember Staudt and Mr. Schultz asked why the CIA would be
interested if the CIA got all the public infrastructure it wants paid for through
the projecte

Mr. Austerman said that if the CIA is extended then it gives a new 30-year
cycle on top of the current 12-year cycle. This would require Oakland County
to extend the CIA, in part on basis that this project was never contemplated
previously. Once the developer capture has stopped the CIA’s can still extend
outward, being the benefactor of those taxes, continuing to incent projects
long after the developer’s benefit has ended. The group briefly discussed the
viability of the County extending the CIA. Mr. Austerman noted that the
County would also be part of the Transformational Brownfield Process,
approached in much the same way the City is. Councilmember Staudt asked
who makes the legal determination if, at the termination of the brownfield



authority, the funds go back to the City2 Mr. Helzer said they have to go back
to the City, it is statutory. Mr. Cardenas said that it is similar to the CIA in that
way.

Mayor Fischer asked why in the Bedrock Case Study if it was a 2 billion dollar
investment why the incentive is only 600 million2 Mr. Austerman said it was
because they “maxed out” production. The total value of the incentive over
30 years was 600 million, they only got as much reimbursement as they could
produce. The governor is cost and/or duration.

Mayor Fischer asked for some clarification of the math on slide 4, asking if the
City didn't have a CIA it would be likely that you could have a 100 Mil project
with 100 Mil back incentive. Mr. Austerman said no, what he provided was a
simplified math example. Because property faxes on a per unit basis are
about $5,000 per year, a new unit takes $250,000 to build and is assessed for
$100,000 a unit, you aren’t going to be able to fully reimburse the value of the
unit on that $5,000 (5% on 50% of the value). Mayor noted then that on the
example all the numbers should then be cut in half and Mr. Austerman
agreed.

Councilmember Staudt asked much we should expect from projects if the City
establishes a Brownfield Authority. Mr. Helzer said that he sees a lot of
authorities get about 5% of all capturable revenue annually. Counciimember
Staudt asked why we would let the County capture that money, Mr. Helzer
agreed, noting that they recommend that the City establishes their own
brownfield authority. Mr. Schultz asked what the City can use the money out
of that revolving fund fore Mr. Helzer said it could be used to acquire land that
falls under the program'’s eligibility. It could also be used to set up a fund for
low-interest loans or grants to offset costs on other projects, infrastructure
improvements, parks, roads etc., as long as they are related to another
eligible project. Counciimember Staudt noted that this could be a lot of
money. Mr. Austerman noted that there is an administrative process to
establish a brownfield authority, personnel to be hired. But it can go into a
broader economic development strategy, they can be an incentive for the
next project.

Mayor Fischer stated that Novi may be quite different as a community than
those that Mr. Austerman and Mr. Helzer have worked with before. Mr. Helzer
agreed but said that every authority and city is unique. You can build the
program around what you want it to be and the goals the City has. Mr. Helzer
noted one Community he is working with is purchasing a Fire Truck under the
Community Benefit Agreement under part of the larger TIF.

Mr. Cardenas asked about Central Park South and how far an individual
project can be to sfill be included in the overall development. Mr. Austerman
said that if it is part of the continuous plan of development under the
masterplan for City West it qualifies. Mr. Helzer continued saying that originally
it was narrower, only contfiguous properties but it has since been expanded so
it can be scattered sites as long as it is part of one development initiative.



Mr. Schultz asked that we be provided with an example of the letter of
support that the City would need to submit to the state. He noted he has
some concern about submitting a letter like that when we haven'’t even seen
a site plan or reviewed criteria. Mr. Austerman said that it is less defined than a
letter of support, the municipality has to be in support in order to bring the
application to the state, but they always do the approvals coterminous,
meaning there is still a lot fo be negotiated between the municipality and
developer while they are moving through State approvals. The municipality
may use some of the State review in their own approvals, such as on tax
projections and underwriting analysis. The letter of support can be drafted so
vaguely as “We are excited to consider this project and will be supporting
pending our review and negotiation...”. Mr. Schultz stressed that it is his job as
the City Attorney to preserve the City's right o say “no”. Mr. Austerman
agreed, saying that realistically it is an uncommitted letter meant to get a
conversation going. Mr. Schutlz asked for some examples, noting that it would
need to be very loose support. Mayor Fischer made the analogy that it is a bit
like a mortgage pre-approval letter where you still need to go through the full
mortgage application. He then asked how the letter can be crafted in such a
way that ALL of City Council, with their various opinions, is prepared to sign
offg Mr. Austerman said it doesn’t need to be anything binding, just an
expression of interest or excitement for the project. Mayor Fischer says he
would like clarity on what exactly is needed from Council and the City for Mr.
Bowman to apply for the incentive. Mr. Austerman said he believes it is just the
letter of support to the State for the program to be extended, Mayor thought
there was something more needed based on the previous presentation to the
CIA.

Councilmember Staudt asked what the timeline would be for the project. Mr.
Austerman said that currently the State hasn't expanded the program and
therefore is not a resource for Mr. Bowman to go after. It will require the State
Statute to amend and expand the Transformation Brownfield Program. The
State Bill is under review in committee but has not yet been scheduled for a
hearing, it will mostly likely be heard next year.

Mr. Austerman said that before the State can approve the plan, they will need
Local, City and County, approvals (including a resolution from the City of
Novi) and the Transformational Brownfield Plan drafted, reviewed, and
approved.

Councilmember Staudt noted that MEDC hasn’t yet started reviews of the
new batch since there are not funds available. Mr. Austerman said yes,
though they have looked at a few and expressed interest in the event the
program gets refunded.

Mr. Schultz asked about retroactivity, for example if it takes a year to
negotiate, can Mr. Bowman approach the City Planning Commission with a
plan. Mr. Austerman says that can potentially create an issue with respect to



the “but for” test but that there are dynamics where you can start
construction and still apply for incentives at that point.

Counciimember Staudt then asked if Mr. Austerman has other clients applying
for these funds and therefore competing for the same pot of money? Mr.
Austerman said yes, he had other clients applying but that because the pot of
money is so large that they wouldn’t realistically be in competition.
Counciimember Staudt noted some political concerns about if the program
will be renewed. Mr. Austerman said he is not involved with the political side,
only the numbers.

To return to the process, Mr. Austerman said that the County would review
and approve the plan, including public hearings, the County brownfield
authority and board of commissioners, and then would go to the State for
approval. During that time the City could be negotiating the Municipal
Service Agreement, but it would all need to be completed in advance of
moving forward with State approvals.

Mr. Schultz again expressed concern about preserving the City's right to not
approve bad plans. He wants to know how this approval can take place prior
to the City performing standard Site Plan reviews. Mr. Austerman and Mr.
Helzer said that there are callback provisions wherein if the developer does
not deliver what the City wants per the development agreement and plan
then the incentives don't flow. There are also governors in the plan on how
much the program of investment can change (square footage, total
investment, etc.) for any project before the developer would have to come
back for an amendment. Therefore, City Council gets “another bite at the
apple” through the amendment process. Minimums can also be set regarding
number of units, square footage, investment, product types, etc. This would be
in a concept plan, in substantial form, which would be enough for the
brownfield to be approved and then if they don’'t deliver the incentive
doesn’t flow. Mr. Cardenas noted that the issue Mr. Schultz has though is that
the City has handcuffed themselves to that plan for development that hasn't
gone through any kind of site plan approval. Mr. Helzer and Mr. Austerman
agreed that was a fair point. Mr. Cadenas further put forward that doing this
usurps the legislative authority from the Planning Commission. Mr. Helzer said
that City Council is approving the concept plan, product types, and end uses
along with a detailed schedule and fiming. Mr. Schultz says this is a good
conversation, but he is still frying to understand even after having read the
statute. In the event a development and brownfield plan with this concept in
it is approved and then three years later a public hearing is taking place at
the Planning Commission for one of the components (Hotel, apartments, etfc.)
and the public express that they hate multiple components of the plan. How
can the City then say that they have already kind of approved it, how does
this mesh with our obligation to follow zoning law. Mr. Austerman said that it is
a requirement that the development meets zoning requirements. Mr. Schultz
said that it wouldn’t be a approval by right site plan but instead the more
discretionary Special Land Use. We would hold a public hearing and retain
discretion. Mr. Helzer said it these are living documents, it would trigger a
Transformational Brownfield Plan amendment that would have to be



approved and go back to the state. Mr. Austerman said that it would have to
be in alignment with the City’'s changes to the project for the special land use
and that is something that could be drafted into the development
agreement. Mr. Helzer said that the State would agree to that and recognize
the zoning in the City of Novi and the Special Land Use process. He also
pointed out that the project doesn’t mandate things like height, density, etc.
which can still go through public hearing. The transformational brownfield plan
lays out the end product use, and a change of use would require an
amendment.

Mayor Pro Tem Casey said that she doesn’t have any comment at this time,
but that she has Mr. Austerman’s contact information and reserves the right to
reach out with questions in the future.

Mayor Fischer thanked Mr. Austerman, stating that this was very useful and a
good start to the conversation. The example of City West helped better
understand some details. That said, he is sfill a bit confused as to the next steps
for City Council, he expects that Mr. Austerman and Mr. Schultz will continue
to discuss and work that out further. He thinks that several at the table have
the same concerns/reservations about the proposal currently.

Counciimember Staudt wants to ensure that we keep as much money in the
City's pocket as possible. Mr. Helzer reiterated his suggestion of establishing a
brownfield authority.

Mr. Austerman would need to submit to the State to start their application
review would be a drafted Brownfield Plan, Financial Plan, and other checklist
documents (site control, construction drawings, estimates, etc.). The State
won't schedule a hearing at the State Strategic Fund until there is a binding
resolution from the City Council saying they are in support of the brownfield
plan.

Mr. Austerman said that, from his view, the next steps for the City is negotiation
between Mr. Bowman and the City on things like a Municipal Service
Agreement and Development Agreement. Mayor Fischer expressed that at
this point we need all seven voice from the City Council fo weigh in. Mr.
Austerman said that realistically that may be what Mr. Bowman is looking for,
saying that “we support the continued review of this plan by the State while
the City continues their own due diligence”, something that isn’t a binding
letter but that involved all parties at the table so we can move forward.

Mr. Schultz asked when an initial review fee is paid for everyone’s time on this?
Mr. Austerman said it would be up to the City’s policy on how that gets set. Mr.
Helzer said that for a brownfield of this size it could be six figures between
aftorney fees, consulting fees, time, etc. It would be another reason to
establish a brownfield authority. Sometimes there is a pre-application fee, a
brownfield plan application fee, etc.



AUDIENCE COMMENTS - None
ADJOURNMENT: 7:11 p.m.

Motion: Casey; Seconded: Fischer; Approved: 3:0



Hot Topics:

Her Zakka Market & Onezo Café Food Safety Complaint
On November 24" a resident expressed concerns to the City Manager alleging that
En Café, located within the recently opened Onezo Café, was selling cakes and pastries that
were not prepared in compliance with the proper licensing or health certification, potentially
in an off-site non-commercial kitchen. The Community Development Department was able to
confirm that Her Zakka Market & Onezo Café had met the requirements to receive a Special
Land Use Permit and a Certificate of Occupancy, including an approved plan review from the
Oakland County Health Department (OCHD). Community Development contacted OCHD to
inform them of the complaint and a Health Inspector made a site visit on November 25t and
did not observe any evidence of unlicensed or unapproved food sources. There are two
certified food service managers affiliated with the business and, per the business, all pastries
are made at the licensed food service establishment. As such, no violations were cited at the
time of the inspection, and the business remains open to the public.

Health Code Violations

The Novi Fire Marshal, along with representatives from the Code Compliance and

Building Divisions, visited the Twelve Oaks Food Court. Two restaurants received six violations:
Suki Hana and Lotus Express. This matter was also referred to the Oakland County Health
Department. As of November 25t all fire code violations have been corrected and both Suki
Hana and Lotus Express have re-opened to the public. The owners has assured our Fire Marshall
that the new hood cleaning service is scheduled to attend the locations on 3-month intervals
going forward, to ensure ongoing compliance.

2025 Road Construction Updates
Meadowbrook Road (10 to 11 Mile) - Roadway is painted up and officially open
West Park Drive (12 Mile to Pontiac Trail) - Roadway is painted up and officially open

Novi Road (8 to 9 Mile) - All work from 8 Mile to Allen Drive is now complete and the roadway
was fully reopened on Wednesday, November 19th. Roadway is painted up and officially
open



GLWA Transmission Main Break Project Map with Schedule
GLWA continues to work on

’rhelr‘42 water main to geT it [or—— o/

repaired and back in service. ‘
14 Mile Road is currently open \-ﬁ[ i © o 03332 Ty S|
from East Lake Drive to M-5.
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supplied by a well). Based on
extensive data garnered from the recent inspection the transmission main GLWA has
developed an action plan, which involves both water main replacement and renewal, will
occur in three phases over the next seven months, spanning mid-January 2026 through late
April, with road restoration expected to be completed by the end of June. It is antficipated
Novi will remain on the 24" bypass main until spring 2026 while this critical work is completed.
Traffic will be impacted along 14 Mile Road due to the construction. GLWA is working with the
Road Commission for Oakland County to finalize the plan and determine detour routes before
the end of the year so that they can be shared with the public well in advance of work
beginning in mid-January. More information on the project can be found at
https://www.glwater.org/14milemainproject/

GLWA open house will occur at the Lake Shore Building on December 17th at 5 p.m.



https://www.glwater.org/14milemainproject/

Development Project Updates:
Map of Development projects

e Central Park South - Beck Road, South of Grand River Ave
The former Cenftral Park Estates project has been redesigned and is being treated as a new
project by planning. New multiple family development with 106 units in a single 5-story
building. The site improvements include parking on the first level of part of the building,
garages, and related open spaces. Undergoing preliminary plan review.

e Providence Meadows - Grand River Ave, West of Providence Parkway
Proposed rezoning of 31 acres from Light Industrial to High Density Multiple Family in order to
develop 161 townhome units. Next steps will be initial PRO Plan consideration by Planning
Commission and City Council.

e Chubby Cattle Wagyu Shabu House
A new Hot Pot/Shabu-Shabu restaurant has opened at Sakura Novi (42768 Grand River Ave)
beef (alongside other meats, vegetables, etc.) being sold in a unique tfiered package menu.
You can see a Facebook reel review by a local food influencer specializing in wagyu HERE.

e Grand-Beck Development - Grand River east of Beck Road
Fuel station, convenience store, and Clean Express car wash to be built on a vacant parcel.
Preliminary Site Plan has been approved by the Planning Commission. Next steps are Zoning
Board of Appeals for building height and loading zone variance, then Final Site Plan submittal.
Estimated Completion Date: Unknown

e CAVA Restaurant (Former Boston Market) -
A popular fast-casual Mediterranean restaurant is under construction at the Novi Town Center,
in the former location of Boston Market. The brand’s first location in Michigan recently opened
in Canton. Completed and opened.

e Taft Knolls Ill - Taft Rd, north of 10 Mile Rd
The Site plan for a Single-Family Residential Development of 13 new homes is now under
construction. https://cityofnovi.org/media/ryralv4p/241211jsp19-34.pdf

e Culvers - Novi Road and West Oaks
Temporary Certificate of Occupancy issued 11/26/25.

¢ North Eight Kitchen & Cocktails (Former Border Cantina) — Novi Road north of Eight Mile
New restaurant by the owners of Benstein Grille in Commerce. Modified site plan with building
additions and remodel has been approved by Planning Commission and Zoning Board.
Interior Demolition work has commenced as of September.
Estimated Completion Date: Unknown

e The Grove



https://www.arcgis.com/apps/dashboards/453355bf8a1e4b42a7b86c3d7274ae76
https://www.chubbycattle.com/project/chubby-cattle-shabu-novi/
https://www.facebook.com/reel/777350365342613
https://www.wxyz.com/news/crowds-line-up-for-grand-opening-of-first-cava-location-in-michigan
https://cityofnovi.org/media/ryra1v4p/241211jsp19-34.pdf
https://cityofnovi.org/media/qyrmlaxj/241216matter6.pdf
https://eweb.cityofnovi.org/media/qnmlaanq/251016thegrove.pdf

Novi 10 (10 Mile and Novi Road)

Similarly, the applicant for the proposed development at 10 Mile and Novi Road has also
returned with a revised concept for their proposal.
https://cityofnovi.org/media/y4njuswa/241216matterS.pdf
https://eweb.cityofnovi.org/media/5hinzayn/25101 épro.pdf

Novi Acres (FKA Station Flats)

The owners of the property in between Target and Sam’s recently submitted a new Preliminary
Site Plan, under the new name of Novi Acres. The previously planned project, known as Station
Flats, has been scuttled.

Camelot Parc/Avalon by Village of Stonebrook

Townhomes for sale with garages, fewer units (currently zoned PSLR so a special land use
approval will come before council for a decision). A memo was included in the 11/20/25
Packet.

El Car Wash (Former PNC Bank) — Grand River Ave/12 Mile Rd

Building and sitework nearly complete.
Estimated Completion Date: Fall 2025

El Car Wash # 2 will take over the Original $6 Car Wash on Novi Road and 96

Eim Creek PRO (Meadowbrook and 12 Mile development)

parcel- The proposed EIm Creek prolect has been formqlly withdrawn.

Cantaritos Fiesta Mexican Restaurant (Former Chili's Grill & Bar) — 8 Mile/Haggerty Road
The former Chili's location in the City's southeast corner is planned to soon become a new
Mexican restaurant following necessary renovations and upgrades to the interior of the
building. Estimated Completion Date: Fall 2025

Raising Cane’s Chicken Fingers (Former Wendy's) — Novi Rd/Grand River Ave

The Louisiana-based fast food chain Raising Cane’s is planning to take over the space in the
near future. Planning Commission and Zoning Board of Appeals case are both now complete,
finishing up final site plan. Anticipating a 2026 start and completion later in the year.
Estimated Completion Date: Late 2026

Primrose School (Former Whitehall nursing home) — 10 Mile/Novi Road
The former Whitehall nursing home at 43455 Ten Mile Rd has been demolished and Primrose
School, a 13,586 square feet private preschool and daycare center, is now completed.

Transformco (Former Sears at Twelve Oaks)

Nearly all the external work has been completed. Contfractors will now turn their attention to
the internal work to build out the spaces for a Dicks House of Sport, Round 1 Arcade and
Bowling, and Primark

Estimated Completion Date: Spring/Summer 2026



https://cityofnovi.org/media/y4nju5wq/241216matter5.pdf
https://eweb.cityofnovi.org/media/5hinzqyn/251016pro.pdf
https://cityofnovi.org/media/mzqh2jcq/240424jz22-28.pdf
https://www.mlive.com/news/2024/12/wendys-permanently-closes-at-least-12-locations-in-michigan.html
https://www.mlive.com/business/2025/05/whats-being-built-at-the-old-sears-space-at-twelve-oaks-mall.html
https://www.mlive.com/business/2025/05/whats-being-built-at-the-old-sears-space-at-twelve-oaks-mall.html

Residential Enforcement Updates:

e 24698 Bashian Drive: Posting of unfit/unsafe home in coordination with Novi Fire and Adult
Protective Services. Resident under care at another location. Unit has been cleaned up and is
available for re-occupancy when the resident is able to do so with a couple ongoing
correction needs.

¢ 121 Faywood: Posting of residential expansion/extensive remodel proceeding without permits

Frequently Asked Questions:
None at current



Mayor and Council —

W
C 11y OF] The following is a request to you
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- Victor

The purpose of this memo is to outline the need, goals, and potential approach for
upgrading the City Council Chambers and the adjacent Council Conference Room.
These improvements would enhance transparency, accessibility, functionality, and the
overall experience for Council, staff, residents, and meeting participants. Funding for
these upgrades would be eligible through Public, Educational, and Governmental
(PEG) revenues.

Background & Need

The City Council Chambers serves as the central venue for our legislative process,
public engagement, and civic participation. Although the facility has benefited from
routine updates, the core functionality and layout of the Chambers has remained
largely unchanged since the Civic Center was constructed in the early 1980s.

As aresult, several elements no longer meet today's expectations for an effective
municipal meeting environment:
e Aging audio-visual systems that do not align with modern broadcasting
standards.
e A dais designed for a pre-digital era, lacking integrated technology and
ergonomic features.
e A conference room behind the Chambers that was ill-designed, with odd access
and privacy needs required for briefings, closed sessions, and meeting
preparation.

Proposed Improvements

1. Technology Upgrades
To meet current standards for transparency and public access, staff recommend
exploring:

e Ultra-high-definition broadcast and recording equipment
Upgraded livestreaming capabilities and improved reliability
Enhanced audio system with clearer speech reproduction
Hybrid meeting tools and integrated control systems
Digital speaker management platform
Modern displays for presentations and public viewing
Simplified technology controls/system for public users/renters



These investments would align Novi with contemporary municipal technology
expectations.

2. New or Reconfigured Dais
A refreshed dais would address functional, aesthetic, and accessibility needs:
e Integrated wiring and technology ports to reduce clutter
¢ ADA enhancements
e Improved ergonomics, lighting, and visibility
¢ Durable, modern materials that reflect the quality of our facility
This redesign supports both current technology and future adaptability.

3. Council Conference Room Enhancements
The conference room behind the Chambers is critical for closed sessions and
preparation. Improvements may include:
¢ Modern presentation technology
Updated furnishings and layout adjustments
Improved acoustics and privacy
Befter integration with Chambers technology
Enhanced capacity for staff and Council collaborative work

Approach & Next Steps
If Council supports this direction, staff recommends:
e Engaging a design/technology consultant o assess needs and develop
conceptual options.
¢ |dentifying PEG-eligible components and creating a funding plan. Currently,
there is $1.295 million in restricted PEG funding available. The amount received
annually has been declining each year. A conservative estimate would be
approximately $240,000 for annual revenue moving forward.
e Returning to Council with design concepts, costs, and implementation options.

Conclusion

Because the Chambers’ essential functionality has remained largely unchanged for
more than 40 years, modernization is both timely and necessary. These improvements
will enhance the Council’'s working environment, strengthen public engagement, and
reflect the high standards of service the Novi community expects. PEG funds provide a
fiscally responsible way to support many of these upgrades.

Staff welcomes Council direction on whether to proceed with developing formal
concepts and cost estimates.



MEMORANDUM

C LY L]
.. 1 TO: JEFFREY HERCZEG, DIRECTOR OF PUBLIC WORKS

FROM: MATT WIKTOROWGSKI, FIELD OPERATIONS MANAGER
| | SUBJECT: DPW SALT DOME REPLACEMENT PROJECT

DATE:  DECEMBER 4, 2025
NOV]

cityofnovi.org

The Department of Public Works completed the Salt Dome Replacement, following City
Council's contract award last season. The previous salt storage dome, constructed in the
1980s, had reached the end of its service life due to corrosion of structural components
and 40+ years of wear and tear. The new structure was in full action over the last few
weeks and has proved to be a significant operational upgrade and effective long-term
solution.

The new dome is an 82-foot-diameter structure mounted on a 10-foot reinforced
concrete wall sealed with polyurea. This design increases material capacity, improves
operational safety, and enhances overall efficiency. The new structure accommodates
approximately 3,600 tons of road salt, expanding the City’s storage capacity from 1,300
tons, reducing the need for multiple mid-season deliveries.

A key site improvement includes the installation of an above-ground conveyor system,
allowing salt deliveries to be efficiently loaded into the dome. This system minimizes the
need for trucks or loaders to enter the structure, reducing the potential for building
damage and extending the structure’s service life.

Additional site work completed as part of this project includes electrical system
upgrades, drainage improvements, new pavement, and the construction of five material
storage bins to support DPW operations throughout the year.

Completion of this project assists DPW in maintaining safe and reliable roadway
conditions for residents and motorists during snow and ice events, while improving
operational efficiency and reducing long-term maintenance costs






GLWA

Great Lakes Water Authority

14 Mile Road 42-inch
Transmission Main
Replacement & Renewal

Drop in anytime between 5:00 p.m. - 7:.00 p.m to
learn more about the 14 Mile Road Project including

what happened, what’s upcoming, traffic impacts, and
future solutions!

Presented by GLWA in partnership with the cities of
Novi, Wixom, Walled Lake, and Commerce Township.

Scan this code to
learn more about
the 14 Mile Road
project

GLWA Open House

Wednesday,
December 17th

5:00 PM - 7:00 PM

Meeting Location:
Lakeshore Park
Community Building
601S. Lake Dir.
Novi, Ml 48377




Mayor and Council —

Staff were surprised to see
the following story hit the
press in Crain's on

Michigan pension system sued over Wednesday. Please see
. . the article below, as well as
$80M loss on failed Hawaii coffee farm MERS's response after we
submitted an inquiry.

By David Eggert
December 02, 2025 01:43 PM

- Victor

LANSING — A retirement system that manages pension plans for many Michigan municipalities
lost at least $80 million on a failed coffee farm in Hawaii and fraudulently misled a lender in a
bid to rescue the plantation, according to a lawsuit.

The Municipal Employees' Retirement System of Michigan, known as MERS, is named as a
defendant in the complaint, which was filed Monday in Florida by AgAmerica Lending LLC and a
related entity. MERS is the principal investor in the aborted development, holding a 99.5% stake
in Kona Capital Partners LLC, which owns 97% of Kona Hills LLC, which began planting coffee
trees on Hawaii's Big Island in 2018, the suit states.

Lakeland, Florida-based AgAmerica commenced a foreclosure action in June after the project
was abandoned due to "significant and material" environmental, legal, permitting, stormwater,
wastewater, flooding, grading, grubbing and construction issues and violations. The lawsuit
alleges fraudulent misrepresentation, conspiracy to commit fraudulent misrepresentation and
negligent misrepresentation, and seeks more than $40 million in damages from MERS and
others related to loans.

"As our Complaint outlines, we never imagined a $20 billion pension fund and its partners would
mislead and conceal vital information from us," AgAmerica CEO Brian Philpot said in a
statement. "It's equally shocking that MERS, a fiduciary for thousands of Michiganders and their
retirement funds, would lose over $100 million in a start-up coffee farm. We hope this litigation
will allow Ag America, its investors, and employees to recoup the money we are owed."

MERS CEO Kerrie Vanden Bosch denied the claims.

"As fiduciary for the retirement plans of Michigan’s public servants, we are committed to holding
our investment managers to the highest standards of integrity and ensuring they act in the best
interests of our participants. The claims in this lawsuit are baseless and without merit, and we
fully reject these false allegations," she said in a statement.

Vanden Bosch said MERS, which has offices in Ingham County's Delta Township near Lansing,
invested less than 0.5% of its portfolio in Kona Hills.

"While this specific investment experienced a loss, it was more than offset by strong gains in
other Private Market investments," she said, adding that the portfolio had grown 15% in 2025 as
of Friday.

"We are confident that the facts will come to light through the court process," Vanden Bosch
said. "We remain dedicated to our mission and to the long-term financial security of those who
serve Michigan’s communities."

MERS, which has 750 participating municipalities with pension and hybrid plans, had a $14.3
billion defined benefit portfolio as of Sept. 30 — roughly $20 billion in total assets including
defined contributed plans. Participants include several counties, cities such as Flint and
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Saginaw, townships, Hurley Medical Center in Flint and the Suburban Mobility Authority for
Regional Transportation (SMART) in metro Detroit.

MERS offers retirement and other services to more than 1,000 municipalities representing over
150,000 workers and retirees.

It is one of seven defendants listed in the suit. The others are Kona Hills, Kona Capital, Domain,
Kamco Land Co. Inc., former Kona Hills and Kamco CEO Mark McCormick, and Domain's Chief
Operating Officer Carolyn Seabolt.

They are accused of conspiring between 2022 and 2024 to conceal preexisting environmental
and other issues that adversely affected the coffee development, its value and their ability to
repay two tranches of financing to AgAmerica.

After the lender gave nearly $30 million initially in 2022, MERS and others used a significant
amount of the funds to redress the undisclosed issues instead of spending it on planting and
developing coffee trees, according to the lawsuit. MERS terminated its project asset manager,
Atlanta-based Domain Capital Partners, and replaced it with Ospraie Kona Manager LLC, which
informed AgAmerica that the project was experiencing serious operational and financial
difficulties.

The plaintiff alleges it confronted a "stark reality" of losing the money or foreclosing on the
property and being forced by the County of Hawaii to remediate the issues. It was "constrained"
to approve over $10 million more in 2023 to try to salvage its investment and subsequently got
positive updates.

But in January, AgAmerica learned of problems with the harvest and the need for tens of
millions of dollars in additional capital. MERS and Ospraie stopped financially supporting the
project, which dates to 2016, and Kona defaulted on the loans, the complaint states.

It says MERS and Domain invested about $95 million in the development, at least $80 million of
which came from MERS.

"Given the amount AgAmerica invested in the Kona Hills Project and the amount of investment
to date by others, it is evident based on the condition of the Kona Hills Property, that the $130
million invested by AgAmerica, Domain, MERS, and Ospraie was not used to develop the Kona
Hills Property and that instead one or more of the Defendants used the funds" for other
unapproved purposes, the suit says.

From: Jennifer Mausolf
Sent: Wednesday, December 3, 2025 1:16 PM



To: GronlundFox, Tia <tgronlundfox@cityofnovi.org>
Subject: Responding to you inquiry

Hi Tia,

Jamie forwarded your message to me to respond on behalf of MERS, and | appreciate you
taking the time to reach out with your questions.

As part of our Private Market portfolio, MERS partnered with an investment manager, Domain
Capital Advisors, to make an investment in Kona Hills, a coffee plantation in Hawaii. AgAmerica
is a lending organization, which issued an agricultural loan directly to Kona Hills for the
development of Kona Hills. Earlier this year, Kona Hills defaulted on the loans, leaving
AgAmerica to foreclose on the property.

The lawsuit alleges that MERS, along with Domain Capital Advisors, and Kona Hills, conspired
to commit fraudulent misrepresentation of Kona Hill’s financial condition, providing inaccurate
appraisals and financial projections. MERS fully rejects the claims and bears no
responsibility under the loan agreement between AgAmerica and Kona Hills. It is clear that
AgAmerica, and their hired public relations firm, are proactively attempting to spread
misinformation about MERS, in order to force a settlement.

Here is our statement from our CEO, Kerrie Vanden Bosch:

As fiduciary for the retirement plans of Michigan’s public servants, we are committed to holding
our investment managers to the highest standards of integrity and ensuring they act in the best
interests of our participants. The claims in this lawsuit are baseless and without merit, and we
fully reject these false allegations.

MERS invested less than 0.5% of the total portfolio in Kona Hills as part of our Private Market
allocation. While this specific investment experienced a loss, it was more than offset by strong
gains in other Private Market investments. Overall, the MERS Total Market portfolio has earned
15.04% year-to-date as of November 28. We are confident that the facts will come to light
through the court process. We remain dedicated to our mission and to the long-term financial
security of those who serve Michigan’s communities.

Please feel free to share this response with your stakeholders as needed.
Thanks again for reaching out,

Jennifer Mausolf

Customer Strategies Director

Municipal Employees' Retirement System of Michigan (MERS)
800.767.6377 1 517.703.1326

-- CONFIDENTIALITY NOTICE: This email and any attachments are for the sole use of the intended recipient(s) and
may contain information that is confidential and protected from disclosure under the law, including attorney-client
communications. Any unauthorized review, use, disclosure, or distribution is prohibited. If you are not the intended
recipient, please contact the sender by reply email and delete/destroy all copies of the original message and


mailto:tgronlundfox@cityofnovi.org

attachments. DISCLAIMER: This email may contain a summary description of the Municipal Employees’ Retirement
System of Michigan benefits, costs, rates, valuations, or other calculations, policies or procedures. MERS has made
every effort to ensure, but does not guarantee that the information provided is accurate and up to date. Where this
email conflicts with the relevant MERS Plan Document, the MERS Plan Document controls.
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