CITY of NOVI CITY COUNCIL

Agenda ltem B
August 23, 2010

cityofnovi.org

SUBJECT: Approval of Zoning Ordinance Text Amendment 18.243, to amend Ordinance No, 97-18
as amended, the City of Novi Zoning Ordinance, at Ariicle 24, Schedule of Regulations,
removing Section 2401, Preservation Opfion and Section 2402 Subdivision Open Space
Plan, and amending and renumbering Sections 2403 Residential Cluster Option, Secfion
2404 RUD Residential Unit Development, and Section 2405 Open Space Preservation
Option in order to expedite the approval process, provide more flexible deveiopmen’r
options and to encourage the preservation of open space. Second Reading

2

SUBMITTING DEPARTMENT: Community D@ve opment - Planning
CITY MANAGER APPROV

BACKGROUND INFORMATION:
At the City Council's July 12, 2010 meeting, the City Council approved the first reading of
the proposed residential options Zoning Ordinance text amendments and asked staff to
investigate several concepts regarding these options. The following is a brief discussion of
the concepts and the changes to the proposed ordinance made in response to the
discussion. Please hote this information was also provided in an off-week packet and staff
has not received any further commenfs since that fime.

Consider allowing the use of the One-Family Cluster Option in the RA Zoning District

Most of the potential development parcels in the RA district are in the southwest corner of
the City which is predominately open space and detached single family dwellings. Other
development options are available for parcels in the RA district, which are more suited fo
development of these parcels and to the character of the RA district. The RUD option
permits cluster development and mandates a buffer of single family homes around the
perimeter of the development, which may help to preserve the detached single family
residentiaol character of the surrounding areas. Also, the RUD option includes a set
discretionary review determinations which are not included in the One-Family Cluster
opftion requirements, thus the City Council could more easily add conditions or even deny a
proposal that doesn't fit the character of the neighborhood. Other residential development
opfions give developers ample incentives 1o conserve natural features. No new changes
are proposed related fo this discussion.

Consider removing/meodifying cluster & spacing reguirements in One-Family Cluster Option
At this time, Planning staff recommends maintaining the clustering and spacing provisions

- of the One-Family Cluster Opfion in order to allow fime for staff to conduct further research
on the maiter. Staff would like fo produce sketch models demonstrating the current
requirements and the potential results of other standards. The current standards prevent
row-type attached dwellings and provide for open space between the clusters based on
the number of units in opposing clusters. Both provisions help mainfain a detached single
family residential character o the develiopment verses a multiple family character. Siaff's
initial research into this matter indicates that there may be opportunities fo reduce setback
and spacing requirements while maintaining safeguards that the ordinance provides.

]




Consider replacing the ot depth limit with a maximum lot size for One-Family Cluster Option
In order fo allow more parcels o use the One-Family Cluster Option, but avoid o
proliferation of this form of developoment, Planning Staff recommends expanding the
number of parcels qualifying for this option to include parcels with a depth of up fo 600 feet
{increased from 340 feet). At this fime, Planning Staff recommends keeping the proposed
600 feet property depth recommendation. The atfached map shows the é potential
properties thai would fall within the 600 foot limitation. The vast majority of the other
potential development parcels that are in the Master Plan for R-1 to R-4 residential densities,
include a substantial amount of woodlands or wetlands and thus could gudlify for the One-
Family Cluster option if 50% of the area is preserved. Other parcels could qualify based on
shape, soils or topography under the current ordinance provisions. Permitting the use of this
option on all R-1 to R-4 parcels could reduce the amount of natural resources preserved
because a deveioper could use the opfion Wﬂ‘hou’r saving natfural features. Staff does not
recommend modification af this ime.

Consider gllowing use of RUD in R-4 areqs

Two areas master planned for 3.3 dwelling unifs per acre (consistent with the R-4 zoning
density) include parcels over 20 acres in area. These include property on the south side of
Twelve Mile Road, between Wixom and Napier Roads, and property on the south side of
Fleven Mile Road, west of Beck Road. Although these areas do not appear to include
substantial areas of regulated wetlands that would permit an increase in density, some
parcels contain unregulated wetlands and woodiands thal could be preserved as open
space if the RUD option was used. The proposed ordinance amendment was revised fo
permif the use of the RUD opfion in the R-4 Disfrict and the new fext is highlighted in the
atfached strike-through copy of the amendment. A revised One-Family Residential
Development Opfions Chart is also attached for the City Council’s review.

Summary of changes {including changes proposed following First Reading)

The City of Novi has o long history of providing ordinances that allow qudlity housing options
while protecting the natural environment. The City furthered this legacy by including
specific goals, objectives and implementation strategies in its Master Plan for Land Use,
adopted in April of 2008. To implement this aspect of the Plan, the City's Planning Staff and
City Attorney conducted a review of the residential development options in the City's
Zoning Ordinance. As a result of that review, a proposed set of Zoning Ordinance
“amendments were drafted.

None of the proposed amendments would change the maoximum dwelling unit density
agllowed by the current zoning standards. However, by using one of these residential
development options, a developer would be able to cluster the dwelling units offering a
potential to reduce the length of roads and uiility lines, and allowing for reduced
development cosfs. Simplifying the review process and consolidating the residential
development options will reduce site plan approval time ond reduce development
expenses. By permitting greater development flexibility on challenging properties and
providing greater lot area and lot width reductions incentives, developers may be able to
further reduce development cosis.

RUD Residentic! Unit Development - Section 2404
o |ncrease the number of parcels that could use the option by decreasing the
minimum parcel size from 80 acres to 20 acres.
e Permitin the R-4 District,




Preservation, Subdivision Open Space Plan _and Open Spdce Preservation Options -

Sections 2401, 2402 and 2405

Merge these residential development options to reduce ordinance overlap and
to simplify the ordinances that encourage the preservation of open space;
Redefine open space to include active recreation areas {except golf courses) to
encourage setting aside addifional open space and the development of
recreational open space areqs;

Establish a minimum size and widih-te-length ratio for qualifying open space to
eliminate the creation of unusable open space;

Reduce minimum lot area and lot width requirements to provide additional
design flexibility; and

Allow the Planning Commission to dapprove development options through -
elimination of the City Council approval sfep to reduce the site plan approval
processing fime.

¥

One-Family Clustering Option - Section 2403

®

Permit use of this option on parcels with a maximum depth of 600 feet instead of
360 feetf to permit the use of this option on remaining hord to develop parcels;
and

Relax access, building orientation and driveway design standards and reduce
sefbacks on parcels of less than 10 acres in areq, to provide additional
development flexibility.

Although the use of any of the residential development opiions will remain voluntary, the
proposed amendments wilf help the City encourage the use of the options.

RECOMMENDED ACTION: Approval of Zoning Ordinance Text Amendment 18.243, o amend
Crdinance No. 97-18 as amended, the City of Novi Zoning Ordinonce, at Arficle 24,
Schedule of Regulations, removing Section 2401, Preservation Option and Section 2402
Subdivision Open Space Plan, and amending and renumbering Sections 2403 Residential
Cluster Option, Section 2404 RUD Residential Unit Development, and Seciion 2405 Open
Space Preservation Option in order to expedite the approval process, provide more flexible
development options and to encourage the preservation of open space. Second Reading
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REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI

EXCERPTS
MONDAY, JULY 12, 2010 AT 7:00 P.M,

COUNCIL CHAMBERS — NOVI CIVIC CENTER - 45175 W. TEN MILE RD

ROLL CALL:

ALSO PRESENT:

Mayor Landry, Mayor Pro Tem Gatt, Council Members Crawford,
Fischer, Margolis, Mutch, Staudt

Clay Pearson, City Manager
Tom Schultz, City Attorney
Ara Topouzian, Economic Development Director

MATTERS FOR COUNCIL ACTION - Part |

4, Consideration of Zoning Ordinance Text Amendment 18.243, to amend
Ordinance No. 97-18 as amended, the City of Novi Zoning Ordinance, at
Article 24, Schedule of Regulations, removing Section 2401, Preservation
Option and Section 2402 Subdivision Open Space Plan, and amending and
renumbering Sections 2403 Residential Cluster Option, Section 2404 RUD
Residential Unit Development, and Section 2405 Open Space Preservation
Option in order to expedite the approval process, provide more flexible
development options and to encourage the preservation of open space.
First Reading

CM-10-07-095

DISCUSSION

Moved by Mutch, seconded by Gatt; CARRIED
UNANIMOUSLY: To approve Zoning Ordinance Text
Amendment 18.243, to amend Ordinance No. 97-18 as
amended, the City of Novi Zoning Ordinance, at Article 24,
Schedule of Regulations, removing Section 2401, Preservation
Option and Section 2402 Subdivision Open Space Plan, and
amending and renumbering Secfions 2403 Residential Cluster
Option, Section 2404 RUD Residential Unit Development, and
Section 2405 Open Space Preservation Option in order to
expedite the approval process, provide more flexible
development options and to encourage the preservation of
open space. First Reading

Member Mutch said he was pleased to see this come forward as he thought the
proposal was a move in the right direction. He said there were a couple of areas that he
would like to have additional discussion about and one was the One Family Cluster
option because the change proposed still limited that option to the R-1 through R-4
Zoning Districts. Member Mutch stated he would like to see Council allow the Cluster
Option within the RA Zoning District. He said they currently allowed a certain amount of
Cluster development under the RUD provision of the Ordinance. He commented he
would like to see if that could be opened up as a straight Cluster Option development.



EXCERPTS Regular Meeting of the Council of the City of Novi
Monday, July 21, 2010 Page 2

He said he would also like staff's input on some of the provisions within the Cluster
Option. Member Mutch said one of the limitations he saw with the Cluster Option was
the requirement that Clusters had to be in groups of a minimum of two or a maximum of
four. He said if they looked at most communities doing open space zoning ordinance
through a Cluster Option, they didn’t have these kinds of requirements. He said when
the Cluster Option was first adopted, he thought it was the standard to have these pods
of homes but if they looked at modern developments with clustering, they didn’t have
those kinds of limitations. He said he would like Council to consider that and some of
the other limitations that really limited the applicability. He stated he knew there was
concern that removing some of those limitations might open up areas of the City {o
Cluster development but if looking at the sites within the City that were facing future
development, they were very limited and difficult. He said most of them have a lot of
limitations such as environmental features, the location and parcel size and he wouid
like the Ordinance to have enough flexibility that when they got to the difficult sites they
would not try to force a standard development pattern into a location that didn’t really
work. He said another area he would like staff to provide input on was that the R-4
District was not allowed an RUD. He said one of the items being presented under the
revisions to the Master Plan was extending the R-4 zoning into some areas along
Eleven Mile west of Beck Road and the R-4 zoning density. Also, in the area of Twelve
Mile and Wixom Roads, there were some parcels opening up for R-4 development that
could benefit from this kind of option. Member Mutch said the RUD option allowed not
just the standard subdivision but also a collection of uses, such as Island Lake, schools,
parks, clubhouses and the things that they hadn't seen a lot of in Novi since Village
Oaks in the seventies. He thought they would want to encourage that if possible. He
asked staff to provide feedback on those options. He said it would allow them to provide
a little more flexibility in development options and hopefully, when difficult sites came
- forward, it would give those developers more opportunity to utilize some of the tools that
Novi was providing. He thought it would help provide more open space, more
recreational opportunities within the City and also preserve more of the environmental
features.

Roll call vote on CM-10-07-095 Yeas: Staudt, Landry, Gatt, Crawford,
Fischer, Margolis, Mutch
Nays: None
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MEMORANDUM
ez CLAY PEARSON, CITY MANAGER g
FROM:  MARESPENCER, AICP, PLANNER /a0
THROUGH:. BARBARA MCBETH, AICP, DEPUTY DIREGTOR
OF COMMUNITY DEVELQPMEN: | 5?/;?, ﬁa |
SUBJECT:  SUPPLEMENTAL RESIDENTIAL GPTIONS INFORMATION jpe {/’
L TAY

| y DATE: AUGUST 12, 2010 ‘ o s
cityefnoviorg i i
- Al

At the City Council's July 12, 2010 meeting, the City Council approved the first reading
of the proposed residential options zoning ordinance text amendments and dsked staff
to invesfigate several ‘concepts regarding these options. The following s o brief
discussion of Planting staff's recommendalions regarding thesé cohdepls,

|

1. Perinif the use of the One-Family Cluster Option in the RA Zoning District,

The Planning staff does not support allowing the use of the One-Family Cluster
Option in the RA, Residential Acreage district for ¢ number of reasons.. Most
of the potenticl development parcels in fhie RA distict are in the southwest
comer of the City which is predominately open space and detached single
family dweliings {ses agtidched Potenfial Development Properties in fhe RA
District map), Other development options are available for parcels in the RA
distict, which are more suited to development of these parcels and 1o the
character of the RA distici. The RUD opfion does pemil cluster
development and mandates a buffer of single. family homes around the
perimeter of the development, which may help 1o preserve the detached
single famity residential character of the surrounding areas, Also, the RUD
option includes a set discretionary review determinations which dre not
included in the Orie-Family Cluster option requirements, thus the City Council
could more easily add condifions or even deny a proposal that doesn't fit the
character of the neighborhood. In addilion, staff believes the other
residentficl dévelopmeni optlions give developers ample inceniives 1o
conserve natural fectiures.

2. Remove/modify cluster and spacing requirements in the OnesFamily Cluster
Opition.
At this fime the' Planning staff recommends maintaining the clustering and
spacing provisions of the One-Family Cluster Opfion tc allow time for siaff to
conduct further research on the matter, Staff would dlso like o produce
sketch models demonstrating the current fequirements and the potenticl
results of other standards. The current standards prevent row-type altached
dwelings and provide for open space befween the clusiers based on the
number of unils in opposing clusters.  Both provisions help maintain o
detached single family residential character o the devélopment verses a
muttiple family character. Staff's initial research into this matter indicates thot
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there may be opportunifies to reduce setback and spacing requirements
while maintdining safeguards that the ordinance provides.

3. Replace the jot depth limit with o maximum lot size for the One Family Cluster
opiion..
In order to dliow mofe parcels 1o be able fo use the One Family Cluster
Option, but not encourage o proliferation of developments under this option,
Planning $taff recommends expanding the number of parcels qudlifying for
this option Yo include parcels with a depth of up 1o 600 feet (frorm 340 feet).
At this time the Plonhing sialf recommends keeping the proposed 400 feet
property depth recommendation, The affcched Potential 600 F. Cluster
Option Development Properties map depzcz‘s the six potential development
properties that could qualify for the One-Family Cluster option using the 600
feet depth qualification.  The vast mojority of the other polential
development parcels, that are In the Master Plan for R-1 10 R-4 residential
densities, include o substantial amount of woodlands or wetlands and thus
could qualify for the One-Family Cluster option if 50% of the ared is preserved,
Other parcels could qualify based on shc:ape, solls or %opogmphy under the
current ordinance provisions. Permitling the Use of this opfion on all R-1 to R-4
pmrcets could reduce the amount of natural resources preserved because o
developer could use the oplion without saving naturdl fectures.

4, Allow use of RUD in R4 areaws.

Staff does not have any concerns with expanding thé use of this opdion to the
R-4 zoning disirict, The alfached Potential R-4 District Development Properties
map shows the areas master planned for 3.3 dwelling uniis per acre which is
consistent with the R-4 zoning density. These two areus include property on
the south side of Twelve Mile Road, between Wixom and Napier Roads, énd
properly on the souih side of Eleven Mile Road, west of Beck Road. Although
thése areds do not dppear to include substantial areas of regulated wetlands
thiat would permit an Increase in densily, some parcels contain unregulated
wetlarids and woodldnds that could be preserved as open space if the RUD
oplion was used. A copy of the proposed ordinance amendmenis
incorporating  this change and @ revised One-Famiy Residentiol
Development Options Chort are  aftached for the City Council's
consideration,

This maiter will be placed on an upcoming City Councll agenda for further
corsideration and possible adoption of the ordinance amendmients for a second
reading.

5
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PLANNING COMMISSION ACTION SUMMARY

CITY OF NOVI
Regular Meeting
Excerpts
Wednesday, June 23, 2010 | 7 PM
Council Chambers | Novi Civic Center {45175 W. Ten Mile
cityofnovi.org (248) 347-0475

CALL TO ORDER
The meeting was called to order at or about 7:00 PM,

ROLL CALL

Present: Member Baratia, Member Cassis, Member Guiman, Member Lynch, Chair Pehrson, Member
Prince

Absent: Member Greco {excused), Member Larson (excused), Member Meyer {excused)

Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski,
Planner; Mark Spencer, Planner; David Beschke, Landscape Architect; Lindon lvezdj, Engineer; Kristin
Kolb, City Attorney; Rod Amrroyo, Traffic Consuitant; John Freeland, Environmental Consulfant; Doug
Necci, Facade Consultant

PUBLIC HEARINGS

2.  ZONING ORDINANCE TEXT AMENDMENT 18.243

Public Hearing for a recommendation o the City Council for Zoning Ordinance Text Amendment
18.243, an ordinance to repeci and delete sections of Ordinance No. 97-18, as amended, the
City of Novi Zoning Ordinance al Article 24, Schedule of Reguiations, Section 2401, Preservation
Option and Section 2402, Subdivision Open Space Plan and to amend and renumber af Section
2403, One-Family Clustering Option, Section 2404 RUD Residential Unit Development and Section
2405 Open Space Preservation Option. Amendments proposed in order to expedite the approval
process and provide more flexible development options that encourage the preservation of open
space, in accordance with the goals and objectives of the Master Plan for Land Use.

In the matter of Text Amendment 18,243, motion to recommend approval to City Council, Motion
carried 6-0. :

* Actual language of moftions subject to review.,



PROPOSED ORDINANCE AMENDMENTS — STRIKE THROUGH VERSION




STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI
ORDINANCE NO.10 - 18 — 243

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18, AS AMENDED, THE CITY OF
NOVI ZONING ORDINANCE, ARTICLE 24, AMENDMENTS TO ORDINANCE,
REMOVING SECTION 2401, PRESERVATION OPTION AND SECTION 2402
SUBDIVISION OPEN SPACE PLAN, AND AMENDING AND RENUMBERING
SECTIONS 2403 RESIDENTIAL CLUSTER OPTION, SECTION 2404 RUD
RESIDENTIAL UNIT DEVELOPMENT, AND SECTION 2405 OPEN SPACE
PRESERVATION OPTION IN ORDER TO EXPEDITE THE APPROVAL PROCESS
AND PROVIDE MORE FLEXIBLE DEVELOPMENT OPTIONS TO ENCOURAGE
THE PRESERVATION OF OPEN SPACE.

THE CITY OF NOVI ORDAINS:

Part 1.

That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, Article 24,
Amendments to Ordinance, Section 2401, Preservation Option, Section are hereby amended to

read as follows:

ARTICLE 24, SCHEDULE OF REGULATIONS

Section 2400. [Unchanged]
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Section 2403.1 One-Family Clustering Option.

The intent of this Section is to permif, through design inpovation, flexibility in the
development of one-family residential housing patterns on sites where the conventional
subdivision approach to residential development would either destroy the unique environmental
significance of the site, or where a transitional type of residential development is desirable. To
accomplish this, the following modifications to the One-Family Residential Standards of this
Ordinance may be permitted subject to the conditions herein imposed:

1. In all one-family residential districts, the clustering of one-family dwellings may
be permitted, provided that:

A The parcel of land under direct or indirect control of the applicant
consists of an unsubdivided area generally not exceeding three-hundred
sixty-feet-(3609 six hundred feet (600°) in depth abutting a freeway or
major thoroughfare which is designated on the Thoroughfare Plan of the
City of Novi Master Plan as having a right-of-way of at least one
hundred twenty feet (120"), and the Planning Comumission finds that the
use of the cluster option is necessary to provide a transition between the
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major thoroughfare or freeway and conventional one-family detached
housing areas; or

B. The land consists of an unsubdivided area and the Planning Commission
finds, after reviewing the proposed site plan and after public hearing as
required by Section 2403.6, that the conventional approach to residential
development would destroy the unique environmental significance of the
site, and that the use of the cluster option is a desirable course of action
to follow.

One of the following conditions must also be found to exist:

§)) Site is of such unusual shape that a conventional approach to
residential development would cause peculiar or exceptional
practical difficulties or exceptional undue hardship; or

(2) Site is composed of generally unbuildable soils over a majority
of the fotal site area; or

3 Site is characterized to a substantial degree by severe
topographic conditions in which changes in elevation include
slopes in excess of fifteen percent (15%) or where the achieving
of road grades of less than six percent (6%} is impossible over a
majority of the site, absent mass grading; or

(4) The majority (50%) of the net site area (defined here as the area
which is delineated by parcel lines, exclusive of rights-of-way as
shown on the adopted master plan) is composed of lands that are
within jurisdiction of Woodland Protection Ordinance, as
amended, Chapter 37 of the Code of Ordinances, or within the
jurisdiction of the Wetland and Watercourse Protection
Ordinance, as amended, Chapter 12, Asticle V of the Code of
Ordinances, or any combination of such lands.

The woodlands and wetlands used to qualify for the cluster option under Section
2403.1.B.(4) shall be left undisturbed and in their natural state so as to remain in
excess of fifty (50) percent of the net site area.

The overall permitted unit density within an unsubdivided parcel which qualifies
for consideration under either Section 2403, 1A or 1B shall not exceed the
following dwelling unit densities by districts, which shall be calculated in
accordance with the definition of density contained within Section 201:
Definitions: D--F:
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Zoning District Dwellings Per Acre

R-1
R-2
R-3
R-4

1.65
2.0

2.7

33

Under this Section, the attaching of one-family homes in clusters, or the
detaching of one-family homes in clusters, shall be permitted subject to the
following conditions:

A.

The attaching of one-family homes within a cluster shall be permitted
when said homes are attached either through a common party wall or
garage wall which does not have over fifty (50) percent of an individual
wall or more than twenty-five (25) percent of the total exterior walls of
the living area of a one-family home in common with the wall or walls of
the living area of an adjoining home; or by means of an architectural
detail which does not form interior room space; or through a common
party wall in only the garage portion of adjacent structures.

The detaching of one-family homes within clusters shall be permitted
provided said homes shall be spaced not less than six (6) feet apart when
opposing dwelling unit walls contain no openings, and not less than ten
(10) feet apart when opposing dwelling unit walls contain openings. The
distance between opposing garage walls within a cluster shall meet local
fire codes, except that in no case shall said walls be less than six (6) feet
apart.

The maximum number of homes in a cluster shall be subject to review by
the Planning Commission, except that in no case shall a cluster contain
less than two (2) homes or more than four (4) homes.

No structure within a cluster shall be located closer than thirty (30) feet
to any interior private street or drive, thirty (30) feet from any public
right-of-way, or seventy-five {75) feet to any peripheral property line.

Clusters of one-family hormes shall be arranged on the site so that none
shall face directly to a major thoroughfare, nonresidential district or
nonresidential use.

Each cluster of attached or detached one-family homes shall be separated from
any other cluster of one-family homes by a distance determined by the number of
homes in opposing clusters as set forth in the following scale; except that the
Planning Commission after review of site development plans, may modify the
strict application of the distance in those instances where it is found that a natural
amenity would be destroyed or topographical or soil conditions limit a practical
dimensional separation of clusters:
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Total homes in opposing clusters 8 7 6 5 4

Minimum distance between clusters (front and rear) 100 85 75 65 55
Minimum distance between clusters (side) 75 75 60 60 50
6. On parcels of less than 10 acres, or unusual shaped parcels or in the interest of

saving natural features, the Planning Commission may permit some or all of the
following exceptions to the ordinance:

Al “T™ turn-arounds or other creative access drives approved by the City

Engineer and Fire Marshal,

B. Units facing arterial and collector streets, and

C. Reduced setbacks

subject {o the Planning Commission making the following findings:

A. The proposed changes will not adversely affect neighboring properties;
B. Density will not exceed that permitted in the district;
C. Safe access is provided to the development; and
D. The following conditions are met:
(1 A landscape berm meeting the requirements of Section

(2)

25093.a(1¥2) is provided adiacent io other single famil

residential districts;

Setbacks to adiacent one-family and residential acrease

(3)

properties are not reduced below the rear vard setbacks required
in the adjacent zoning district;

Setbacks to private drives is not reduced below 25 feet;

(4)

Clusters shall maintain a minimum 55 foot front and rear and 25

()

foot side setback between clusters: and

Setbacks to existing right-of-way or proposed right-of-way, as

determined bv the City Engineer, shall not be reduced to less
than 40 feet,

An applicant seeking use of the one-family cluster option shall submit a site plan
to the Planning Commission for consideration. The Planning Commission, in
making its review, shall find that the site possesses at least one of the
requirements for qualifications as outlined in Section 2403 1.A or B before
approving the application. The Planning Commission shal} conduct its review in
accordance with the public hearing requirements set forth and regulated in
Section 3006 of this Ordinance. The use of the one-family cluster option shall be
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sybject fo the Special Land Use regulations of Section 2516.2.c. and the

approving bodv may impose conditions on its approval subject to the provisions

of Section 2516.2.¢,

The site plan shall be prepared as follows:

A. Site plans, in addition to meeting all requirements of the City's Site Plan
Review Procedures Manual, shall provide the following:

(1)

(2)

3

Gy

()

The structural outline (building envelope) of all structures
proposed on the site.

Architectural renderings of building facade elevations within a
typical cluster.

The areas to be dedicated as open space and recreational use,
showing access, location and any improvements. Assurance of
the permanence of the open space and its continued maintenance
shall be submitted for review and approval by the City's Legal
Counsel. The City Attorney shall review and render an opinion
with respect to:

(a) The proposed manner of holding title to the open space.
(b) The proposed manner of payment of taxes.
(©) The proposed method of regulating the use of open land.

{d) The proposed method of maintenance of property and
the financing thereof,

(e) Any other factor relating to the iegal or practical
problems of ownership and maintenance of the open
land.

The location of access drives, streets and off-street parking areas,
sidewalks, trash receptacles, etc.

The location, extent and type of landscaping in accordance with
the requirements of Section 2509 of this Ordinance.

The applicant shall submit as a part of his site plan proposed building elevations
and typical floor plans. Elevation drawings shall be drawn to scale and need only
be a sample of development throughout the site. Where more than one type of
structural design is intended, sample elevation and corresponding floor plans for
each type shall be submitted.

In reviewing the site plan for application of the one-family cluster option to a
particular site, the Planning Commission shall require:
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A. A landscaped undulating earth berm, at least six (6) feet in height at its
lowest elevation, be provided along the entire property line of any
boundary line abufting a major thoroughfare or nonresidential district.
The berm shall not be included as any part of a side or rear yard but may
be a part of an adjoining open space area. Earth berms where employed
on the site shall be designed so as not fo obscure clear vision at street
intersections. The Planning Commission may permit an optional
landscape treatment that is consistent with Section 2509 of this
Ordinance and which will serve as an effective screening barrier when a
landscape berm Is not practical due to site conditions.

B. Concrete pedestrian safety paths (sidewalks) of five (5) feet in width
along both sides of all public and private roads within a clusteroption
development.

4011. Approval of a site plan under this Section shall be effective for a period of one
(1) year from date of approval. Development not started in this period shall be
considered as abandoned and authorization shall expire, requiring that any
proposed development thereafter shall be resubmitted for review and approval by
the Planning Commission. Any proposed change in a site plan after approval has
been granted, shall require review and approval by the Planning Commission
prior to effecting said change.

Section 24042. RUD Residential Unit Development.

The purpose of the Residential Unit Development Option, hereinafier referred to as RUD,
is to permit an optional means of development flexibility in the RA Residential Acreage District
and in the R-1 through R-3 One-Family Residential Districts, which allows a mixture of various
types of residential dwelling units (one-family, attached one-family cluster). It is further the intent
of this Section to permit permanent preservation of valuable open land, fragile natural resources,
and rural community character that would be lost under conventional development. This would be
accomplished by permitting flexible lot sizes in accordance with open land preservation credits
when such developments provide detached and/or attached single family dwelling units which are
located and designed in a substantial open land setting, and through the consideration of
relaxation of area, bulk, yard, dimensional, and other zoning ordinance standards in order to
accomplish specific planning objectives. This flexibility is intended to reduce the visual intensity
of development; provide privacy; protect natural resources from intrusion, pollution, or
impairment; protect locally important animal and plant habitats; preserve lands of vnique scenic,
historic, or geologic value; provide private neighborhood recreation; and protect the public health,
safety and welfare. Such flexibility will also provide for:

- The vse of land in accordance with its character and adaptability;

- The construction and maintenance of streets, utilities and public services in a more economical
and efficient manner;

- The compatible design and use of neighboring properties; and

- The reduction of development sprawl, so as to preserve open space as undeveloped land.

To accomplish the purpose and intent of this Section, the following modifications to

applicable one-family residential standards shall be permitted subject to the conditions imposed
by this section:
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Residential Unit Development Regulations. The RUD Option shall only be
considered for parcels containing at least eighty—(883 twenty (20) contiguous
acres of land under single ownership or control,_Contiguons land may be
separated by a road right-of-way. All RUD uses shall be regulated as set forth in
this Section, an approved RUD plan, any special conditions imposed by the
Planning Commission or City Council, and other applicable provisions of this
Ordinance. An RUD shall include detached one-family dwellings. An RUD may
also include:

A. One-family dwelling clusters, provided that: (1) a majority of dwelling
units within the RUD are detached, non-clustered one-family dwellings;
and (2) a significant portion of the dwelling units are conventional one-
family dwelling units. Conventional one-family dwelling units are umits
constructed on platted lots or site condominium building sites with area
and width conforming to the schedule of regulations for the underlying
zoning district. The Planning Commission and City Council shall review
the mixture of residential dwelling types to determine whether the
proportions of dwelling types meet the purpose and intent of this section

in accordance with subsections 24042.4 and 24042.8, below.
B. Rental or management offices and club rooms accessory to the RUD.
C. Churches.

D. - Public, parochial, and private elementary and/or high schools offering
courses in general education.

E. Noncommercial golf courses.

F. Public libraries, parks, parkways and recreational facilities.

G. Private parks and recreation areas for use of the residents of the RUD.
H. Accessory uses and accessory buildings.

Perimeter Buffering. In order to assure development that is compatible with the
zoning of adjacent property, where the RUD abuts a one-family district,
development of that strip of land 330 feet in depth adjacent to such one-family
district shall be restricted to detached, non-clustered, one-family dwelling units
meeting the requirements of the RUD standards, or to schools, parks, or golf
courses. For purposes of this section, the RUD shall not be considered adjacent to
property zoned for one-family use where it is separated from such property by a
major thoroughfare. The City Council, after review and recommendation of the
Planning Commission, may vary the 330-foot depth in any one of the following
circumstances:

A. The parcel is of a narrow dimension and will not permit sound

development of that portion remaining beyond the three hundred thirty
(330) foot strip;
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Density.

Due to topography or existing abutting development, the development of
the remaining portion of the parcel in question would result in an
unreasonably restrictive treatment of the parcel; or

The adjacent property is otherwise screened from view of development
within the RUD in the area where the 330-foot depth is varied by one of
the following, or by a combination of the following:

(0 An undulating earth berm, at least six (6) feet in height at its
lowest elevation, that is Jandscaped in accordance with the
standards of Section 2509, and which will serve as an effective
screening barrier. Landscaped berms shall be designed so as not
to obscure clear vision at street intersections. Berms shall not be
included as any part of a side or rear yard but may be a part of an
adjoining open space area.

2) The retention within the RUD of an existing regulated or
unregulated wooded area, provided:

(a) The retained wooded area will provide effective
screening consistent with the opacity requirements of
Section 2509. Supplemental plant material may be added
to meet the screening requirements;

(b) The failure to retain the wooded area will have a
negative impact on the preservation of woodlands within
the City of Novi; and

(c) The retained wooded area has been inspected by the City
relative to the health and desirability of the existing plan
material and found to be healthy and desirable,

However, in no circumstances shall any attached or
detached clustered housing dwelling unit in the RUD be
located closer than seventy-five feet to any peripheral

property line.

For purposes of determining density, the following maximum number of
dwelling units per acre overall, by zoning district, shali be permitted:

Zoning District

R-A 0.8 units to the acre overall
R-1 1.65 units to the acre overall
R-2 2.0 units to the acre overall
R3 2 it rall
R ) rall

Density shall be measured based upon gross site acreage, excluding
identified wetlands or watercourses which are regulated by Parts 301 and
303 of the Natural Resources and Environmental Protection Act, 1994
PA 451, as amended, or Chapter 12, Article V of the Novi Code of
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Ordinances, but not excluding quality wetlands less than two (2) acres
regulated by such laws.

- The dwelling unit densities set forth in Section 2403 of this Ordinance
for cluster housing may be applied to the RUD site on an individual acre
basis, provided that the overall dwelling unit density of the RUD does
not exceed the above maximum dwelling unit density levels by district.

An additional credit of 0.8 dwelling units per acre of RUD open space
may be granted to the applicant by the City Council, after review of the
Planning Commission, provided that such open space is dedicated to the
use of the residents of the RUD, as follows:

3
I Environmental features:

i. Watercourses and bodies of water, provided that the
following requirements are met. No less than 25% of the
boundary of the watercourse or body of water shall abut
a park area that is dedicated to the use of all RUD
residents. The park area shall be at least 100 feet in
depth and usable for active or passive recreation
(including a pathway or trail system). Where topography
or the existence of a wetland or wetland setback area
makes such recreational use impractical, the depth of the
park area shall be increased so as to permit such
recreation. There shall be provided significant means of
access by streeis or pedestrian safety paths to all areas
reserved for such use.

ii. Quality wetlands less than two (2) acres in size.

iii. Wetland and watercourse setback areas, as provided in
Section 2400, footnote (v).

iv. Regulated woodlands.

V. Other local important plant and/or animal habitats which
are not regulated, which are contiguous to regulated
woodlands, regulated wetlands, or wetland and
watercourse setback areas, and which meet the following

conditions:

a. They are an uncommon or rare ecosystem in the
city;

b. They are of exceptional value and quality;

c. They enhance the value of the surrounding area;
and

d. They enhance the quality of the neighboring

plant and/or animal habitats.
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2) Historical buildings which have been registered as historic
landmarks.

3) Land Recreation Areas set aside for active or passive
recreational wses,  Recreation Areas are defined as an area
established for recreation purposes that is Jandscaped and
permanently protected to prohibit the development of buildings,
driveways, parking spaces or roads. Sidewalks. trails, landscape
features, recreation fields or courts and associated structures are
permitted in the area. FEach area permitted to qualify as a
Recreation Area must be at least one-half acre in area and the

: length of the Recreation Area cap not exceed three times the
width unless the area is a connecting greenway,

The area eligible for this additional open space credit shall exclude all
identified wetlands that are regulated by Part 303 of the Natural
Resources and Environmental Protection Act, 1994 PA 451, as amended,
or Chapter 12, Article V of the Novi Code of Ordinances, but shall not
exclude quality wetlands less than two (2) acres regulated by such laws.
In determining whether to grant such additional credit, the City Council
shall consider those factors set forth in subsection 2404.7, below.

The overall dwelling unit density in the RUD, including any additional
dwelling unit credit earned for open space, shall not exceed the
maximum dwelling unit density computed utilizing the gross acreage of
the entire parcel and the allowable density of the underlying zoning
district, as provided below:

Zoning District

R-A 0.8 units to the acre overall
R-1 1.65 units to the acre overall
R-2 2.0 umts to the acre overall

Lot Area. One-family non-clustered detached dwellings shall be subject to the
minimum lot area and lot width requirements of the underlying zoning district.
The City Council may modify such lot area and lot width requirements where
such modification will result in the preservation of open space for those purposes
set forth in subpart 24042.3B, above, and where the RUD will provide a genuinc
variety of lot sizes. No lot shall be of an area or width less than that required in
the R-3 zoning district iniless the pare oning idistrict. In
determining whether to so modify lot arcas and wzdths the City Council shall
consider those factors set forth in subsection 24042

Yard Setbacks. For purposes of determining yard area requirements and
regulating the distance between buildings, the following requirements shall
control:
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A. One-family detached dwellings shall be subject to the minimum
requirements of the zoning district. In those instances where lot sizes are
reduced in accordance with subsection 4., above, yard requirements for a
given lot shall be governed by that zoning district which has minimum
lot area and width standards that correspond fo the dimensions of the
particular lot.

B. One-family clusters shall meet the minimum requirements of Section
2403] of this Ordinance, provided that the City Council, after review by
the Planning Commission, may modify the strict application of
requirements related to attaching cluster units (Section 24031.4) and
separation distance between clusters (Section 24031.5) where it is
demonstrated that greater open space can be provided as a contiguous
system for wildlife habitat or recreation amenity can be provided or that
a natural habitat would be destroyed or that topographical conditions
limit the practical dimensional separation of clusters.

Deviations from standards and area, bulk, yard, and dimensional requirements.
As part of final approval of an RUD plan, the City Council shall be authorized to
grant deviations from the strict terms of the zoning ordinance (including the
provisions of 24042.1 through 24042.5 above) governing area, bulk, yard, and
dimensional requirements applicable to the property. Such authorization to grant
deviations shall be conditioned upon the Council finding:

(A)  That each zoning ordinance provision from which a deviation is sought
would, if the deviation were not granted, prohibit an enhancement of the
development that would be in the greater public interest;

(BY  That approving the proposed deviation would be compatible with the
existing and planned uses in the surrounding arca;

(C)  That the proposed deviation would not be detrimental to the natural
features and resources of the affected property and surrounding area, or
would enhance or preserve such natural features and resources;

15}] That the proposed deviation would not be injurious to the safety or
convenience of vehicular or pedestrian traffic. In determining whether to
grant any such deviation, the Council shall be authorized to attach
reasonable conditions to the RUD plan, in accordance with Section

(E) That the proposed deviation would not cause an adverse fiscal or
financial impact on the City's ability to provide services and facilities to
the property or to the public as a whole.

Application Requirements. Application for RUD consideration by the Planning
Commission and City Council under this Section may be made by any person
owning or controlling land in the RA, R-1, R-2, & R-3 One-Family

Residential Districts. Application shall be made to the City Clerk and shall at a
minimum contain the following information:
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A boundary survey of the exact acreage being requested prepared by a
registered land surveyor or civil engineer (scale: not smaller than 1" =
200.

A topographic map of the entire area at a contour interval of not more
than two (2) feet. This map shall indicate all major stands of trees, of
eight (8) inches or greater in diameter, bodies of water and unbuildable
areas (scale: not smaller than 1" = 200").

A recent aerial photograph of the area shall be provided (scale: not
smaller than 1" = 200",

An RUD plan for the entire area carried out in such detail as to indicate
the functional use areas and dwelling unit types being requested; the
proposed population densities, including a traffic circulation plan; and
sites being reserved for schools, if needed, service activities,
playgrounds, recreation areas, parking areas, and other open spaces and
areas to be used by the public or by residents of the RUD (scale: not
smaller than 1" = 200".

An indication of the contemplated storm and sanitary sewer plan, and a
preliminary topographic map indicating how the land area is proposed to
be shaped.

A writlen staiement explaining in detail the full intent of the applicant,
indicating the type of dwelling units contemplated and the resultant
population and providing supporting documentation such as: soil
surveys, studies supporting land wuse requests, and the intended
scheduling of the development.

A statement as to the proposed mechanism to assure the permanent
preservation and maintenance of open space arcas, RUD amenities and
COMMOoN areas.

Consideration of Application.

A,

Upon receipt of an application as a preliminary submittal, the City Clerk
shall refer the application fo the Planning Commission for its report and
recommendation to the City Council. In making its recommendation to
the City Council, the Planning Commission shall determine:
(1} The appropriateness of the site for the proposed use;

(2) The effects of the proposed use upon adjacent properties and the
community;

(3) The demonstrable need for the proposed use;

{(4) The care taken to maintain the naturalness of the site and to
blend the use within the site and its surroundings; and
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(5)

The existence of clear, explicit, substantial and ascertainable
benefits to the City from the RUD.

The Planning Commission's determination shall include evaluation of all
of the following factors:

6y

(2)

3)

@

(5)

(6)

Whether all applicable provisions of this Section, other
applicable requirements of this Ordinance, including those
applicable to special land uses, and all applicable ordinances,
codes, regulations and laws have been met. Insofar as any
provision of this Section shall be in conflict with the provisions
of any other Section of this Ordinance, unless otherwise
specifically noted, the provisions of this Section shall apply to
the lands embraced within the RUD.

Whether adequate areas have been set aside for all schools,
walkways, playgrounds, parks, recreation areas, parking areas
and other open spaces and areas to be used by residents of the
development. The applicant shall make provisions to assure that
such areas have been or will be committed for those purposes.
The City may require that conveyances or other documents be
placed in escrow. Where property is to be utilized for schools,
parks or other uses to be under the control of a public entity, the
applicant shall demonstrate that the public entity has approved
the setting aside of the property for such use.

Whether traffic circulation features within the site and the
location of parking areas are designed to assure safety and
convenience of both vehicular and pedestrian traffic both within
the site and in relation to access streets.

_ Whether, relative to conventional one-family development of the

site, the proposed use will not cause any detrimental impact in
existing thoroughfares in terms of overall volumes, capacity,
safety, travel times and thoroughfare level of service, or, in the
alternative, the development will provide on-site and off-site
improvements to alleviate such impacts.

Whether there are or will be, at the time of development,
adequate means of disposing of sanitary sewage, disposing of
stormwater drainage, and supplying the development with water,

Whether, and the extent to which, the RUD will provide for the
preservation and creation of open space. Open space includes the
preservation of significant natural assets, including, but not
limited to, woodlands, topographic features, significant views,
natural drainage ways, water bodies, floodplains, wetlands,
significant plant and animal habitats and other natural features.

Specific consideration shall be given to whether the proposed
development will minimize disruption to such resources. Open
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(7)

(8)

9)

(10)

(11)

(12)

(13

(14)

space also includes the creation of active and passive
recreational areas, such as parks, golf courses, soccer fields, ball
fields, bike paths, walkways and nature trails.

Whether the RUD will be compatible with adjacent and
neighboring land uses, existing and master planned.

Whether the desirability of conventional residential development
within the City is outweighed by benefits occurring from the
preservation and creation of open space and the establishment of

school and park facilities that will result from the RUD. ‘

Whether any detrimental impact from the RUD resulting from an
increase in total dwelling units over that which would occur with
conventional residential development is outweighed by benefits
occurring from the preservation and creation of open space and
the establishment of school and park facilities that will result
from the RUD.

Whether the proposed reductions in lot sizes and setback areas
are the minimum necessary to preserve and create open space, to
provide for school and park sites, and to ensure compatibility
with adjacent and neighboring land vses.

Evaluation of the impact of RUD development on the City's
ability to deliver and provide public infrastructure and public
services at a reasonable cost and with regard {o the planned and
expected contribution of the property to tax base and other fiscal
considerations.

Whether the applicant has made satisfactory provisions for the
financing of the installation of all streets, necessary utilities and
other proposed improvements.

Whether the applicant has made satisfactory provisions for future
ownership and maintenance of all common areas within the
proposed development.

Whether any proposed deviations from the area, bulk, yard, and
other dimensional requirements of the =zoning ordinance
applicable to the property enhance the development, are in the
public interest, are consistent with the surrounding area, and are
not injurious to the natural features and resources of the property
and surrounding area.

Public Hearing Requirement. Upon receipt and review of the above information,
the Planning Commission shall hold a public hearing as set forth in Section 3006,
at which time it may make its recommendation to the City Council. The Planning
Commission shall forward its findings and recommendations to the City Council
for consideration.
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14,

conditions on approval recommended pursuant to Section 24042
City Council Review. The City Council, in making its review, shall follow the
standards set forth in subsection 8., above, and throughout this Section. After
review of the Planning Commission's recommendations and other information
relative to the RUD application, the City Council may move to grant the
application, which will serve as preliminary approval of the RUD plan. As part of
its approval of the RUD plan, the Council is authorized to impose conditions that
are reasonably related to the purposes of this Section and that will:

A. Insure that public services and facilities affected by a proposed land use
or activity -will be capable of accommodating increased services and
facility loads caused by the land use or activity;

B. Protect the natural environment and conserve natural resources and
energy;

C. Insure compatibility with adjacent use of land; and

D. Promote the use of land in a socially and economically desirable manner.

All conditions imposed shall be made a part of the record of the approval of the
RUD plan.

The preliminary RUD plan approval shall be subject to and conditioned upon
Council approval of an RUD agreement setting forth the terms and conditions of
the RUD, consistent with the preliminary RUD plan. The applicant shall have
prepared, for review and approval by the City's legal counsel, an agreement
setting forth the conditions upon which such approval is based. The RUD
agreement shall specifically include:

Al A statement confirming the voluntary nature of the applicant's agreement
to terms and conditions of the agreement;

B. A survey of the acreage comprising the proposed development;
C. The manner of ownership of the developed land;
D. The manner of the ownership and of dedication or mechanism to protect

any arcas designated as common areas or open space;

E. Provision assuring that open space areas shown on the plan for use by the
public or residents of the development will be or have been irrevocably
committed for that purpose; the City may require conveyances or other
documents to be placed in escrow to accomplish this;

F. Satisfactory provisions to provide for the future financing of any

improvements shown on the plan for site improvements, open space
areas and common areas which are to be included within the
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12.

development and that maintenance of such improvements is assured by a
means satisfactory to the Planning Commission;

G. The cost of installing, improving and maintaining streets and the
necessary utilities has been assured by a means satisfactory to the
Planning Commission;

H. Provisions to ensure adequate protection of natural features;
L Any conditions imposed by City Council under Section 2404.10; and

Approval of the RUD agreement shall entitle the applicant to submit for site plan
approval pursuant to Section 24042.12. Such application and site plan shall be in
accordance with the approved final RUD plan. The agreement, after approval by
resolution of the City Council, shall be executed by the City and the applicant
and recorded in the office of the Oakland County Register of Deeds. Final
approval of the RUD plan shall be effective upon recording. Physical
development of the site shall be in accordance with the approved plan and shall
not be commenced until after final approval by the City Council.

Phasing. The phasing of an RUD shall be in accordance with the phasing
requirements contained within the site plan manual, provided that individual
phases may be divided into sub-phases where such sub-phases likewise comply
with the phasing requirements contained in the site plan manual.

Final Site Plans or Plats. No building permit shall be issued for any building or
structure within the RUD until a final plat or final site plan has been approved for
that area of the project where buildings or structures are to be located. Site plans
shall be reviewed in accordance with the requirements of Section 2516 of this
ordinance. Plats shall be reviewed in accordance with the City of Novi
Subdivision Ordinance. The review of the plats and site plans shall include
consideration of the following:

A. All portions of the phase or phases submitied for final site plan or plat
approval that are shown upon the approved plan for the RUD for use by
the public or the residents of the RUD have been committed to such uses
in accordance with the RUD contract.

B. Except where deviation from such standards is shown in the approved
final RUD plan, or in the RUD agreement, site plans and plats shall be in
conformity with the requirements of this ordinance and all other
applicable laws, ordinances, codes and regulations, and with the
approved RUD plan. Landscaping plans shall conform to the
requirements of Section 2509 and to the City of Novi Subdivision
Ordinance. Landscaping within a given phase shall conform to those
requirements applicable to the type of development within that phase,
i€, detached one-family development shall conform to those
requirements applicable to subdivisions.

C. Provisions have been made in accordance with the RUD contract to
provide for the financing of any improvements shown on the site plan or
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13.

14.

15.

plat for open spaces and common areas which are to be provided by the
applicant and that maintenance of such improvements is assured in
accordance with the RUD contract.

D. Dedication of public roads in accordance with the requirements of this
City Code shall have been made so as to cause continuity of public
access between the adjacent major thoroughfare(s) and ingress, egress to
all private developments within the project.

E. There shall be provided pedestrian safety paths (sidewalks) of design,
materials and construction that meet the City of Novi Design and
Construction Standards. Such safety paths shall be at least five (5) feet in
width along both sides of all public and private strects within the RUD.
When necessary to preserve regulated woodlands or wetlands, safety
paths may be eliminated on one side of a street and replaced where
possible with pedestrian safety paths of a design and construction that is
compatible with such environmental resources.

Effect of Approval of RUD Plan. Once an area has been included within a plan
for RUD and such plan has been approved by the City Council, no development
may take place in such area nor may any use thereof be made except in
accordance with the plan or in accordance with a Planning Commission and City
Council approved amendment thereto, unless the plan is terminated as provided
herein. The location, height, bulk, density and area of all buildings, structures and
uses shall be in accordance with the schedule of regulations contained within this
ordinance, except where expressly supplanted on the approved RUD plan, or
approved in textual form with the RUD plan.

Termination of RUD. An approved plan may be terminated by the applicant or
its successors or assigns, prior to any development within the area involved, by
filing with the City and recording in the Oakland County Records, an affidavit so
stating, The approval of the plan shall terminate upon such recording. No
approved plan shall be terminated after development commences except with the
approval of the City Council after Planning Commission recommendation and
notice of all parties of interest in the land.

Open Space Preservation. In order to assure the development of open space i
conjunction with an RUD, the City Council shall include in the contract recorded
with the Register of Deeds, a schedule for the completion of portions of the open
space so that it coincides with completion of dwelling units. The developer may
suggest a schedule for review by the City Council. The mechanism to assure the
permanent preservation and maintenance of open space arcas, RUD amenities
and common areas shall be subject to review and approval by the City's legal
counsel. The mechanism shall permit, in the event of the failure of the property
owners to preserve and maintain areas, the City to perform maintenance and
preservation functions and to assess the cost of such performance to the property
owners. The City Attorney shall review and render an opinion with respect to:

A, The proposed manner of helding title to the preserved areas;

B. The proposed method of payment of taxes;
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16.

17.

18.

C. The proposed method of regulating the use of the areas;

bD. The proposed method of maintaining the areas and the ﬁnancmg thereof;
and
E. Any other factor relating to the legal or practmal problems of ownership

and maintenance of open land.

Construction of Improvements. The construction of improvements within phases
and sub-phases of an RUD shall be in accordance with Section 3005 of this
Ordinance, the City of Novi Subdivision Ordinance and all other ordinances,
codes, regulations and laws. All amenities planned within the RUD for the
benefit of residents of the RUD shall be constructed within the phase or sub-
phase in which they are depicted. No temporary or final certificate of occupancy
shall be granted for any dwelling unit within a phase or sub-phase unless all
amenities within that phase or sub-phase are constructed or completion of
construction is secured by financial guarantee in accordance with Section 3005 of
this Ordinance. ‘

RUD as Optional Method of Development. Approval of an RUD under this
Section shall be considered an optional method of development and improvement
of property and shall be subject to the agreement to the various conditions as set
forth herein between the City and the applicant.

Amendments and Revisions.

A An applicant may request an amendment or revision to an approved
RUD plan. Any amendment or revision constituting a major change i
the approved RUD plan, as defined in this Section, shall necessitate all
procedures and conditions herein required for original submittal and
review, in full. Amendments considered to be major changes include the

following:
(13 Change in concept of the development;
(2) Change in use or character of the development;

(3) Change in type of dwelling unit as identified on the approved
area plan;

ey Increase in the number of dwelling units (decreases in dwelling
unit numbers or increases in lot sizes are not major changes);

{5) Increase in lot coverage;

(6) Rearrangement of lots, blocks or building sites;

N Change in the character or function of any street;

& Reduction in land area set aside for common open space or the

relocation of such area(s),
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19.

%) Increase in building height; or

(10)  Any modification similar in character or scope to any of the
above.

B. Amendments which are not major may be approved by the Planning
Commission in conjunction with site plan approval, or by the City
Council, upon Planning Commission recommendation, in conjunction
with plat approval.

Appeals. The Zoning Board of Appeals shall have no jurisdiction to hear appeals
or make interpretation or any other decisions regarding this Section or a proposed
RUD plan.

Section 24053. Open Space Preservation Option.

1.

Intent. The intent of the Open Space Preservation Option is to encourage the long-

term preservation of open space and patural features and the provision of recreation and open
space areas iaceerdaneevwith-PA-3179-0£2004.

2. Eligibility Reguirements. In areas that are served by municipal sewers, eligible
properties shall be zoned for residential development at three and one half (3.5) or fewer dwelling
units per acre (R-A through R-34). In areas which are not served by municipal sewers, eligible
properties shall be zoned for residential development at two (2) or fewer dwelling units per acre
(R-A through R-2).

3. Densipy.

A,

Land meeting the above eligibility requirements may be developed with the same
number of dwelling units on a portion of the site, but not more than 80% of the
site, that, as determined by the approving body, then could otherwise be
developed under existing ordinances, laws, and rules on the entire land area.

The approving body may permit the use of this option when the same number of

dwelling units is placed on morg than 80% of the site if it finds that significant
natural features or open space would not be preserved if this option was not used.
If the same number of units is placed on more than 80% of the site, the proposal
shall be subject to the Special Land Use regulations of Section 2516.2.c. and the
approving body may impose conditions on its approval subject to the provisions
of Section 2516.2.

Density shall be calculated as follows:

A parallel (bona fide) plan shall be submitted to the approving body in order to
establish the maximum permitted density. A parallel (bona fide) plan shall
identify how a parcel could be developed, including all roads and other
infrastructure improvements, under the conventional development standards of
the City. All unbuildable areas and areas with limitations to development must be
accurately identified on the parallel (bona fide) plan including but not limited to
wetlands, watercourses, drains, floodplains, steep slopes, habitat areas,
woodlands and similar features. The approving body shall make the
determination that a parallel (bona fide) plan is acceptable once it meets all
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applicable City ordinance requirements and, based on the plan, determine the
maximum number of dwelling units that would be permitted under this Open
Space Preservation Option. A separate review fee for the parallel (bona fide) plan
shall be submitted with the application. The density shall not exceed the
following dwelling unit densities by districts, which shall be calculated in
accordance with the definition of density contained within Section 201:
Definitions: D--F:

Zoning District Dwellings Per Acre
RA 0.8

R-1 1.65

R-2 2.0

R-3 2.7

R-4 33

4. Design requirements.

A,

A minimum of wenty{20%) ten (10%) percent of the gross site area,
exclusive of existing and statutorily authorized rights-of-way, shall be
preserved as permanent open space in an undeveloped state or for
recreation purposes.

Qualifving pPermanent open space shall may be “Natural Feature Areas”
that include important natural, environmental, agricultural, and/or
contextual features, such as:

{H steep slopes,

= 3 B 3

(2) wetlands:

{(3) wetland setback areas:

4 floodplains;

(5) natural watercourses:

&3(6) woodlands,
{7y scenic views,

S)(8) agricultural or equestrian components, and

y historionl s,
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€A(9) recreational pathways and facilities, or other permanent open
space that will improve the quality of the development including:

(a)

“Recreation Areas” set aside for active recreation.

(b)

Recreafion Areas are defined as an area established for
recreation purposes that is landscaped and permanently
protected to prohibit the development of buildings,
driveways, parking spaces or roads. Sidewalks. trails
landscape features, recreation fields or courts and
associated structures but not golf courses are permitted
in the area. Each area permitted to qualify as Recreation
Area must be at least one-hailf acre in area and the length
of the Recreation Area can not exceed three times the
width unless the area is a connecting greenway;

historical structlures;

(c)

buffers from major thoroughfares and more intensive

(d)

land uses that are at least 50 feet in width and in addition
1o required setbacks and landscape areas: and

similar features meeting the requirements of PA 179.

and

: nilor S Bl ] e bode
The minimum lot area-erwidth-by-zeningdistrict-is-as-folows: may be

reduced by a percentage equal to the percentage of qualifving open space

on the site permanently preserved up fo the limits listed in the chart

below and_lot width may be reduced by a percentage equal to one half
the percentage of qualifving open space on the site permanently

preserved up to the limits listed in the chart below by zoning district:

Page 29 of 34



Zoning

RA

R-3

Area in Square Feet

43,560 reduced to a
minimum of 28750
24,000 (44,9%

maximum

21,780 reduced to a
minimum of 34375
-12,000 (44.9%

maximum)

18,000 reduced to a
minimum of 31,880
-10.000 (44.4%

maximum)

12,000 reduced to a
minimum of 30000
-9.000 {(25%
MAXIu)

10,000 reduced 1o a

Width in Feet

150 reduced to a
minimum of 148
120

120 reduced to a
minimum of 316 90

. 110 reduced to a

minimum of 99 85

90 reduced to a
minimum of 88 75

80 reduced to a

minimum  of 8,000

{20% maximum)

minimum of 70
{12.5% maximum)

Not withstanding requirements at Section 2400, footnote (1), side lot yard
setbacks may be reduced as follows:

Lot Width (feet)

110 or greater

90 or greater, but less than

110

88 70 or greater, but less than

90

Side Yard
(feet)

15

10

10

Minimum Side Yard
Setback Aggregate of
Two Side Yards

4035

3025

2520

Additional modifications to lot and width standards from those specified
above may be permitted if the approving body determines that a smaller
minimum size is necessary to comply with the intent of P-A-179-0£2001
preserving open space and natural features. In such cases the approving

body may modify lot area and lot width requirements so as to assist in
the creation of open space or preserve natural features wde%e@mp}y
with—State—law. In those instances where lot sizes are reduced in
accordance with the Open Space Preservation Option, yard requirements
for a given lot shall be governed by that zoning district which has
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minimum lot area and width standards that correspond to the dimensions
of the particular lot.

Open space areas shall be accessible to all lots in the development, either
directly from the internal road network, or if approved in the discretion
of the approving body, directly from another manner of access providing
perpetually existing and maintained pedestrian accessibility to all lots.

Preserved Qualifying permanent open space shall be connected with
adjacent open space, public land, and existing or planned
pedestrian/bicycle paths, where feasible, as determined by the approving
body.

E

Approval of an open space option development does not constitute a
change in the zoning of the property, and, except as specifically provided
in this section, all other regulations applicable within the zoning district
of the property and development shall apply.

Restrictions.

(D Nothing in this section shall allow the construction of multi-
family residential units in a single family residential district.

) Nothing in this section shall allow a development to result in the
creation of a nuisance or a danger or hazard to the health, safety
and welfare of any person or property.

3) The development shall not result in an unreasonable burden upon
public services and/or facilities, taking into consideration the
capacity and availability, considering the existing and anticipated
future use of such services and facilities.

(4) The development shall be designed to avoid an unreasonable
burden upon the subject and/or surrounding properties, taking
into consideration economic, aesthetic, traffic, noise and other
applicable and relevant planning and/or engineering
considerations.

(%) The development proposed utilizing the open space preservation
option provided in this section shall, to the greatest extent
feasible while remaining consistent with the requirements of
Public Act 179 of 2001, comply with all zoning regulations and
design standards applicable to the property.

Qualifving Permanent Open Space Maintenance.

A.

All open space shall remain perpetually in an undeveloped state, except
developed Recreation Areas, by means of a conservation easement, plat
dedication, restrictive covenant, or other legal means that runs with the
land. _Developed Recreation Areas shall remain perpetually recreation
areas by means of restrictive covenant or other legal means that runs with
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the Jand. The City shall be a party to these legal means to insure the
nerpetual protection.

Al open space ownership and maintenance agreements shall be reviewed
and approved as to form and content by City legal counsel prior to
acceptance by the approving body.

All open space agreements which involve donations of land to the City or
which name the City as a party to any agreement shall be approved by
the City Council prior to final approval of the development.

A public hearing shall be held on the matter in accordance with the

requirements set forth in Section 3006 before action is considered by the
approving body,

Review Process.

A.

All proposed Open Space Preservation Option developments shall be
reviewed in compliance with the appropriate procedure for the type of
development (lot split, subdivision, site condominium, etc.) and in
accordance with the development standards in this Section and other
applicable ordinances.

All open space preservation option plans shall include a resource
inventory that contains the following:

(H All floodplains, wetlands, and water bodies;
(2) A woodlands analysis identifying all regulated woodlands;

3) Al wildlife habitat areas, per the City's Wildlife Habitat Master
Plan.

4 An analysis of on-site soils and topography to identify
limitations to development; and

(%) An analysis of the contextual features of the site, such as scenic
views, historic structures, patterns of original farm fields, fences
or stone walls, recreational uses and the like.

The approving body shall determine that the open space preservation
option plan satisfies the intent of this option.

A public hearing shall be held on the matter in accordance with the

requirements set forth in Section 3006 before action is considered by the
approving body.

If development proposed on more than 80% of the site, as could be

developed using standard developmment technigues, then the application is
subject to Special Land Use Permit approval requirements of Section
2516.
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Section 24064. Planned Development Options. (renumber only)

(Ord. No. 02-18.174, Pt. I, 11-25-02; Ord. No. 2005-18.194, Pt. IV, 8-22-05)

PART IL

Severability. Should any section, subdivision, clause, or phrase of this Ordinance b ¢ declared
by the courts to be invalid, the validity of the Ordinance as a whole, or in part, shall not be
affected other than the part invalidated.

PART 1L

Savings Clause. The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect or impair any act done, offense committed, or right accruing, accrued,
or acquired or liability, penalty, forfeiture or punishment, pending or incurred prior to the
amendment of the Novi Code of Ordinances set forth in this Ordinance.

PART 1V,

Repealer. _All other Ordinance or parts of Ordinance in conflict herewith are hereby repealed
only to the extent necessary to give this Ordinance full force and effect.

PARTYV.

Effective Date: Publication. Public hearing having been held bereon pursuant to the provisions
of Section 103 of Act 110 of the Public Acts of 2006, as amended, the provisions of this
Ordinance shall be published within fifteen (15) days of its adoption by publication of a brief
notice in a newspaper circulated in the City of Novi stating the date of enactment and effective
date, a brief statement as to its regulatory effect and that a complete copy of the Ordinance is
available for public purchase, use and inspection at the office of the City Clerk during the hours
of 8:00 A M. to 5:00 P.M.,, Local Time, The provisions of this Ordinance shall become effective
seven (7) days after its publication.
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MADE, PASSED, AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF
NOVI, OAKLAND COUNTY, MICHIGAN, ONTHE __ DAY OF , 2010,

DAVID LANDRY, MAYOR

MARYANNE CORNELIUS, CITY CLERK

Ayes:
Nayes:
Abstentions:
Absent:

Page 34 of 34



PROPOSED ONE-FAMILY RESIDENTIAL DEVELOPMENT OPTIONS CHART




Proposed City of Novi One-Family Residential Development Options Chart 7/13/2010
page 1 of 3
cityofnoviorg
Option Type; Intent & Districts Density Std. Lot | Max. % Std. Max. % Other Provisions*** Qualifying Criteria**#* Approving
Permitted Uses Permitted | Permitted Area Reduced Lot | Reduct | Lot Reduced Reduct Body
(DUfacre) (sq. ft.) Area(sq. ft.) | ion Width | Lot Width ion
{feet) (feet)
{See&ea—z—’-lrgﬂl-}%}m R-1 165 21.780 18,000 3173% | 126 110 8.3% Gaﬂﬁet%eséﬂefmabéew p&rc-eﬂ%ag@oeﬁsegﬂa%eé»weed-}aﬂé-quahty Commission ‘
‘ ; b B2 20 18:000 | 14;460 20% 116 99 9% SE-oR—RetSIie-Ares eaen recommendation
areas-with-woodlands; &-City-Counsil
lated-wetland k-3 27 12008 16,000 167% | 98 80 11¥% approvalof
L wildlife habitats. cencept
Single-family-detached dovelopment-plan
use-normal
approval process
Subdivision-Open A 8 43560 39,200 0% 150 135 10%% Planaing
(Section2402) Preserve 'p 5 20 15,000 | 16200 0% |10 |90 9% recommendation
matural charactor through o R2 27 12,000 | 16,000 167% | %0 80 11% f; E:':.f e ?1
space preservation: R4 33 16,600 9,060 1094 80 85 9% coneept
Sincle farmilv-detached development plan
residential-and-active —Site-plan-orplat
recrention areas, wse-normal
approval-process
One-Family Cluster R-1 1.65 Not applicable — no restriction on lot area and width - must meet all Minimum 2 unit and maximum 4 1. Parcel adjacent to 120 foot or Planning
Option (Section 2403) R-2 2.0 cluster and building spacing requirements. 75 ft. setback all property unit clusters. - Cannot exceed larger ROW and less than 360 600 | Commission (site
Permit flexibility where | p 4 27 lines 30 ft. from internal ROW and private streets normal density based on “net site feet deep providing a transition plan process)
transitional development R 33 area” for each district. between road and conventional

is desirable of where
conventional
development would
destroy the site’s unique
environmental features.
One family detached and
attached cluster
residential.

one family detached housing.

Use of conventional development
would destroy unique
environmental significance of the
site and one of the following must
exist:

a.  Site unnsual shape.

b. Site is generally of




clubhouses.

features

Proposed City of Novi One-Family Residential Development Options Chart 71312010
page 2 of 3
chiyoinoviorg
Option Type, Intent & Districts | Density Std Lot | Max. % Std. Max, % Other Provisions*** Qualifying Criteria®** Approving
Permitted Uses Permitted | Permitted Area Reduced Lot | Reduct | Lot Reduced Reduct Body
(DUfacre) | (sq.ft) | Area(sq.f) |ion | Width | Lot Width | ion
(feet) ‘ {feet)
unbuildable soils.
c. Severe topography limits
road construction unless
site mass graded.
d.  50% of site regulated

woodlands or wetlands

and the qualifying areas

must be preserved and be

50% or more of the net

site area.
RUD Residential Unit RA 0.8 43,560 12,000* 72.4% | 150 O+ 40% Density based on gross site area %0 20acre minimum which may be Planning
Development Option R-1 1.65 21,780 12,000* 44.9% | 120 1 25% | minus regulated wetlands over 2 separated by a road right-of-way, 360 ft. Commission
(Section 2404) Permit R-2 2.0 18,000 12,000* 33.3% | 110 O+ 18.1% | acres plus an additional 0.8 strip of detached single family when recommend-
various dwelling types to | R-3 27 12,000 12,000% 0% 90 QoF** 0% dwelling units per acre for each adjacent to residential, requires RUD plan, | dation & City
preserve open land, . ‘ acre of RUD open space if meets | must enter into RUD agreement — City Council approval
natural resources and R4 13 10,000 10,000 * 0% 80 Q%% 0% criteria not to exceed district Council can waive lot area, lot width, RUD Pian — City
rural community . density for gross area - Detached | density, & setback requirements if it finds | Council approval
character. Permits * min. lot xEEmin (ot one-family use setbacks that that the deviation if not granted would RUD agreement
reduced lot size and a area 12,000 width 90 ft. correspond to minimum lot area prohibit an enhancement that would be in - Site Plan or Plat
relaxation of bulk and sq. fr. May May vary used - Attached one-family use the greater public interest, is compatible normal approval
dimensional standards to vary fo o preserve setbacks in Sec. 2403. 330 ft. with existing and planned uses in the process
reduce the visual preserve natural adjacent to detached residential surrounding area, would not be detrimental
intensity, and to protect natural foatures must be detached residential with | or would enhance the natural features and
privacy and natural features. reduction down to 75 ft. due to resources, would not cause unsafe traffic
resources. One family BEEE i topography, screening, or natrow | conditions, and have no adverse fiscal or
detached and attached 5 min. lot fot width lot dimension. financial impact on City,
cluster residential, area may may vary to
churches, schools, non- vary to preserve Detached one-family use standard
commercial golf courses, preserve natural sethacks, lot widths & lot areas —
rental offices and natural features




Proposed City of Novi One-Family Residential Development Options Chart 711312010
page 3 of 3
ciyofnovi.org )
Option Type, Intent & ! Districts Density Std. Lot | Max. Y% Std. Max. % Other Provisiong®*** Qualifying Criterja™** Approving
Permitted Uses Permitted | Permitted Area Reduced Lot | Reduct | Lot Reduced Reduct Body
(DU/acre) (sq. ft) | Area(sqg. ft.) | ion Width | Lot Width | ion
J {feet) (feet)
Open Space RA 0.8 43,560 | 28750 34% 150 140 6:9% Cannot exceed normal density Minimum 26% 10% of natural features or | Site plan or plat
Preservation Option - | 24.000 44.9% 120 | 20% based on “net site area” for each permanent open space areas that could be use normal
(Section 2405) R-1 1.65 21,780 | 14375 34% 120 Ho 83% district and based on a bona fide developed with normal requirements must | approval process
Encourage the long term 12,000 44.9% 90 25% parallel plan using normal code be preserved — I development proposed on
preservation of open R-2 2.0 18,000 1880 339 110 99 18-1% | requirements — Side yard setback | more than 80% of the site as could be
space and natural 10,000 44.4% 85 22.7% | reductions developed using standard development
features and the R-3 27 12,000 15,600 3784 14 £0 H18% technigues, then application subject to
provision of recreation 5,000 25% 75 16.7% Special Land Use Permit approval - Land
and open spaee-in R-4 3.3 10.000 $.000 20% 80 70 12.5% donations and agreements that name the
accordance-withPA-170 | o City such as conservation easements must
of 208+ One-family be approved by Council before Final Site
detached residential. plan approval. — Must submit bona fide

J

(parallel) plan.

##% Please note that the list of Other Provisions and Qualifying Criteria do not include all minor provisions and criteria. Please consult the City of Novi Zoning Ordinance for details.
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