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JSP25-03 TWELVE MILE TOWNES  
Public hearing at the request of Singh Development, LLC for JSP 25-03 Twelve Mile Townes for 
Planning Commission’s recommendation to the City Council for a Preliminary Site Plan with a PD-2 
Option, Special Land Use, Wetland Permit, and Stormwater Management Plan approval. The 
subject property is located at the southeast and southwest corners of Twelve Mile Road and 
Twelve Oaks Mall access drive in Section 14.  The applicant proposes utilizing the Planned 
Development 2 (PD-2) option to develop 125 townhome units.  
 
 Required Action 
Recommend approval/denial to the City Council of the Preliminary Site Plan with PD-2 Option, 
Special Land Use, Wetland Permit and Storm Water Management Plan 

  
REVIEW RESULT DATE COMMENTS 

Planning 
Approval 
recommended 
with conditions 

6-9-25 

• Findings regarding Section 3.31.4 relating to the 
PD-2 Option (see page 2 of Planning Review) 

• Special Land Use considerations 
• Ordinance deviations for the following 

o Minimum building setbacks  
o Minimum setback adjoining residential 

district 
o Minimum distance between buildings 
o Minimum building setback from parking 

stall 
o Lack of sidewalk on Twelve Oaks Mall 

Drive (west side), and on Bishop Road in 
some locations 

• Zoning Board of Appeals to approve request to 
amend previous variance 

• Additional items to be addressed with Final Site 
Plan 

Engineering Approval 
recommended 6-5-25 • Additional items to be addressed with Final Site 

Plan 

Landscaping 
Approval 
recommended 
with conditions 

4-11-25 

• Landscape deviations for the following: 
o Lack of screening berm along east side of the 

site (Supported as screening fence 
proposed.) 

o Lack of berm  or fence on west side of site 
(Supported as maintaining natural 
vegetation) 

o Lack of street trees on western parcel 
(Supported as maintaining existing vegetation 
or utility conflicts) 

o Lack of street trees on Twelve Oaks Mall Drive 
(Supported due to lack of space) 

o Multifamily unit building foundation 
landscape deficiency (Supported because 



additional landscaping has been added to 
sides of buildings facing the roads) 

• Additional items to be addressed with Final Site 
Plan 

Wetland 
Approval 
recommended 
with conditions 

4-25-25 • Non-Minor Wetland permit  
• Environmental enhancement plan recommended 

Woodland Approval 
recommended 4-25-25 • No regulated woodlands present 

Traffic Approval 
recommended 4-25-25 

• Deviation to allow perpendicular parking on a 
major drive 

• Additional items to be addressed with Final Site 
Plan 

Traffic Study Approval 
recommended  3-17-25 • Median opening comment addressed by adding 

a 4-way stop on Twelve Oaks Mall Drive 

Façade  Approval 
recommended 3-12-25 

• Section 9 Waiver recommended for minor 
underage of brick 

Fire 
Approval 
recommended 
with conditions  

2-27-25 
• Additional items to be addressed with Final Site 

Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Motion sheet 
 
Recommend Approval – Special Land Use Permit 
In the matter of JSP 25-03 Twelve Mile Townes, motion to recommend approval to the City 
Council for Special Land Use based on and subject to the following:    

1. The proposed use will not cause detrimental impact on existing thoroughfares (based on 
Traffic review); 

2. The proposed use will not cause a detrimental impact on the capabilities of public services 
and facilities (based on Engineering review); 

3. The proposed use is compatible with the natural features and characteristics of the land 
(because there are no regulated woodlands on site, and minimal impacts to wetland 
areas are proposed);  

4. The proposed use is compatible with adjacent uses of land (because the proposed use is 
similar to the residential community to the south and complements other nearby uses); 

5. The proposed use is consistent with the goals, objectives, and recommendations of the 
City's Master Plan for Land Use (as it fulfills the Master Plan objectives to provide a wide 
range of housing options and to provide residential developments that support healthy 
lifestyles); 

6. The proposed use will promote the use of land in a socially and economically desirable 
manner (as it fulfills one of the Master Plan objectives to ensure compatibility between 
residential and non-residential developments); 

7. The proposed use is (1) listed among the provision of uses requiring special land use review 
as set forth in the various zoning districts of this Ordinance, and (2) is in harmony with the 
purposes and conforms to the applicable site design regulations of the zoning district in 
which it is located;  

8. (additional comments here if any) 
 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, Article 
5, and Article 6 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
 
-AND- 
 
 
Recommend Approval – Preliminary Site Plan with PD-2 Option 
In the matter of JSP 25-03 Twelve Mile Townes, motion to recommend approval to the City 
Council for Preliminary Site Plan with a PD-2 Option based on and subject to the following:   
1. Planning Commission findings that the standards of Section 3.31.4 of the Zoning Ordinance 

are adequately addressed, as identified in the Planning Review Letter. 
2. Planning Commission findings that the standards of Section 3.31.7.B.viii.d of the Zoning 

Ordinance are adequately addressed, as identified in the Planning Review Letter. 
3. The recommendation includes the following ordinance deviations for consideration by the 

Planning Commission in its recommendation to the City Council: 
i. Deviation from Section 3.31.7.D for not meeting the minimum building setback 

requirements for front yard (Twelve Mile frontage). A minimum of 50 feet is required, 
20 feet is provided. The standard setbacks of the district are for a more suburban style 
of development and the deviations would be consistent with a more urban 
development as they propose. 

ii. Deviation from Section 3.31.7.D for not meeting the minimum building setback 
requirements for the exterior side yard (Twelve Oaks Mall Road frontage). A minimum 
of 50 feet is required, 30 feet is provided. The setbacks of the district are for a more 
suburban style of development and the deviations would be consistent with a more 
urban development as they propose. 

iii. Deviation from Section 3.31.7.D for not meeting the minimum building setback 



requirements for the eastern side yard. A minimum of 35 feet is required, 20 feet is 
provided. The setbacks of the district are for a more suburban style of development 
and the deviations would be consistent with a more urban development as they 
propose. 

iv. Deviation from Section 3.6.2.H for not meeting the requirement for additional setback 
from a residential district to the south. A minimum of 111 feet is required for a building 
37 feet in height, 40 feet is provided. This deviation is supported as the uses are both 
multi-family residential and the additional protection afforded by the larger setback 
is not warranted. However, the ZBA granted conditional approval for a setback 
variance for the Waltonwood Phase 2 in 2003 that stated any building on the subject 
property would be a minimum of 150 feet from those buildings. The applicant will 
need to seek ZBA’s amendment of the previous conditions of approval and amend 
the deed restriction that was placed on the property prior to Final Site Plan approval.  

v. Deviation from Section 3.8.2.H to allow a reduction in the minimum distance between 
buildings (20 feet proposed, at least 30 feet required), as the layout seeks to optimize 
the space to maintain adequate open space and circulation.  

vi. Deviation from Section 3.31.7.B.viii.b.xi for the lack of sidewalk on the west side of 
Twelve Oaks Mall Road south of the entrance, and on the south side of Bishop Drive 
as shown on the plan. 

vii. Deviation from Sec. 5.10.1.B to allow perpendicular parking along a Major Drive. There are 
4 spaces proposed on the west side of the project along Bishop Road, which is 
anticipated to have low traffic volume.  

viii. Landscape deviation from Section 5.5.3.B.ii and iii for lack of 4.5-6 foot landscaped 
berm along eastern property line.  Supported by staff as alternative screening is 
provided with six-foot fencing. 

ix. Landscape deviation from Section 5.5.3.B.ii and iii for lack of berm or wall in the greenbelt 
of Twelve Mile Road for the western 616 feet, to preserve the existing vegetation in the 
area that is not being developed.  

x. Landscape deviation from Section 5.5.3.B.ii and iii for deficiency in street trees on Twelve 
Oaks Drive north of the entry drives on the west side, due to utility conflicts and lack of 
space between curb and sidewalk. 

xi. Landscape deviation from Section 5.5.3.B.ii and iii for deficiency in street trees on Twelve 
Mile Road for the western part of the site, due to utility conflicts. 

xii. Façade deviations from Section 5.15 for an underage of brick on the rear facades of the 
high-visibility buildings (25% proposed, 30% required), and an underage of brick on all 
facades of the standard visibility buildings (23-28% proposed, 30% required), as the 
deviation is minor in nature and not detrimental to the aesthetic quality. No vinyl 
siding is permitted.  

4. 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; and 

5. (additional conditions here if any). 
 

(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.) 
 
-AND- 
 
Approval – Wetland Permit 
In the matter of JSP 25-03 Twelve Mile Townes, motion to approve the Wetland Permit 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; and 



b. (additional conditions here if any) 
(This motion is made because the plan is otherwise in compliance with Chapter 12, Article V of 
the Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Recommend Approval – Stormwater Management Plan 
In the matter of JSP 25-03 Twelve Mile Townes, 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;  and  

b. (additional conditions here if any). 
(This motion is made because it otherwise in compliance with Chapter 11 of the Code of 
Ordinances and all other applicable provisions of the Ordinance.) 
 
 
– OR –  
 
Recommend Denial – Special Land Use 
In the matter of JSP 25-03 Twelve Mile Townes, motion to recommend denial to the City Council 
for Special Land Use …. (because the plan is not in compliance with Article 3, Article 4, and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Recommend Denial – Preliminary Site Plan with a PD-2 Option 
In the matter of JSP 25-03 Twelve Mile Townes, motion to recommend denial to the City Council 
for Preliminary Site Plan with a PD-2 Option… (because the plan is not in compliance with Article 
3, Article 4, and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
-AND- 
 
Denial– Wetland Permit 
In the matter of JSP 25-03 Twelve Mile Townes, motion to deny the Wetland Permit… (because 
the plan is not in compliance with Chapter 12, Article V of the Code of Ordinances, and all other 
applicable provisions of the Ordinance.) 
 
-AND- 
 
Recommend Denial – Stormwater Management Plan 
In the matter of JSP 25-03 Twelve Mile Townes, motion to recommend denial to the City Council 
for Storm water Management Plan  …(because the plan is not in compliance with Chapter 11 of 
the Code of Ordinances and all other applicable provisions of the Ordinance. 
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An Irrigation Plan will be Provided for Stamping Sets.

Street Trees
  Street Frontage 1,654 l.f.
    Less Drives 624 l.f.
  Net Frontage 1,030 l.f.
  Trees Required 29.4 Trees  (1,030 / 35)
  Trees Provided 30 Trees

Multi-Family Trees
  Total Units 39 Units
  Trees Required 117 Trees (39 x 3)
  Trees Provided 117 Trees

Parking Lot Landscaping
  Parking Lot Perimeter 148 l.f.
  Trees Required 4.2 Trees (148 / 35)
  Trees Provided 4 Trees

Woodland Replacement i Total Project
  Replacement Required 4 Trees
  Replacement Trees Provided 4 Trees

Detention Pond Plantings
  10' from LWL Elevation 160 l.f.
  Required Planting 112 l.f. (70%)
  Planting Provided 114 l.f. (70%)
  Pond Frontage for Trees 105'
  Trees Required 3 Trees (105 / 35)
  Trees Provided 4 Trees

Phragmites

An MDEGLE Permit is Required for Treatment of Phragmites in Areas with Standing Water.
A licensed Herbicide Applicator must Perform the Work.

1. Phragmites should be treated in early to late summer (June-Setpember)  using
glyphosate, or late summer (August- September) using glyphosate to achieve effective
control.

2. Application of herbicides should be hand swiping for scattered plants and hand spraying
for denser stands.  The use of a licensed or certified applicator is required to minimize
damage to native plant material.

3. After two weeks of herbicide application, the dead stalks should be cut and removed to
encourage native plant material growth.  If a mechanical method is used, equipment
should be cleaned to prevent the spread of seed.

Second Through Five Year Maintenance

1. A visual inspection will be made during June - July.  If phragmites is present, steps 1-3
above will be repeated.

Sequence of Removal for Phragmites
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Seating
See Sheet L-6

12 Mile Greenbelt

Twelve Oaks Mall Road Greenbelt

North

Landscape Summary  
12 Mile Road
  Street Lawn
    Total Street Frontage 988 l.f.
      Less Preserved Frontage 616 l.f.
    Net Street Frontage 372 l.f.
    Trees Required 8.3 Trees (372 / 45)
    Trees Provided 0 Trees

  Greenbelt Plantings
    Total Street Frontage 988 l.f.
      Less Preserved Frontage 616 l.f.
    Net Street Frontage 372 l.f.
    Canopy Trees Required 8.3 Trees (372 / 45)
    Canopy Trees Provided 8 Trees
    Sub-Canopy Trees Required 12.4 Trees (372 / 30)
    Sub-Canopy Trees Provided 12 Trees

Twelve Oaks Mall Road
  Street Lawn
    Total Street Frontage 771 l.f.
    Less Drive Opening 28 l.f.
    Net Street Frontage 743 l.f.
    Trees Required 16.5 Trees (743 / 45)
    Trees Provided 8 Trees

  Greenbelt Plantings
    Total Street Frontage 771 l.f.
      Less Drive Opening   28 l.f.
      Net Street Frontage 743 l.f.
    Canopy Trees Required 16.5 Trees (743 / 45)
    Canopy Trees Provided 17 Trees
    Sub-Canopy Trees Required 24.8 Trees (743 / 30)
    Sub-Canopy Trees Provided 25 Trees
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Landscape Summary  
Street Trees
  Street Frontage 4,454 l.f.
    Less Drives 1,376 l.f.
  Net Frontage 3,078 l.f.
  Trees Required 87.9 Trees  (3,078 / 35)
  Trees Provided 88 Trees

Multi-Family Trees
  Total Units 86 Units
  Trees Required 258 Trees (86 x 3)
  Trees Provided 258 Trees

Parking Lot Landscaping
  Parking Lot Perimeter 164 l.f.
  Trees Required 4.7 Trees (164 / 35)
  Trees Provided 5 Trees
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12 Mile Greenbelt

Twelve Oaks Mall Road Greenbelt

North

Landscape Summary  
12 Mile Road
  Street Lawn
    Total Street Frontage 622 l.f.
      Less Drive 28 l.f.
    Net Street Frontage 594 l.f.
    Trees Required 13.2 Trees (594 / 45)
    Trees Provided 13 Trees

  Greenbelt Plantings
    Total Street Frontage 622 l.f.
      Less Drive 28 l.f.
    Net Street Frontage 594 l.f.
    Canopy Trees Required 13.2 Trees (594 / 45)
    Canopy Trees Provided 13 Trees
    Sub-Canopy Trees Required 19.8 Trees (594 / 30)
    Sub-Canopy Trees Provided 20 Trees

Twelve Oaks Mall Road
  Street Lawn
    Total Street Frontage 517 l.f.
    Less Drive Opening 28 l.f.
    Net Street Frontage 489 l.f.
    Trees Required 10.8 Trees (489 / 45)
    Trees Provided 0 Trees

  Greenbelt Plantings
    Total Street Frontage 517 l.f.
      Less Drive Opening   28 l.f.
      Net Street Frontage 489 l.f.
    Canopy Trees Required 10.8 Trees (489 / 45)
    Canopy Trees Provided 11 Trees
    Sub-Canopy Trees Required 16.3 Trees (489 / 30)
    Sub-Canopy Trees Provided 16 Trees
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Unit Type Unit Length Required Landscape (35%) Landscape Provided
4 Unit 88.3' 30.9' 32.4'

5 Unit 110.7' 38.7' 42.4'

6 Unit 133.5' 46.7' 48.4'

7 Unit 154' 53.9' 54.4'

8 Unit 176.6' 61.8' 64.4

Note:
Plantings Along the Building Sides that will be Visible from the Street are Included
in the Provided Frontage Landscaping
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7. INDOOR LIGHTING SHALL NOT BE THE SOURCE OF EXTERIOR GLARE OR SPILL OVER
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A1

4-1.1

2.7

GENERAL FLOOR PLAN NOTES

2.1, 2.3, 2.13

City of Novi: 
A listed and approved Reduced Pressure 
Zone Assembly (RPZ) conforming to 
ASSE 1103 is to be installed immediately 
downstream of the water main. 
• The assembly shall be provided in an 
accessible location with access through a 
swing door if installed in an enclosed 
location. 
• Access shall be approved by the Water & 
Sewer Division. 
• A floor drain shall be provided in 
accordance with the Michigan Plumbing 
Code or Michigan Residential Code and 
approved by the Community Development 
Department Plumbing Division. 
• Thermal Expansion requirements must 
be considered in accordance with the 
Michigan Plumbing Code or Michigan 
Residential Code and approved by the 
Community Development Department 
Plumbing Division. 
• If a booster pump is necessary, low 
pressure cutoff requirements must be 
addressed in accordance with the 
Michigan Plumbing Code.

City of Novi: 
A listed and approved Reduced Pressure 
Zone Assembly (RPZ) conforming to 
ASSE 1103 is to be installed immediately 
downstream of the water main. 
• The assembly shall be provided in an 
accessible location with access through a 
swing door if installed in an enclosed 
location. 
• Access shall be approved by the Water & 
Sewer Division. 
• A floor drain shall be provided in 
accordance with the Michigan Plumbing 
Code or Michigan Residential Code and 
approved by the Community Development 
Department Plumbing Division. 
• Thermal Expansion requirements must 
be considered in accordance with the 
Michigan Plumbing Code or Michigan 
Residential Code and approved by the 
Community Development Department 
Plumbing Division. 
• If a booster pump is necessary, low 
pressure cutoff requirements must be 
addressed in accordance with the 
Michigan Plumbing Code.
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2.1, 2.3, 2.13



A2

8-HA-G.1

2.4

2.7

2.7

2.10



CONTROL PLAN NOTE
2.6



Project Name:

Twelve Mile
Townes

Sheet Title:
Exterior Material Sample

SINGH DEVELOPMENT L.L.C.
7125 Orchard Lake Road
Suite 200
West Bloomfield, MI 48325

248.865.1600 Phone
248.865.1630 Fax
www.SinghWeb.com

Certainteed - Weathered Wood

Date:
7.3.2025 (JSP 25-0003
Preliminary Site Plan
Review)

Brampton Brick - Granada Ashland

Michigan Brick - Meadow Brook

Hardieshingle
- Kahki Brown

Hardieplank Cedarmill
- Evening Blue

Sherwin Williams



 
 

PLANNING REVIEW 
  



 
 

 
 
 

Planning Review  
JSP 25-03 TWEVE MILE TOWNES 

Preliminary Site Plan, Special Land Use with Planned Development-2 (2nd Revision) 

Date of Review June 09, 2025 

Plan Date May 07, 2025 

Applicant Singh Development LLC 

Parcel ID’s Section 14: 22-14-200-034, 22-14-100-038 & -039 

Site Size 16.37 acres gross, 15.05-acre net 

Site Location South of Twelve Mile Road and east of Novi Road, located on both the 
east and west sides of the Twelve Oaks Mall access drive 

Site School District Novi Community School District 

Current Site Zoning RC Regional Center with Planned Development (PD-2) Option 

Adjoining Zoning 

North OS-1 Office Service & RA Residential Acreage 

East RC Regional Center 

West RC Regional Center 

South RM-1 Low Density Multifamily Residential 

Current Site Use Vacant 

Adjoining Uses 

North Medical Offices, Story Point Assisted Living & MSU Tollgate Farn 

East Medical Office 

West Fast-food Restaurant (McDonalds) 

South Twelve Oaks Mall & Assisted Living Facility (Walton Wood) 

Current FLU designation Regional Commercial With PD-2 

Future Land Use (FLU) 

North Community Office, Educational Facility 

East Office, Research, Development and Technology 

West Regional Commercial With PD-2 

South PD-1 & Regional Commercial  

PROJECT SUMMARY   

The subject property consists of three parcels that are approximately 16.37 acres in total and is located 
south of Twelve Mile Road, northeast of the Twelve Oaks Mall in the RC Regional Center District (Section 
14).  The subject properties qualify to seek development under Planned Development (PD-2) Option 20230 
city’s future land use plan.  The applicant is proposing to develop the vacant parcels with 20 buildings 
containing 125 townhome units (6 buildings & 39 units to west of Twelve Oaks Mall Access Drive and the 
remaining to the east). Each unit would have a two-car garage, with additional parking on the driveways. 
Additionally, 10 surface spaces are also provided. A private street network is proposed to connect the 
development to Twelve Mile Road on the east side and the Twelve Oaks Mall Access Drive, which bisects 
the project. 
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PLANNER RECOMMENDATION  

Approval of the revised Preliminary Site Plan is recommended at this time, with the following conditions: 
City Council must approve the plan and its requested deviations, and the Zoning Board of Appeals must 
approve the proposed change to the previous condition. While the plan mostly meets the requirements of 
the Zoning Ordinance, several deviations are requested. About one-third of the property contains natural 
features, which has caused the remaining area to be more densely developed, leading to the need for 
these deviations.  

PLANNING COMMISSION RECOMMENDATION 

Per Section 3.31, the Planning Commission will be asked to make a recommendation to the City Council 
for approval, approval subject to conditions, or denial of the Planned Development Option, Preliminary 
Site Plan with a Special Land Use permit, Wetland permit, Woodland permit and Storm Water Management 
Plan.  
 
Section 3.31.4 of the ordinance outlines the review procedures for Preliminary Site Plans using the PD-2 
Option. This requires the Preliminary Site Plan to receive a recommendation for approval or denial from the 
Planning Commission with City Council ultimately approving or denying the proposed plan. In its 
recommendation to City Council, the Planning Commission will need to consider the standards for Special 
Land Use consideration as well as the standards of the site plan review section of the Planned Development 
option discussed below.   

 

PLANNED DEVELOPMENT OPTION: PC STANDARDS FOR RECOMMENDATION (Section 3.31.4.A.) 

The Planning Commission, in making its review of the Preliminary Site Plan, shall find that at least the following 
conditions are met:  

1. The plan meets all the requirements of Section 6.1 of this Ordinance for Preliminary Site Plans and the 
requirements set forth in the City’s Site Plan and Development Manual.  All required information has 
been provided.     

2. The plan satisfies the intent of the Special Land Use provisions as stated in Section 6.1.2.c. Page 5 of 
this review lists the provisions and planner’s comments.  

3. The Community Impact Statement and Traffic Study are provided, regardless of site size, in 
accordance with the requirements set forth in the City’s Site Plan and Development Manual. Both 
studies as noted are provided.  

4. The plan satisfies the intent of this Section with respect to use of the land and principal and accessory 
use relationships within the site as well as with uses on adjacent sites. The proposed residential use is 
compatible with multi-family and commercial uses in the surrounding area, consistent with the intent 
of this section. Refer to page 1 for adjacent uses and zoning.  

5. That all existing or proposed streets, road, utilities, and marginal access service drives, as are required, 
are correctly located on the site plan in accordance with the approved plans for these improvements. 
Engineering and Traffic reviews are recommending approval at this time.  

6. The plan meets all the applicable standards of this Ordinance relative to height, bulk and area 
requirements, building setbacks, off-street parking and preliminary site engineering requirements.  The 
plan is in general conformance with the code requirements, although the applicant requests several 
deviations from the standards to create a more urban-style development given the location and their 
findings from market trends. The PC may refer to plan review chart, applicant’s narrative for information 
about list of deviations.  
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7. That there exists a reasonable harmonious relationship between the location of buildings on the site 
relative to buildings on lands in the surrounding area; that there is a reasonable architectural and 
functional compatibility between all structures on the site and structures within the surrounding area 
to assure proper relationships between:  

a. The topography of the adjoining lands as well as that of the site itself including any significant 
natural or manmade features.  The site is located at a higher grade than the adjacent residential 
use to the south, with the highest grade at the north end along Twelve Mile Road approximately 
30 feet higher than the southern property boundary. The proposed buildings are mostly oriented 
away from the community to the south, which should help to minimize their massing.  

b. The relationship of one building to another whether on-site or on adjacent land, i.e., entrances, 
service areas and mechanical appurtenances. The buildings are oriented to the existing and 
planned street frontages, with parking areas kept internal to the site. This will improve the 
appearance of the development from adjacent sites and roadways.  

c. The rooftops of buildings that may lie below street levels or from windows of higher adjacent 
buildings.  As noted in item a, the site is located at a higher grade than the adjacent residential 
use to the south. There are no higher adjacent buildings. 

d. Landscape plantings, off-street parking areas and service drives on adjacent lands.  Landscape 
generally conforms to the requirements. There are a number of waivers required but they are 
all supported by staff for the reasons stated in the detailed reviews for each requirement.  See 
the Landscape Review Letter for detailed comments. 

e. Compliance with street, road and public utility layouts approved for the area. Traffic and 
Engineering reviews are recommending approval of streets and public utilities, subject to Council 
approval of noted deviations.  

f. The architecture of the proposed building including overall design and façade materials used.  
Architectural design and façade material are to be complimentary to existing or proposed 
buildings within the site and the surrounding area.  It is not intended that contrasts in architectural 
design and use of façade materials is to be discouraged, but care shall be taken so that any such 
contrasts will not be so out of character with existing building designs and façade materials so as 
to create an adverse effect on the stability and value of the surrounding area.  Façade review is 
recommending approval of elevations and supports the waiver requested.  

PLANNED DEVELOPMENT OPTION: CONDITIONS OF APPROVAL (Section 3.31.4.B.) 

Section 3.31.4.B indicates the City Council shall review the proposed plan considering the Planning 
Commission’s recommendation and the requirements of Section 3.31.4.A.  As part of its approval of the 
Preliminary Site Plan, the Council is permitted to impose conditions that are reasonably related to the 
purposes of this section and that will: 

1. Ensure 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; 

2. Protect the natural environment and conserving natural resources and energy; 
3. Insure compatibility with adjacent use of land; and 
4. Promote the use of land in a socially and economically desirable manner. 

The Planning Commission may refer to the applicant’s narrative, including any requests for deviations 
and the rationale provided, before identifying reasonable conditions to mitigate potential impacts. For 
example, this may include establishing conservation easements to permanently preserve on-site 
natural features or providing additional amenities to support residents' active and passive recreational 
needs. 
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PLANNED DEVELOPMENT PD-2 OPTION: ADDITIONAL STANDARDS (Section 3.31.7.) 

Section 3.31.7.B.viii.d states that an applicant for mixed-use or residential developments must demonstrate the 
following: 

1. The development 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. 
In addition to the indirect economic benefits noted elsewhere, the applicant has proposed an off-site 
sidewalk to connect the project with the Twelve Oaks Mall parking area. This improvement is contingent 
upon securing the required off-site easements. 

2. Based on the proposed uses, layout, and design of the overall project, the proposed building façade 
treatment, the proposed landscaping treatment, and the proposed signage, the development will 
result in a material enhancement to the area of the City in which it is situated. The overall design and 
appearance of the façade treatments, landscaping and layout are expected to enhance the area.   

3. In relation to the underlying zoning, the proposed development will not result in an unreasonable 
negative economic impact upon surrounding properties. The residential use proposed would have a 
positive economic impact on the surrounding properties by providing additional customers and 
employees in close proximity. Customers and employees for nearby businesses; Taxable value of 
property increase; job creation. 

4. Each particular proposed use in the development, as well as the quantity and location of such use, 
shall result in and contribute to a reasonable and mutually supportive mix of uses on the site, and/or a 
compatibility of uses in harmony with the surrounding area and other downtown areas of the City, and 
shall reflect innovative planning and design excellence. The residential uses proposed would be 
supportive of the regional shopping area and harmonious with other residential uses nearby. Residential 
use will contribute to mall activity, increase vibrancy of the area, other residential uses in the areas. 

5. 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 due notice to the City Clerk, 
provided that the transfer is to a single person or entity, as required in the first instance. Singh is a single 
entity and appears to own all three parcels. However, the units are proposed to be sold to individual 
unit owners.  The applicant is asked to provide an explanation of the timing of the transfer and whether 
there will be a condominium form of ownership.  

6. Development amenities shall be included as part of a mixed-use or residential development.  The use of 
decorative, pedestrian-scale parking lot lighting, public pathways, and other similar features shall be an 
integral part of any site plan.  Amenities shall include lighting, landscape plantings, sidewalk furniture, parks 
and other amenities that reflect a consistent residential theme.  All such amenities shall be privately owned 
and maintained. The plans show a sidewalk network connecting the buildings to each other and the 
surrounding area. Pocket parks are provided in all phases with minimal amenities such as benches and 
shades. Lighting fixtures are shown on the photometric plan sheet. The applicant has extended the sidewalk 
southward along the finger road to the Twelve Oaks loop road to foster better connections in the RC District. 
A crosswalk connection into the mall parking lot is still to be determined. The applicant should continue to 
work with mall ownership to complete that connection – at minimum to the mall parking lot.  

Section. 3.31.7.B. Buildings that are not located on a publicly dedicated roadway may be permitted to have 
parking on the ground level of the building. Such parking level shall not count against the maximum height/story 
requirement. The parking inside the building must be aesthetically and effectively screened from view through 
architectural design, landscaping, or other means, from adjacent drives, walkways and buildings, and 
particularly from the street level view. Parking areas are not visible from the public street side of buildings.  

Section 3.31.7.A. ix. In all cases, the maximum height shall include all rooftop appurtenances, architectural 
features, skylights or other such roof mounted building amenities. Proposed buildings are below the maximum 
height limit.  
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SPECIAL LAND USE CONSIDERATIONS (Section 6.1.2.C) 

When the PD-2 Option is utilized, all uses fall under the Special Land Use requirements. Section 6.1.2.C of 
the Zoning Ordinance outlines specific factors the Planning Commission shall consider in the review and 
recommendation to City Council of the Special Land Use Permit request: 
i. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental impact on 

existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning patterns, intersections, 
view obstructions, line of sight, ingress and egress, acceleration/ deceleration lanes, off-street parking, off-
street loading/unloading, travel times and thoroughfare level of service. Traffic review is recommending 
approval of the plan and the traffic impact study.  

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

iii. Whether, relative to other feasible uses of the site, the proposed use is compatible with the natural features 
and characteristics of the land, including existing woodlands, wetlands, watercourses and wildlife habitats. 
The proposed development requires a minor wetland permit. No regulated woodlands are present. 

iv. Whether, relative to other feasible uses of the site, the proposed use is compatible with adjacent uses of land 
in terms of location, size, character, and impact on adjacent property or the surrounding neighborhood. The 
proposed residential units will support surrounding retail and are compatible with office and multi-residential 
uses on adjacent properties.  

v. Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals, objectives 
and recommendations of the City’s Master Plan for Land Use. The proposed development utilizes the PD-2 
option recommended in the Master Plan.  

vi. Whether, relative to other feasible uses of the site, the proposed use will promote the use of land in a socially 
and economically desirable manner. There is no current need for more retail or regional commercial uses in 
this area. The proposed residential use fits well with nearby development, supports the existing mix of uses, 
and provides needed housing. 

vii. Whether, relative to other feasible uses of the site, the proposed use is  
a. Listed among the provision of uses requiring special land use review as set forth in the various zoning 

districts of this Ordinance, and  
b. Is in harmony with the purposes and conforms to the applicable site design regulations of the zoning 

district in which it is located. The plan is in general conformance with site design regulations, except 
for the deviations requested.  
 

STUDY FINDINGS 

1. Traffic Impact Study: The applicant has submitted a Traffic Impact Study. See comments in the TIS Review 
letter. Per the study, overall operations at the intersections are not expected to change significantly, 
however, the LOS of the intersection at Twelve Mile Road and Novi Road is anticipated to change from B 
to C for the AM and PM peak period 
 

2. Community Impact Statement: Below is an excerpt from the community impact study. The PC may refer to 
the statement to make their recommendation.  

a. Employment and Economic Impact: The applicant estimates the project will create approximately 2 
jobs per unit, or 250 jobs. No on-site permanent employees are anticipated.  

b. Novi Police Department: According to data, in 2020 the per capita Police Response was 1 per 2.63 
persons. Based on occupancy data from a similar project, the estimated residential population of 
Twelve Mile Townes is 1.59 persons per household, or 199 people. The applicant states 77 annual police 
calls, or 0.2 calls per day, could be expected. The NPD handles approximately 189 calls per day.  
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c. Novi Fire Department: Based on the Novi Fire Department’s Strategic Plan 2022-2027, the total number 
of Fire Department calls in 2021 were 8,038, of which 115 were Fires. That total also includes 5,129 
EMS/Rescue/Extrication calls.  

d. Utility Connections: The development proposes no increased impacts on municipal utilities above the 
master planned levels.  

e. Storm Water Disposal: On-site stormwater will be collected by storm sewer piping system and delivered 
to the Twelve Oaks Mall storm water management pond, which was designed to accommodate future 
development that included this property (which was formerly owned by Taubman). Engineering review 
is recommending approval of the stormwater management plan.  

f. Environmental Factors: The applicant concludes that impacts to air quality, temperature, noise, lighting 
and habitat are typical of developments of similar nature, and not uncommon when developing a 
vacant parcel. There are no known above or underground storage tanks. No hazardous or toxic 
chemicals will be stored on site, and no tanks, wells or septic tanks will be permitted.  

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 see the attached chart for information pertaining to ordinance requirements. 
Items in bold below must be addressed and incorporated as part of the Final Site Plan submittal: 

 
1. Project and Street Names: It is important for consistency that the project name and street names are 

approved at the earlier stages of the project. This project requires approval from the Street and Project 
Naming Committee. Please submit an application for approval at your earliest convenience. Provide 
several options in case names are considered too similar to existing names within the City. 

 
2. Usable Open Space (Sec. 3.31.7.B.vii.v.iii.): The parks in Phases 1 and 2 are centrally located within their 

respective phases. The park in Phase 3 is positioned to overlook Bishop Creek. The open space is 
proposed to be completed in conjunction with each corresponding phase of development. These 
requirements are met through private deck areas for each unit and a series of pocket parks. Each 
pocket park includes landscaped areas and a designated seating area with two benches.  

Additional amenities such as shaded seating, play features, or active use amenities should be considered to 
improve the function and value of these spaces as community assets. 

 
3. Pedestrian Connectivity (Sec. 3.31.7.B.viii.b.(11)): Six-foot concrete sidewalks are required along internal 

roads and to connect to neighboring buildings. While sidewalks are proposed along most areas of the 
site, a pedestrian crossing should be indicated at the intersection of Bishop Drive and Twelve Oaks Mall 
Road to connect the two sides of the project. In addition, sidewalks are missing along certain parts of 
Bishop Drive and along the west side of Twelve Oaks Mall Drive south of the entrance, which will require 
a deviation.  
 

4. Planned Residential Collector Road: The Future Land Use map indicates a planned Residential 
Collector to be located in the approximate location of the site extending south from Twelve Mile Road 
and bending to the east to connect to Meadowbrook Road (see dashed green/black line below). This 
roadway has been planned for many years, even as far back as the 1980s, prior to the widening of 
Twelve Mile Road into its current boulevard configuration. The area surrounding the planned road has 
not been zoned or planned for residential uses, except for the Waltonwood development. The City’s 
public works department does not see a need for a public roadway currently at this location given the 
capacity available on Twelve Mile Road. Therefore, the applicant’s proposed private drive alignment 
along the southern portion of their site, with a stub left for possible future secondary access or 
emergency access connection with development to the east, appears to be a reasonable alternative 
to the planned public road.  
 

https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
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5. Building Lighting (Sec. 5.7.2.A.iii.). The ordinance requires that illuminance levels be shown on building 

façades. However, the submitted photometric plans are misleading, as the light levels appear to be 
presented in plan view rather than on the vertical building surfaces. Please revise as needed.  
 

6. Private Easements: The site plan indicates various private easements with adjacent landowners. There 
is an 86-foot wide easement for ingress/egress spanning the southern boundary of the property. The 
applicant is asked to verify that the parties of that easement are seeking to terminate the easement in 
order to construct proposed buildings and other improvements within that area.  Letters of approval, or 
concurrence with, the planned improvements shall be provided to demonstrate the project will not be 
contrary to those private agreements or subject to change in the future.  

 

DEVIATIONS FROM AREA, BULK, YARD, AND DIMENSIONAL REQUIREMENTS (SEC. 3.31.5.):  

As part of approval of a Preliminary Site Plan, the City Council shall be authorized to grant deviations from 
the strict terms of the zoning ordinance governing area, bulk, yard, and dimensional requirements 
applicable to the property; provided, however, that 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 public interest;  
B. That approving the proposed deviation would be compatible with the existing and planned uses in the 

surrounding area;  
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;  

D. That the proposed deviation would not be injurious to the safety or convenience of vehicular or 
pedestrian traffic; and  

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

 
The current site plan requires the following deviations from Ordinance requirements. The applicant included 
justification for each deviation in the community impact statement. Staff comments are in bold.  
 

PLANNING DEVIATIONS 

i. Deviation from section 3.8.2.D. for not orienting buildings at 45 degrees to the property line that abuts 
another non-residential district.  

ii. Deviation from Section 3.31.7.D for not meeting the minimum front yard building setback requirements 

Subject 
parcel 

Planned Residential Collector 
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(Twelve Mile frontage). A minimum of 50 feet is required, 20 feet is proposed.  
iii. Deviation from Section 3.31.7.D for not meeting the minimum exterior side yard building setback (Twelve 

Oaks Mall Road frontage). A minimum of 50 feet is required, 30 feet is proposed.  
iv. Deviation from Section 3.31.7.D for not meeting the minimum side yard building setback (eastern side). 

A minimum of 35 feet is required, 20 feet is provided.  
v. Deviation from Section 3.6.2.H for not meeting the requirement for additional setback from a residential 

district to the south. A minimum of 111 feet is required for a building 37-feet in height, 40 feet is provided.  

Where the RC District abuts a residential district, a minimum setback of 3 feet for every foot of building 
height is required. For Buildings 4 and 5, which are approximately 37 feet tall, this results in a required 
setback of 111 feet along the southern property line adjacent to the RM-1 District. The applicant is 
proposing a 40-foot setback, which is supported by staff as the proposed use is similar to adjacent RM-
1 use. 

Typically, such deviation would require City Council approval. However, in 2003, as part of the approval 
for the Waltonwood Phase II project located directly south of the subject property, the Zoning Board of 
Appeals (ZBA) imposed a condition requiring a minimum 150-foot separation between any building 
constructed on the subject property and the approved building to the south. This condition was 
formalized through a deed restriction recorded at that time. 

Any current approval by City Council should therefore be contingent upon the applicant obtaining ZBA 
approval to amend the 2003 condition and the associated deed restriction. The applicant shall seek 
approval from the ZBA prior to submitting a final site plan. If ZBA approval is not granted, the applicant 
may be required to revise the plans to comply with the required setback standards. 

vi. Deviation from Section 3.8.2.H to allow a reduction in the minimum distance between buildings in nearly 
all locations as indicated on the site plan. A minimum of 30 feet is required, a minimum of 20 feet 
proposed. The applicant has provided a table of required and proposed distances in order to determine 
whether deviations are required and where those are located. 

vii. Deviation from Section 3.31.7.B.viii.b.xi for the lack of sidewalk on the west side of Twelve Oaks Mall 
Road south of the entrance, and on the south side of Bishop Drive as shown on the plan. 

viii. Deviation from Sec. 5.10.1.B to allow perpendicular parking along a Major Drive. There are 4 spaces 
proposed on the west side of the project along Bishop Road.  

The Ordinance states a private drive network within a multiple-family development shall be built to the 
City’s Design and Construction Standards for local streets (28-feet back-to-back width). Major drives 
are defined as a principal internal loop drive or cul-de-sac drive that has direct access to an exterior 
public road. Minor drives must be less than 600 feet in length. Road A appears to be proposed 
according to major drive standards as required. On-street parallel parking is proposed along the major 
drive, and on the west side of the site there are 4 perpendicular spaces proposed, which will require a 
deviation. 

LANDSCAPE DEVIATIONS 

ix. Landscape deviation from Section 5.5.3.B.ii and iii for lack of 4.5-6 foot landscaped berm along eastern 
property line.  Supported by staff because an opaque fence is provided to supplement the plantings.  

x. Landscape deviation from Section 5.5.3.B.ii and iii for lack of 4.5-6 foot landscaped berm along western 
property line.  Supported by staff because there is significant distance to the commercial buildings, 
existing vegetation is preserved, and new trees are proposed near the buildings.  

xi. Landscape deviation from Section 5.5.3.B.ii and iii for lack of berm or wall in the greenbelt of Twelve 
Mile Road for the western 616 feet.  Supported by staff to preserve the existing vegetation in the area 
that is not being developed.  

xii. Landscape deviation from Section 5.5.3.B.ii and iii for deficiency in street trees on Twelve Oaks Drive 
north of the entry drives. Supported by staff due to utility conflicts. 

xiii. Landscape deviation from Section 5.5.3.B.ii and iii for deficiency in street trees on Twelve Mile Road for 
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the western part of the site. Supported by staff due to utility conflicts. 

xiv. Landscape deviation from Section 5.5.3.F.iii for deficiency in building foundation landscaping. 
Supported by staff since additional foundation landscaping has been added to the sides of the 
buildings facing roads to make up for the deficiencies along the interior drives.  

FAÇADE DEVIATIONS 

xv. Façade deviations from Section 5.15 for an underage of brick on the rear facades of the high-visibility 
buildings (25% proposed, 30% required), and an underage of brick on all facades of the standard 
visibility buildings (23-28% proposed, 30% required). As these deviations are relatively minor and are not 
detrimental to the aesthetic quality of the buildings, these are supported.   

 

OTHER REVIEWS 

a. Engineering Review: Engineering is recommending approval at this time.  

b. Landscape Review: Landscape review has identified several waivers that may be required. Refer to 
review letter for detailed comments. Landscape is recommending approval with the requested 
waivers. 

c. Wetlands Review: A Nonresidential Non-Minor Use Wetlands Permit is required for the proposed impacts 
to regulated wetlands. The impacts do not appear to exceed the 0.25 acre threshold for mitigation, 
however an environmental enhancement plan and conservation easements for remaining wetlands 
are requested. Additional comments to be addressed with Final Site Plan. Wetlands recommends 
approval.  

d. Woodlands Review: The plan has proposed the impact to no regulated trees on-site. A Woodland Use 
Permit is required to perform construction on any site containing regulated woodlands. Because less 
than three regulated trees are proposed for removal, Planning Commission Approval is not required.  

e. Traffic Review: Traffic is recommending approval. Comments to be addressed with Final Site Plan 
submittal. 

f. Traffic Study Review: TIS is recommended for approval. Previous comment was addressed in applicant’s 
response letter and on the plans.  

g. Facade Review: Section 9 Façade Waiver required for underage of brick on several elevations. Façade 
recommends approval.  

h. Fire Review: Conditional approval of the Preliminary Site Plan is recommended. Additional comments 
to be addressed with Final Site Plan. 

NEXT STEP: PLANNING COMMISSION MEETING 

All reviewing departments are recommending approval, subject to the comments and deviations noted being 
approved. This project will be scheduled for Preliminary Site Plan with PD-2 Option, Special Land Use 
review, Wetland Permit and Stormwater Management Plan public hearing and review on July 9, 2025. 
Please provide the following not later than July1st: 
 

1. Site Plan submittal in PDF format (Received)  
2. A response letter addressing ALL the comments from ALL the review letters and a request for 

deviations as you see fit. 
3. Façade Sample Board 
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FUTURE STEPS: 
The following steps will be initiated in sequence following the Planning Commission hearing. This list is provided 
for reference purposes only: 

CITY COUNCIL MEETING 
The site plan will be placed on City Council’s agenda once Planning Commission recommends approval. 
No additional information is required prior to City Council meeting, unless Planning Commission provides 
comments that would require a resubmittal.  

STREET AND PROJECT NAME 
The project and the street names must be reviewed and approved by the Project and Street Naming 
Committee. Please contact Stacey Choi (248-347-0547) in the Community Development Department for 
additional information. The application can be found by clicking on this link. 

ZONING BOARD OF APPEALS 
The applicant shall seek an amendment of the previous conditioned variance from the Zoning Board 
of Appeals prior to the submittal of the Final Site Plan. Please submit an application to Community 
Development Account Clerks to go before the Zoning Board of Appeals. The deadline for Zoning 
Board of Appeals applications is typically the first of the month for the following month’s meeting. 

FINAL SITE PLAN SUBMITTAL 
If City Council grants approval and variance condition amendment approved by ZBA, the applicant 
should then submit the following for Final Site Plan review and approval: 

1. Six copies of Final Site Plan (24”x36”, folded) addressing all comments from Preliminary review 
2. Response letter addressing all comments and refer to sheet numbers where the change is reflected. Please 

refer to the last review letters from other reviewers.  
3. Final Site Plan Application & Final Site Plan Checklist 
4. No Revision Façade Affidavit (If façade designs have been modified, please include additional 

set of plans 
5. Engineering Cost Estimate  
6. Landscape Cost Estimate 
7. Other Agency Checklist 
8. Project & Street Naming Application with street layout plan for final Street Name approval 
9. Drafts of any legal documents (note that off-site easements need to be executed, and any on-site 

easements need to be submitted in draft form before stamping sets will be stamped) 

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval, please submit the following for Electronic Stamping Set approval: 

1. Plans addressing the comments in all of the staff and consultant review letters in PDF format. 
2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet numbers where the 

change is reflected. 

STAMPING SET APPROVAL 
Stamping sets are still required for this project.  After having received all of the review letters from City staff 
the applicant should make the appropriate changes on the plans and submit 9 size 24” x 36” copies with 
original signature and original seals, to the Community Development Department for final Stamping Set 
approval.   

SITE AMENITIES 
Site amenities will require special inspection. Those items will be added here at the time of Final Site Plan 
review.  

https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
https://www.cityofnovi.org/reference/forms/zbaapplication.aspx
https://www.cityofnovi.org/media/reepmzb5/final-site-plan-submittal-form.pdf
https://www.cityofnovi.org/media/gsbijxtm/fsp-checklist.pdf
https://www.cityofnovi.org/media/oppdhhnu/norevisionfacadeaffidavit.pdf
https://www.cityofnovi.org/media/zd1egn33/otheragencychecklist.pdf
https://www.cityofnovi.org/media/zd1egn33/otheragencychecklist.pdf
https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
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SITE ADDRESSING 
New addresses are required for this project. The applicant should contact the Building Division for addresses 
prior to applying for a building permit.  Building permit applications cannot be processed without a correct 
address.  The address application can be found by clicking on this link. Please contact the Ordinance 
Division 248.735.5678 in the Community Development Department with any specific questions regarding 
addressing of sites. 

PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the start 
of any work on the site.  There are a variety of requirements, fees and permits that must be issued before a 
Pre-Con can be scheduled, so it is recommended that you begin working with Sarah Marchioni 
[248.347.0430 or smarchioni@cityofnovi.org] in the Community Development Department after Final Site 
Plan approval.  If you have questions regarding the checklist or the Pre-Con itself, please contact Sarah.  

CHAPTER 26.5 – PROJECT COMPLETION 
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-347-0430 for 
additional information on starting permits.  The applicant should review and be aware of the requirements 
of Chapter 26.5 before starting construction. 

 
If the applicant has any questions concerning the above review or the process in general, do not hesitate to 
contact me at 703-474-2625 or sri@sriplanning.com. For immediate assistance, please contact Lindsay Bell at 
248.347.0484 or lbell@cityofnovi.org. 

 

 
Sri Ravali Komaragiri, AICP 
 

 

 

https://www.cityofnovi.org/media/xckbjooe/bldg-addressesapplication.pdf
mailto:sri@sriplanning.com
mailto:lbell@cityofnovi.org


 

 
 
 

Planning Review Summary Chart 
  

JSP 25-03 TWEVE MILE TOWNES 

Preliminary Site Plan, Special Land Use with Planned Development-2 (2nd Revision) 

Date of Review June 9, 2025 

Plan Date May 7, 2025 

• This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi requirements 
or standards.  

• 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. 

• 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. 

 
 

General Site Standards (Article 3, 4 & 6) 
Item Required Code Proposed Meets 

Code Comments 

A. ZONING AND USE REQUIREMENTS 

Master Plan 
(adopted July 27, 
2017) 

Regional Commercial with PD-2 
Option 

PD-2: Planned 
Development  
 

Yes 

Planning Commission’s 
recommendation to City 
Council – concurrent with 
site plan/special land use 

Area Study None  NA  

Zoning 
(Effective January 8, 
2015, as amended) 

RC: Regional Commercial RC District using the PD-
2 Option Yes  

Uses Permitted  
(Sec 3.1.24.B & C) 
 

Sec 3.1.24.B Principal Uses Permitted. 
Sec 3.1.24.C Special Land Uses 
 

Multiple Family 
Residential – 125 units  
Residential uses 
permitted as SLU using 
PD-2 

TBD 

Subject to City Council 
approval upon Planning 
Commission’s 
recommendation 

Phasing Provide phases lines and detail 
description of activities in each phase 

3-phase project 
proposed, Sheet C7 
Phase 1 (East): 7 
buildings & 41 units 
Phase 2 (Center): 7 
buildings & 45 units 
Phase 3 (West): 6 
buildings & 39 units 

TBD See comments in Planning 
Review 
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Item Required Code Proposed Meets 
Code Comments 

B. HEIGHT, BULK, DENSITY AND AREA LIMITATIONS (Sec 3.1.23.D) 

Frontage on a Public 
Street 
(Sec. 5.12)  
Access To Major 
Thoroughfare  
(Sec. 5.12)  

Frontage on a Public Street is 
required. 

The site has frontage 
and access to Twelve 
Mile Road (and access 
on the East side mall 
road) 

Yes   

Building Height 
(Sec 3.31.7.B.viii.b.iv) 
 

Building height not to exceed 55 feet 
or 4 stories, whichever is less 

3 stories proposed 
 Yes  

Building Setbacks (Sec 3.31.7.D) Per Section 5.10.1.B.v. “building and parking lot setbacks shall be measured… a) when 
abutting a “major drive” measure setbacks from back of curb; b) when abutting a property line, measure from property 
line; c) when abutting a “minor drive,” measure from back of curb…”  

Front @ Twelve Mile 
(North) 50 ft.  20 ft No Buildings 4, 5 & 14 are 

proposed within the 88’ 
ingress & access road 
easement. The applicant 
indicated that this will be  
vacated prior to stamping 
set approval by the 
developer.  
 
Setback deviations are 
subject to City Council 
approval. 

Exterior side yard @ 
Twelve Oaks Mall 
Road  

50 ft 30 ft No 

South Yard 35 ft 40 ft Yes 

Side Yard (East) 
Side Yard (West) 

35 ft. 
50 ft.  

20 ft. 
Exceeds 50 ft 

No 
Yes 

C. OFF-STREET PARKING SETBACK (Sec 3.31.7.D) 

Front @ Twelve Mile 
(North) 20 ft. Not proposed NA 

Surface parking primarily 
on garage aprons, a few 
visitor spaces internal  

Exterior side yard @ 
Twelve Oaks Mall 
Road (West) 

20 ft.  Not proposed NA 

Exterior side yard 
Access Drive (South) 20 ft. Not proposed NA 

Interior Side Yard 
(East) 10 ft.  46 ft.  Yes 

Side Yard (West) 20 ft. Exceeds Yes  

D. NOTE TO DISTRICT STANDARDS FOR RC DISTRICT (Sec 3.6.2) 

Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

All exterior side yards abutting a 
street shall be provided with a 
setback equal to front yard.  

See setbacks above   
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Item Required Code Proposed Meets 
Code Comments 

Minimum Zoning Lot 
Size, Width and Lot 
Coverage  
(Sec 3.6.2.D) 

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

 NA  

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

Off-street parking is allowed in front 
yard. Not proposed  NA  

Min. Building Setback 
Abutting Residential 
Districts 
(Sec 3.6.2.H) 

Where abutting a Residential District, 
minimum setback of buildings to the 
district shall be 3 ft for every foot of 
building height 
Townhouse buildings ~37 ft, require 
111-foot setback from RM-1 (Walton 
wood) 

No building height 
provided 
 
40 feet setback 
proposed 

No 
 

The site is also subject to 
150 ft. setback as a 
condition of a prior ZBA 
variance.  
 
ZBA approval of revised 
condition of variance is 
required in addition to 
Council approval of the 
deviation. 

Adjacent to 
residential zoning  
(Sec 3.6.2.L) 

Minimum 20 ft. setback where 
property abuts residentially zoned 
property  

Residential zoning 
present to the south; 
Min 20 feet provided 

Yes  

Wetland/Watercourse 
Setback (Sec 3.6.2.M) 

A setback of 25ft from wetlands and 
from high watermark shall be 
maintained. 

Wetland impacts are 
proposed  

A minor wetland permit is 
required. See wetland 
review comments 

Additional Building 
height 
(Sec 3.6.2.O) 

Additional height up to 65 ft. may be 
allowed for properties within 1200 ft 
from a freeway subject to additional 
conditions 

Does not qualify since 
adjacent to residential 
district 

NA  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking setback area shall 
be landscaped per sec 5.5.3. 

No parking lots 
proposed Yes  

Modification of 
parking setback 
requirements (Sec 
3.6.2.Q) 

The Planning Commission may modify 
parking 
setback requirements based on its 
determination according to Sec 
3.6.2.Q.  

 NA  

E. DRIVEWAYS, PARKING, LOADING AND DUMPSTER REQUIREMENTS 

Number of Parking 
Spaces 
 (Sec.5.2.12. A & B) 

For 2 or less bedroom units:2 spaces 
each 
For 3 or more-bedroom units: 2 ½ 
spaces each 
For 125- 3 bedroom units 
TOTAL: 313 spaces 

Garages: 250 
Drive aprons: 250 
Surface: 16 
 516 spaces 
 
 

Yes 
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Item Required Code Proposed Meets 
Code Comments 

Landbank Parking 
(Sec.5. 2.14) 

Maximum number of Landbank 
spaces: 25% of required parking Not proposed NA 

  

Parking Space 
Dimensions and 
Maneuvering Lanes  
(Sec. 5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two-way drives 
- 9 ft. x 17 ft. parking spaces 

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

- 24 ft. two-way drives 
- 9 ft. x 17 ft. parking 

spaces with buffer or 
sidewalk as required 

- 8 ft. x 23 ft. parallel 
spaces  

Yes  
 

Parking stall located 
adjacent to a 
parking lot entrance 
(public or private) 
(Sec. 5.3.13) 

- shall not be located closer than 
twenty-five (25) feet from the 
street right-of-way (ROW) line, 
street easement or sidewalk, 
whichever is closer 

Not applicable NA  

End Islands  
(Sec. 5.3.12) 

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

- The end islands shall generally be 
at least 8 feet wide, have an 
outside radius of 15 feet, and be 
constructed 3’ shorter than the 
adjacent parking stall as illustrated 
in the Zoning Ordinance 

Not proposed 
 
 
 
 
 
 
 

NA 

Proposed guest parking 
spaces do not abut 
circulation aisles. End 
islands are not required.  
 

Barrier Free Spaces 
Barrier Free Code To be determined  

1 BF space is proposed 
on east side, 1 on west 
side 

Yes  

Barrier Free Space 
Dimensions  
Barrier Free Code 

- 8‘wide with an 8’ wide access 
aisle for van accessible spaces 

- 8’ wide with a 5’ wide access aisle 
for regular accessible spaces 

Appears to comply Yes  

Barrier Free Signs  
Barrier Free Code 

One sign for each accessible 
parking space. Shown Yes  

Minimum number of 
Bicycle Parking  
(Sec. 5.16.1) 

One (1) space for each five (5) 
dwelling units 
 
For 125 units, 25 bike spaces are 
required 
*when 20+ spaces are required, 25% 
shall be covered spaces 
 

26 spaces proposed 
including 12 covered 
spaces 
 
 

Yes 
 
 
 
 
Yes 
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Item Required Code Proposed Meets 
Code Comments 

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

- No farther than 120 ft. from the 
entrance being served 

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

- Spaces to be paved and the bike 
rack shall be inverted “U” design 

- Shall be accessible via 6 ft. paved 
sidewalk 

Shown in 4 locations 
 

Yes 
 
 
 
 
 
 
 
 
 
 

 

Bicycle Parking Lot 
layout 
(Sec 5.16.6) 

Parking space width: 7 ft. 
One tier width: 11 ft.  
Two tier width: 18 ft. 
Maneuvering lane width: 4 ft.  
Parking space depth: 32 in 

36” shown between 
racks,  
4-foot maneuvering 
lane appears to be 
provided 

Yes  

Exterior lighting  
Sec. 5.7 
 
 

- Photometric plan and exterior 
lighting details needed at time of 
Preliminary Site Plan submittal. 

Provided  See comments below in 
chart 

Dumpster 
Sec 4.19.2.F 

- Located in rear yard 
- Attached to the building or  
- No closer than 10 ft. from building 

if not attached 
- Not located in parking setback  
- If no setback, then it cannot be 

any closer than 10 ft., from 
property line.  

- Away from Barrier free Spaces 

Not proposed NA Individual trash pick up 
service 

Dumpster Enclosure 
Sec. 21-145. (c) 
Chapter 21 of City 
Code of Ordinances 

- Screened from public view 
- A wall or fence 1 ft. higher than 

height of refuse bin  
- And no less than 5 ft. on three 

sides 
- Posts or bumpers to protect the 

screening 
- Hard surface pad.  
- Screening Materials: Masonry, 

wood or evergreen shrubbery 

 NA  

Accessory Structures 
Sec. 4.19  Per applicant response 

letter, none proposed.   
The plan proposes 
covered structure for bike 
parking 

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. 

None proposed at this 
time NA  
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Item Required Code Proposed Meets 
Code Comments 

Roof top 
appurtenances 
screening 

Roof top appurtenances shall be 
screened in accordance with 
applicable facade regulations, and 
shall not be visible from any street, 
road, or adjacent property.  

F. 5.10 ADDITIONAL ROAD DESIGN, BUILDING SETBACK, AND PARKING SETBACK REQUIREMENTS, MULTIPLE-FAMILY USES  

Road standards 
(Sec. 5.10) 

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

Minor and Major Roads 
proposed 
 

Yes  

Major Drives 
(Sec. 5.10.1.B) - Width: 28 feet Bishop Ridge is 28 feet 

 Yes  
 

Minor Drive 
(Sec. 5.10.1.B) 

- Cannot exceed 600 feet 
- Width: 24 feet with no on-street 

parking 
- Width: 28 feet with parking on one 

side 
- Parking on two sides is not allowed 
- Needs turn-around if longer than 

150 feet 

All other roads are 24 
feet wide  
T-turnarounds are 
added where 
appropriate 

Yes 

No parking signs are 
proposed along Minor 
drives to prohibit parking 
on 24’ wide minor drives.   

Parking on Major 
and Minor Drives 
(Sec. 5.10.1.B.iv-vi) 

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

- minimum centerline radius: 100 
feet 

- Adjacent parking and on-street 
parking shall be limited near 
curves with less than two-hundred 
thirty (230) feet of centerline radius 

- Minimum building setback from 
the end of a parking stall shall be 
25 feet in residential districts. 

Perpendicular guest 
parking on west side of 
Bishop Ridge in Phase 
3.  
 
Centerline radius: 100’ 
25 ft. to 31 ft. setback is 
maintained from 
nearest end of the 
building. 

 

Deviation required for 
perpendicular parking 
on West side, Bishop 
Ridge (centerline radius 
is100 ft, but 230 ft. is 
required for parking) 

G. LIGHTING AND PHOTOMETRIC PLAN (SEC. 5.7) 

Intent (Sec. 5.7.1)  

Establish appropriate minimum 
levels, prevent unnecessary glare, 
reduce spillover onto adjacent 
properties & reduce unnecessary 
transmission of light into the night sky 

Provided Yes  

Lighting Plan  
(Sec. 5.7.2.A.i)  

Site plan showing location of all 
existing & proposed buildings, 
landscaping, streets, drives, parking 
areas & exterior lighting fixtures 

Provided Yes  
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Item Required Code Proposed Meets 
Code Comments 

Building Lighting 
(Sec. 5.7.2.A.iii) 

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

Light locations on 
building facades are 
shown in a 
perspective.  
 
Plans are misleading 
as the light levels 
appear to be indicated 
on plan view of 
buildings rather than 
façade. 

Yes  

Lighting 
Specifications (Sec. 
5.7.A.2.ii)  

Specifications for all proposed & 
existing lighting fixtures 2 fixtures shown Yes 

 

Photometric data Provided Yes 

Fixture height Provided Yes 

Mounting & design Provided Yes 

Glare control devices  
(Also see Sec. 5.7.3.D) Provided Yes 

Type & color rendition of lamps Provided Yes 

Hours of operation Provided Yes 

Max Height 
(Sec. 5.7.3.A)  

Height not to exceed maximum 
height of zoning district (or 25 ft. 
where adjacent to residential 
districts or uses. 

Pole lights: 14 ft max. 
Wall lights: 6’-6”  Yes  

Required Conditions  
(Sec. 5.7.3.B)  

- Electrical service to light fixtures 
shall be placed underground 

- Flashing light shall not be 
permitted 

- Only necessary lighting for security 
purposes & limited operations shall 
be permitted after a site’s hours of 
operation 

Provided standard 
notes on plan yes  

Indoor Lighting 
(Sec. 5.7.3.H) 
 

- Indoor lighting shall not be the 
source of exterior glare or spillover Note added to plan yes  

Security Lighting 
(Sec. 5.7.3.H) 

- All fixtures shall be located, 
shielded and aimed at the areas 
to be secured.   

- Fixtures mounted on the building 
and designed to illuminate the 
facade are preferred 

Proposed Yes  

Color Spectrum 
Management 
(Sec. 5.7.3.F)  

Non-Res and Multifamily: 
For all permanent lighting 
installations - minimum Color 
Rendering Index of 70 and 
Correlated Color Temperature of no 
greater than 3000 Kelvin 

3000K proposed  
70 CRI proposed 

Yes 
Yes  
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Item Required Code Proposed Meets 
Code Comments 

Parking Lot Lighting  
(Sec. 5.7.3.J) 

- Provide the minimum illumination 
necessary to ensure adequate 
vision and comfort.  

- Full cut-off fixtures shall be used to 
prevent glare and spillover. 

Small parking areas are 
lit Yes  

Min. Illumination 
(Sec. 5.7.3.L)  

Parking areas: 0.2 fc min 0.7 fc Yes 

 

Loading & unloading areas: 0.4 fc 
min  NA 

Walkways: 0.2 fc min  NA 

Building entrances, frequent use: 1.0 
fc min  NA 

Building entrances, infrequent use: 
0.2 min  NA 

Average Light Level 
(Sec.5.7.3.L) 
 

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

3.3:1 Yes  

Max. Illumination 
adjacent to 
Residential  
(Sec. 5.7.3.M)  

Fixture height not to exceed 25 feet 
Cut off angle of 90 degrees or less 
No direct light source shall be visible 
at the property line adjacent to 
residential at ground level 
Maximum illumination at the prop 
line not to exceed 0.5 fc.  

Residential to south – 
max of 0.4fc at 
property line 

Yes  

Residential 
Developments (Sec. 
5.7.3.O)  

Provide sufficient illumination (0.2 fc 
min) at each entrance from major 
thoroughfare 
Residential projects may deviate 
from the min. illumination levels and 
uniformity requirements of 5.7.3.L so 
long as site lighting for parking lots, 
property lines and security lighting is 
provided 

Lighting shown at east 
entrance off Twelve 
Oaks Mall Dr 
 
Each unit has garage 
side lighting, parking 
areas have lighting 
 

Yes  
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Planned Development Standards (Section 3.31) 
A. PLANNED DEVELOPMENT SITE PLAN SUBMITTAL REQUIREMENTS (Sec. 3.31.4.A) 

Special Land Use 
(Sec. 3.31.4.A.ii) 

Special Land use requirements 
listed in Sec. 6.1.2.C. 

Subject to Planning 
Commission 
determination 

Yes 

Requires a 15-day public 
hearing notice; See 
Planning Review for 
detailed comments 

Community Impact 
Statement 
(Sec. 3.31.4.A.iii) 

Required according to site plan 
manual (SDM link:  Site 
development Manual) 

Provided Yes  

Traffic Study 
(Sec. 3.31.4.A.iii) 

Required regardless of site size, 
with requirements in SPDM Provided Yes See Traffic TIS review 

Planning Commission 
Findings for Site plan 
review 
(Sec. 3.31.4.A) 

The proposed site plan meets 
the intent of other items listed in 
Section  

PD-2 Option, SLU and PSP 
can proceed 
simultaneously 

TBD See comments in 
Planning Review 

B. USE CONDITIONS FOR ALLOWABLE USES UNDER PD-2 OPTION (Sec. 3.31.7.B) 

Use Conditions for 
Allowable Uses under PD-2 
Option (Sec. 3.31.7.B) 

Applicant must demonstrate 
(Sec. 3.31.7.B.viii.d)  TBD 

See standards & 
comments in Planning 
Review 

Marginal Access Service 
Drives 
(Sec. 3.31.7.F.) 

Determination of need for 
marginal access service drives  

Traffic study does not 
indicate need NA  

C. STANDARDS FOR MIXED/RESIDENTIAL UNDER PD-2 OPTION (Sec. 3.31.7.B.viii.b.) 

Mixed-Use buildings or MF 
Residential Buildings 
(Sec. 3.31.7.B.viii.a.) 

All buildings with any use or 
combination of uses 
permitted within RM-2 B-1, B-2, 
or OSC districts; Retail/office 
components not to exceed 
20% of GFA 

Multi-family residential 
use only Yes  

Density (Sec. 
3.31.7.B.viii.b.i.)   

Net density not to exceed 24 
DUA 

125 units/15.05 acres = 
8.3 du/ac Yes  

Maximum Lot Coverage 
(Sec. 3.31.7.B.viii.b.ii.)   Same as section 3.6.2.D  NA  

Usable Open Space Area 
(Sec 3.31.7.B.viii.b.iii) 
 
(may include private pool 
and clubhouse amenities, 
pocket parks, play 
structures and/or walking 
trails that connect to the 
City’s Non-Motorized 
Network) 

Minimum of 200 sf of usable 
open space per dwelling unit 
For a total of 125 dwelling 
units, required Open Space: 
25,000 sf 
Phase 1: 8,200 s 
Phase 2: 9,000 sf 
Phase 3: 7,800 sf 

Calculations indicate 
32,445 sf provided 
 
Phase 1: 6,421 sf + 3,280 
sf in decks 
Phase 2: 6, 421 sf + 3,600 
sf in decks 
Phase 3: 9,603 sf + 3,210 
in decks 

Yes 
Refer to plan review 
letter for more 
comments.  

https://www.cityofnovi.org/media/43mi2xd4/siteplananddevelopmentmanual.pdf
https://www.cityofnovi.org/media/43mi2xd4/siteplananddevelopmentmanual.pdf
https://www.cityofnovi.org/media/43mi2xd4/siteplananddevelopmentmanual.pdf
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Building Height 
(Sec 3.31.7.B.viii.b.iv) 
 

Building height not to exceed 
55 feet or 4 stories, whichever 
is less 

Approximately 37 feet & 
3 stories proposed 
 

Yes  

Minimum Floor Area per 
Unit 
(Sec 3.31.7.B.viii.b, v-vi) 
 

Efficiency 400 sq. ft.  NA 

 
1 bedroom 500 sq. ft.  NA 

2 bedroom   NA 

3 bedroom  2, 584 sf Yes 

Maximum Dwelling Unit 
Density/Net Site Area 
(Sec 3.31.7.B.viii.b, v-vi) 
 

Efficiency Max 15%   
 
 
 
 
 
Yes 

 
1 bedroom Max 50%   

2 bedroom   

3+ bedroom  100% 

Maximum length of the 
buildings 
(Sec 3.31.7.B.viii.b.vii) 
 

A single building shall not 
exceed 125 ft.  unless 
pedestrian entranceways are 
provided every 125 ft 

22’ units x 8 = 176’-8” 
Individual entrance per 
unit 

Yes  

Setback along natural 
shore line 
(Sec 3.31.7.B.viii) 
 

A minimum of 100 feet along 
natural shore line is required.  

No natural shore line 
exists within the 
property 

NA  

Yard setback restrictions 
(Sec 3.31.7.B.viii.b.ix) 

Within any front, side or rear 
yard, off-street parking, 
maneuvering lanes, service 
drives or loading areas cannot 
exceed 30% of yard area 

Appears to comply – 
paved areas internal to 
the site 

Yes  

Pedestrian 
Orientation/Design 
Amenities 
(Sec 3.31.7.B.viii.b.x) 

Significant pedestrian 
orientation with design 
amenities such as: pedestrian 
walkways, brick or decorative 
paving in plazas, lighting, 
benches, trash receptacles, 
landscape treatments, focal 
points 

Pedestrian paths 
proposed, 2 pocket 
parks 
 

TBD 

Details of pocket parks 
lacking – appears to be 
green spaces with 2 
benches in each. 

Pedestrian Connectivity 
(Sec. 3.31.7.B.viii.b.(11)) 

6 feet concrete sidewalks 
along internal roads and to 
any community center, 
recreational facility, parking 
and neighboring buildings to 
permit safe and convenient 
pedestrian access.  

6-foot sidewalks 
proposed on both sides 
of Bishop Dr and Twelve 
Oaks Mall Road,  
6-foot sidewalk 
proposed along front of 
units 

 
 
 
 
Yes 

Pedestrian crossing 
should be indicated at 
the intersection of 
Bishop Drive and Twelve 
Oaks Mall Road to allow 
non-motorized crossing 
between the 2 sides of 
the site 
 
Deviation required for 
lack of sidewalk along 
west side of Twelve 
Oaks Mall road south of 
the entrance, and on 
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Bishop Dr (south side 
between TOM Road and 
Mailboxes) 

Where feasible sidewalks shall 
be connected to other 
pedestrian features abutting 
the site.   

Provides connectivity to 
Twelve Mile pathway 
and to 12 Oaks Mall 
Ring road 

Yes  

All sidewalks shall comply with 
barrier free design standards  TBD Provide details in FSP 

submittal 

Minimum Distance 
between the buildings 
(Sec 3.31.7.B viii.b.xii – 
same as Sec. 3.8.2.H) 
 
 

(Total length of building A + 
total length of building B + 
2(height of building + height 
of building B))/6 

Table shows deviations 
required for nearly all 
cases 

No 

Requested deviations 
are subject to City 
Council approval. 
 

In no instance shall this 
distance be less than thirty 
(30) feet unless there is a 
corner-to-corner relationship 
in which case the minimum 
distance shall be fifteen (15) 
feet. 

20 ft minimum proposed 
 No 

Requested deviations 
are subject to City 
Council approval. 
 

On-Street Parking 
(Sec 3.31.7.B.viii.b.xiii) 

Parallel parking along major 
drives permitted if 26-foot 
drive aisles maintained 

Pull-off parallel spaces 
proposed next to 
mailboxes 

Yes  

Parking for Amenities 
(Sec 3.31.7.B.viii.b.xiv) 

No parking required for 
swimming pools and similar 
amenities. Barrier free parking 
are required.  

No clubhouse or 
community pool 
proposed 

NA  

Off-street Loading 
(Sec 3.31.7.B.viii.b.xv) 

Not required for residential 
uses None proposed NA  

 
 

Other Standards 

A. NON-MOTORIZED FACILITIES 

Article XI. Off-Road Non-
Motorized Facilities 

A 6-foot sidewalk is required 
along collector and arterial 
roads 
 
Building exits must be 
connected to sidewalk system 
or parking lot. 

Sidewalks proposed 
along Bishop Drive, in 
some cases on both 
sides;  
8 ft. existing sidewalk on 
12 Mile Road.  
6-foot sidewalk on 
Twelve Oaks Mall Access 
Road 

  

Pedestrian Connectivity 

Assure safety and convenience 
of both vehicular and 
pedestrian traffic both within 
the site and in relation to 
access streets  

A sidewalk network 
mostly connects 
buildings within the site  
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B. OTHER REQUIREMENTS 

Design and Construction 
Standards Manual 

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

Provided Yes  

General layout and 
dimension of proposed 
physical improvements 

Location of all existing and 
proposed buildings, proposed 
building heights, building 
layouts, (floor area in square 
feet), location of proposed 
parking and parking layout, 
streets and drives, and indicate 
square footage of pavement 
area (indicate public or 
private). 

Provided Yes See review letters for any 
missing information 

Economic Impact 
 

- Total cost of the proposed 
building & site improvements 

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

Employment impact of 
250 jobs TBD  

Building Exits  
   

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

Proposed Yes  

Development/ 
Business Sign & Street 
addressing 

- Signage if proposed requires 
a permit. 

- The applicant should contact 
the Building Division for an 
address prior to applying for 
a building permit.  

Signage information not 
reviewed at this time 
 
 

 

For further information 
contact Ordinance 
248-347-0438 if a sign 
permit is required. 
 

Project and Street naming 
This project requires approval 
from the Street and Project 
Naming Committee.  

Not yet applied TBD 

Strongly recommended 
to apply for Project and 
Street name approvals 
as soon as possible 

Property Split 
The proposed property split 
must be submitted to the 
Assessing Department for 
approval. 

 NA 
Indicate if property 
splits/combos are 
proposed 

C. OTHER LEGAL REQUIREMENTS 

Master Deed/Covenants 
and Restrictions 
 

Applicant is required to submit 
this information for review with 
the Final Site Plan submittal 

 TBD Required at a later time 

Conservation easements 
 

Conservation easements are a 
condition of Wetland and/or 
Woodland permits 

 TBD May be required 

https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
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Previous agreements 
Provide all pre-existing 
easements and agreements 
that pertain to the property 

Buildings are proposed in 
86’ ingress easement  No 

Off-site easements likely 
required 
 
Existing easements 
should be revised or 
vacated 

 



 

ENGINEERING REVIEW 

 

  



 
 
APPLICANT 
Singh Development Co LTD 
 
REVIEW TYPE 
2nd Revised Preliminary Site Plan 
 
PROPERTY CHARACTERISTICS 
 Site Location:  South of 12 Mile Road between Novi Road and  

Meadowbrook Road  
 Site Size:   10.35 acres 
 Plan Date:  05-07-2025 
 Design Engineer:  Seiber Keast Lehner (SKL) 
 
PROJECT SUMMARY  
 Construction of 20 residential buildings and associated parking. Site access would be 

provided via an entrance on 12 Mile and an entrance off the Twelve Oaks Mall 
entrance drive. 

 Water service would be provided by an extension from the existing 20-inch water 
main along the south side of 12 Mile Road. A domestic lead will need to be provided 
to serve each building, along with eight additional hydrants. 

 Sanitary sewer service would be provided by two extensions, one for the east side and 
one for the west. The west side will connect to the Twelve Oaks Mall sanitary sewer 
manhole slightly north of Bishop creek. The east side will connect to the Waltonwood 
sanitary sewer along Huron Circle. A lead will need to be provided to serve each 
building. 

 Storm water for the west side would be collected and discharged to Bishop Creek. 
Storm water for the east side would be collected and discharged to the existing storm 
water collection system along Huron Circle. On-site detention will be required for this 
development. 

RECOMMENDATION  
Approval of the 2nd 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 

 
PLAN REVIEW CENTER REPORT 

06-05-2025 
 

Engineering Review 
12 Mile Townes 

JSP 25-0003 
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Ordinance and the Engineering Design Manual with the following items to be addressed 
at the time of Final Site Plan submittal: 

COMMENTS to be addressed at the time of the Final Site Plan 
1. Please also provide information related to the discharge rate of the 100-year 

storm event in the hydrology report along with the 10-year storm event. 
2. Provide at least two reference benchmarks at intervals no greater than 1,200 

feet. At least one referenced benchmark must be a City-established 
benchmark, refer to City of Novi Survey Benchmarks Arch Map.  

3. Only at the time of the printed Stamping Set submittal, provide the City’s 
standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), storm 
sewer (2 sheets), and paving (2 sheets) The most updated details can be found 
on the City’s website under Engineering Standards and Construction Details.  

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

5. Provide sight distance measurements for the 12 Mile Road and 12 Oaks Mall 
Road entrances in accordance with Figure VIII-E of the Design and Construction 
Standards, Chapter 11 of the City of Novi Code of Ordinances. 

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

7. Traffic signs in the Road Commission for Oakland County (RCOC) right-of-way 
may be installed by RCOC.  

8. Provide a traffic control plan for the proposed road work activity. 
9. Any existing recorded easements shall be revised by changing the parcel name 

from Griffin Novi to 12 Mile Townes. 
10. Show the location of the existing SMART bus stop on the plans.  
11. Relocate mailboxes outside all the public utility easements. If it cannot be done, 

a license agreement will be required.  
12. Relocate light poles outside all the public utility easements. If it cannot be done, 

a license agreement will be required. 
13. Provide a construction materials table on the utility plan listing the quantity and 

material type for each utility (water, sanitary and storm) being proposed.   
14. 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. 

15. Provide a note stating if dewatering is anticipated or encountered during 
construction, then a dewatering plan must be submitted to the Engineering 
Division for review. 

16. Provide a note that compacted sand backfill (MDOT sand Class II) shall be 
provided for all utilities within the influence of paved areas; illustrate and label 
on the profiles. 

17. Generally, all proposed trees shall remain outside utility easements. Where 
proposed trees are required within a utility easement, the trees shall maintain a 

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://experience.arcgis.com/experience/3e11b892541047a791f68fe2f91cddcf/?id=5ce841f86197461c9f146e1330330bcf
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/media/ubcpfjn0/rowapplication_rev-4-30-2024.pdf
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
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minimum 5-foot horizontal separation from water main and storm sewer and 10-
foot horizontal separation from sanitary sewer. All utilities shall be shown on the 
landscape plan, or other appropriate sheet, to confirm the separation distance. 

18. 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. 

WATER MAIN 
19. Water Systems must have the ability to serve three thousand (3,000) gallons 

per minute in apartment, cluster residential and similar complexes.  
20. Provide a profile for all proposed public water main 8-inch or larger. 
21. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length. 

8-inch leads are required for leads greater than 25 feet in length. 
22. All gate valves 6” or larger shall be placed in a well with the exception of a 

hydrant shut off valve. A valve shall be placed in a box for water main smaller 
than 6”. 

23. Show all proposed water main leads on the plans.  
24. The water main basis of design shall be provided on the plans. 
25. Provide a separate domestic lead and, if required by the Fire Marshal, a 

minimum 6-inch fire lead for each building with a unique shut-off valve for each. 
26. In the general notes and on the profile, add the following note: “Per the Ten 

States Standards Article 8.8.3, one full 20-foot pipe length of water main shall be 
used whenever storm sewer or sanitary sewer is crossed, and the pipe shall be 
centered on the crossing, in order to ensure 10-foot separation between water 
main and sewers.” Additionally, show the 20-foot pipe lengths on the profile. 

27. A sealed set of utility plans along with the Michigan Department of Environment, 
Great Lakes & Energy (EGLE) permit application for water main construction, 
the Streamlined Water Main Permit Checklist, Contaminated Site Evaluation 
Checklist, Basis of Design, and an electronic version of the utility plan should be 
submitted to the Engineering Division for review, assuming no further design 
changes are anticipated. Utility plan sets shall include only the cover sheet, any 
applicable utility sheets, and the standard detail sheets. 

 
 
IRRIGATION 

28. Indicate if an irrigation system will be proposed on the site. A separate review 
will be required for any irrigation proposed. 

SANITARY SEWER 
29. It appears some of the proposed sanitary sewers are incorrectly labeled as STM.  
30. Show all the sanitary sewer leads on the plans.  

https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/EGLE/-/Media/Project/Websites/EGLE/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877b-MiEHDWIS-Project-Basis-of-Design-for-Water-Main-Projects.pdf
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31. Note on the construction materials table that 6-inch sanitary leads shall be a 
minimum SDR 23.5, and mains shall be SDR 26. 

32. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads 
will be buried at least 5 feet deep where under the influence of pavement. 

33. Provide a testing bulkhead immediately upstream of the sanitary connection 
point. Additionally, provide a temporary 1-foot-deep sump in the first sanitary 
structure proposed upstream of the connection point, and provide a secondary 
watertight bulkhead in the downstream side of this structure. 

34. The sanitary segment shall have a minimum slope of 0.60-percent since it is the 
furthest upstream segment without additional contributing flows. 

35. Illustrate all pipes intersecting with manholes on the sanitary profiles. 
36. Three (3) sealed sets of revised utility plans along with the Michigan Department 

of Environment, Great Lakes & Energy (EGLE) permit application, electronic 
utility plan for sanitary sewer construction, and the Streamlined Sanitary Sewer 
Permit Certification Checklist should be submitted to the Engineering Division for 
review, assuming no further design changes are anticipated. Utility plan sets 
shall include only the cover sheet, any applicable utility sheets, and the 
standard detail sheets. It should be indicated with the application if an 
expedited EGLE review is requested. EGLE will charge a fee that can be paid 
directly to the State. 

STORM SEWER 
37. A minimum cover depth of 3 feet shall be maintained over all proposed storm 

sewer. Grades shall be elevated, and minimum pipe slopes shall be used to 
maximize the cover depth.  

38. Provide profiles for all storm sewer 12-inch and larger.  
39. 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.  
40. Illustrate all pipes intersecting storm structures on the storm profiles. 
41. An easement is required over the storm sewer accepting and conveying off-

site drainage. This is required for the stormwater leaving the site going to 
Waltonwood. 

42. Provide a schedule listing the casting type, rim elevation, diameter, and invert 
sizes/elevations for each proposed, adjusted, or modified storm structure on the 
utility plan. Round castings shall be provided on all catch basins except curb 
inlet structures. 

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

44. Provide Storm sewer basis of design table.  

STORM WATER MANAGEMENT PLAN  
45. For the required on-site storage, soil borings shall be provided per ordinance 

requirements to determine soil conditions and to establish the high-water 

https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
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elevation of the groundwater table. Note the bottom of the detention facility 
must be a minimum of three (3) feet above the groundwater elevation. 

46. The Storm Water Management Plan (SWMP) for this development shall be 
designed in accordance with the Storm Water Ordinance and Chapter 5 of the 
Engineering Design Manual (updated Jan 31, 2024) 

47. An adequate maintenance access route will be required for any pretreatment 
structures or storage provided on site.  

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

49. Provide manufacturer’s details and sizing calculations for the pretreatment 
structures on the plans. The treated flow rate should be based on the 1-year 
storm event intensity (~1.6 In/Hr).  

PAVING & GRADING 
50. Provide a construction materials table on the Paving Plan listing the quantity 

and material type for each pavement cross-section being proposed.   
51. Sidewalks on private roadways should be located such that the outside edge 

of the sidewalk is a minimum of 15 feet from back of curb.  
52. Sidewalks shall be provided on both sides of every proposed road inside the 

development.  
53. Provide a minimum of 6 spot elevations where the pathway crosses each 

driveway (one at each corner and two in the center of the driveway on each 
side of the pathway). Spot elevations shall be provided to demonstrate a level 
landing adjacent to each side of the pathway crossing. 

54. Provide spot elevations at the intersection of the proposed pathway with the 
existing pathway. 

55. The city standards driveways 16-foot wide with 3-foot tapers on each side 
indicate proposed driveway dimensions. City is revising driveway dimensions; a 
variance may be supported for this project.  

56. Show individual driveway tapers on plans to ensure no conflict with sidewalks, 
hydrants, street signs etc. Detectable warning surfaces and sidewalk ramps shall 
not be proposed within a residential driveway.  

57. Detectable warning plates are required at all barrier free ramps, hazardous 
vehicular crossings and other areas where the sidewalk is flush with the adjacent 
drive or parking pavement. The barrier-free ramps shall comply with current 
MDOT specifications for ADA Sidewalk Ramps. Provide the latest version of the 
MDOT standard detail for detectable surfaces.   

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

59. Provide at least 3-foot buffer distance between the sidewalk and any fixed 
objects, including hydrants and irrigation backflow devices. Include a note on 
the plan where the 3-foot separation cannot be provided. 

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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60. Site grading shall be limited to 1V:4H (25-percent), excluding landscaping 
berms. 

61. The grade of the drive approach shall not exceed 2-percent within the first 25 
feet of the intersection. Provide spot grades as necessary to establish this grade. 

62. 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. 

63. The pavement design shall meet city standards, 1.5 inches of MDOT 5E1 on 2.5 
inches of MDOT 3C on 8 inches of 21AA [limestone only if within 100 feet of a 
watercourse] aggregate base. 

64. 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. 

65. Provide the standard MDOT detail ‘M’ approach at all entrances. 
66. A License Agreement will be required for the proposed retaining wall within any 

utility easements. A plan view and cross-section shall be included with the 
agreement showing the relationship between the wall foundation and the 
existing/proposed utility.  

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

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

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

70. Per Section 26.5-35(H), a statement is required on any plan containing a private 
street with the following language: "City of Novi has no responsibility to improve 
or maintain the private streets contained within or private streets providing 
access to the property described in this plan". 

SOIL EROSION & SEDIMENT CONTROL 
71. 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.  

OFF-SITE EASEMENTS 
72. Any off-site utility easements anticipated must be executed prior to Stamping 

Set Approval. If you have not already done so, drafts of the easements and a 
recent title search shall be submitted to the Community Development 
Department as soon as possible for review and shall be approved by the 
Engineering Division and the City Attorney prior to executing the easements. 

a. Off-Site Title Policy. 

b. Off-Site Cross Access Easement (for the connection to Waltonwood)  

https://cityofnovi.org/media/2z5esp2u/bldg-soilerosionpermitnewdevelopment.pdf
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c. Off-Site Sanitary Sewer Easement. 

d. Off-site Storm Drainage Easement. 

e. Off-site Temporary Construction Easement for the sidewalk.  
 

To the extent this review letter addresses items and requirements that require the 
approval of or a permit from an agency or entity other than the City, this review shall not 
be considered an indication or statement that such approvals or permits will be issued. 

Please contact Milad Alesmail at (248) 735-5695 or email at malesmail@cityofnovi.org 
with any questions. 

 
_______________________________ 
Milad Alesmail,  
Project Engineer 
 
cc: Lindsay Bell, Community Development  

Humna Anjum, Engineering 
Kate Purpura, Engineering 
Ben Croy, City Engineer 

 

mailto:malesmail@cityofnovi.org
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Review Type       Job #   
Preliminary Site Plan Landscape Review   JSP25-0003 
 
Property Characteristics 
• Site Location:   Twelve Mile Road and Twelve Oaks Drive  
• Site Acreage:  16.37 ac. 
• Site Zoning:   RC 
• Adjacent Zoning: North: RA, East, West: RC, South: RM-1 
• Plan Date:    2/19/2025 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the revised Final Site Plan submittal. Please follow guidelines of the Zoning Ordinance and 
Landscape Design Guidelines. This review is a summary and is not intended to substitute for any 
Ordinance.  
 
LANDSCAPE WAIVERS REQUIRED FOR THE PROPOSED LAYOUT: 
• Lack of screening wall or berm along the east side of the site – not supported by staff 
• Lack of screening wall or berm along the west side of the site – supported by staff 
• Lack of street trees and greenbelt trees along western 616lf of 12 Mile Road frontage – 

supported by staff to preserve existing conditions 
• Lack of street trees north of western units due to utility conflicts – supported by staff 
• Lack of street trees along Twelve Oaks Mall Drive north of entries due to lack of space 

between the sidewalks and curb – supported by staff 
• Possible deficiency in interior street trees due to insufficient spacing from proposed utility lines 

– not supported by staff 
 
Recommendation 
This project is not recommended for approval for Preliminary Site Plan.  There are two significant 
unsupported waivers that need to be resolved before a recommendation for approval can be 
made.  There are several other waivers required that are supported and other items that can be 
addressed on the Final Site Plans. 
 
Please add the City Project Number JSP25-0003 to the bottom right corner of the cover sheet. 
 
Ordinance Considerations 

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

1. No tree sizes are shown on the chart.  Please show them. 
2. No tree numbers are shown on C5 and C6 for trees that will be removed.  Please add 

them. 
3. No offsite trees are included in the tree survey.  Please add all offsite trees 8” dbh or 

PLAN REVIEW CENTER REPORT 
February 26, 2025 
12 Mile Towns 

Preliminary Site Plan - Landscaping 
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larger within 50’ of the limits of disturbance. 
4. Please show and characterize other offsite vegetation adjacent to the site. 

 
Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 

1. The adjacent property to the east is zoned RC and is occupied by an office building. 
2. Instead of the required 4.5-6 ft tall, landscaped berm, a line of densely planted large 

evergreen trees is proposed.   
3. This alternative requires a landscape waiver.  It is not supported by staff.  Please add an 

opaque fence or wall along the property line to supplement the plantings, except within 
the preserved wetland at the south end of the site. 

4. The lack of a screening wall along the west side of the west section of the site is 
supported as the distance between the commercial to the south and west is significant a 
line of vegetation is proposed along the west edge of the development and all existing 
vegetation is being preserved. 

 
Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 

1. The project has frontages along three roads – Twelve Mile Road, Twelve Oaks Drive and 
a new proposed road along the south of the property. 

2. A waiver is requested to not provide the required greenbelt landscaping along the 616lf 
of 12 Mile Road frontage west of the developed portion of the west section.  This requires 
a waiver that is supported by staff to protect the natural vegetation on the site. 

3. No street trees are proposed along Twelve Oaks Drive north of the entries due to a 
number of utility lines there and lack of room for the trees.  This requires a landscape 
waiver that is supported by staff. 

4. No street trees are proposed in front of the units along 12 Mile Road due to a lack of 
space and utility conflicts.  This requires a landscape waiver.  It is supported by staff. 

5. A waiver is also required for the lack of greenbelt vegetation provided along the Twelve 
Oaks Mall circle drive and western boulevard entry, as well as the lack of additional 
street trees along the western boulevard entry.  This waiver is supported by staff to 
protect the natural vegetation. 

6. Please move a proportionate number of the required greenbelt canopy trees for the 12 
Mile Road east frontage to in front of Building 1. 

 
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 location of a number of underground utility lines does not leave room for the 

required interior drive trees and the required spacing for them.  This could lead to a need 
for a waiver for insufficient interior drive trees.  That waiver would not be supported. 

3. Please revise the utility plan to leave the required room for the required trees. 
 

Multi-family Development Landscaping (Zoning Sec. 5.5.3xx.) 
Multi-family unit landscaping 

1. All of the required multifamily unit trees are provided 
2. Approximately 25% of the required trees are subcanopy trees to increase diversity on the 

site. 
Interior drive landscaping 

1. The required number of trees is provided.  Excess trees along the interior drives are multi-
family unit trees. 

2. As noted above, insufficient spacing is provided for most of the required trees between 
trees and underground utility lines.  This may require that those trees can’t be planted, 
which would require a landscape waiver.  That waiver would not be supported by staff 
as it is only proposed utilities that are problematic, not existing utilities.  Please redesign 
the utility lines so the required interior street trees can be planted with the required 
spacing. 
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Building foundation landscaping. 
1. The required 35% greenspace along drives is not provided for any of the buildings.  This 

requires a landscape waiver.  It is not supported as proposed. 
2. If additional landscaping is provided along the ends of buildings that face interior or 

exterior roads to make up the difference between what is required and what is 
proposed, the waiver could be supported by staff. 

 
Parking Lot Landscaping 

1. There are no parking lots proposed, only some small bays along one side of a drive. 
2. Parking lot perimeter trees are proposed, with the requirement being met with multifamily 

unit trees.  This is acceptable per the ordinance. 
 
Plant List (LDM 4.) 

1. Provided 
2. 21 of 41 species used (51%) are native to Michigan. 
3. Only flowering crabapples exceed the tree diversity requirement.  Please reduce the 

total number of flowering crabapple trees to no more than 92 trees (15% of 615 trees). 
 
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 as the large existing mall 
pond will be the ultimate source of storage after it passes down the existing stream, so no 
stormwater landscaping is required. 

2. A relatively large stand of Phragmites was found on the western site and instructions were 
provided for its removal. 

 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

1. The proposed landscaping must be provided with sufficient water to become 
established and survive over the long term. 

2. Please provide an irrigation plan or note how this will be accomplished if an irrigation 
plan is not provided on Final Site Plans.   
 

If the applicant has any questions concerning the above review or the process in general, do 
not hesitate to contact me at 248.735.5621 or rmeader@cityofnovi.org. 
 

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org
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Review Date: February 26, 2025 
Project Name: JSP25-0003: 12 Mile Towns 

 Plan Date: February 19, 2025 
Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed on the Final Site Plan. 
 
LANDSCAPE DEVIATIONS THAT MAY BE REQUIRED FOR PROPOSED LAYOUT: 
• Lack of screening berm or wall along the east side of the site – not supported by staff 
• Lack of street trees and greenbelt trees along western 616lf of 12 Mile Road frontage – supported by staff 

to preserve existing conditions 
• Lack of street trees north of western units due to utility conflicts – supported by staff 
• Lack of street trees along Twelve Oaks Mall Drive north of entries due to lack of space between the 

sidewalks and curb – supported by staff 
• Lack of greenbelt berms and landscaping and street trees along the Twelve Oaks Mall circle drive and 

additional street trees along the western mall entrance boulevard – supported by staff to preserve the 
existing natural vegetation. 

• Possible deficiency in interior street trees due to insufficient spacing from proposed utility lines – not 
supported by staff 

 
Please add the City Project Number, JSP25-0003, to the bottom right corner of the Cover Sheet. 
 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements – Basic Information (LDM (2)) 

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

• New commercial or 
residential 
developments 

• Addition to existing 
building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 

• 1”-20’ minimum with 
proper North. 
Variations from this 
scale can be 
approved by LA 

• Overall plan: 
1”=40’ 

• Building 
foundation plans: 
1”= 30’ 

Yes  

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

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

On title block Yes  

Project Information 
(LDM 2.d.) Name and Address Location map is 

provided Yes  

Survey information 
(LDM 2.c.) 

Legal description or 
boundary line survey Sheets C2-C6 Yes  

Landscape Architect 
contact information 

Name, Address and 
telephone number of 

Jim Allen – Allen 
Design Yes  

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

(LDM 2.b.) RLA/PLA/LLA who 
created the plan 

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature 

Copy of seal and 
signature  

Final stamping sets must 
be sealed and signed 
by LA  

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

Show on all plan sheets On title block Yes  

EXISTING CONDITIONS 

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 2.e.(2), Sec 12, 
37)) 

• Show location type 
and size. 

• Label to be saved or 
removed. 

• Plan shall state if none 
exists. 

• Tree chart on 
Sheet C3 does 
not include tree 
sizes 

• Tree symbols are 
shown on topo 
survey but tree 
numbers are only 
shown on trees to 
remain. 

• One removal is 
indicated on the 
tree chart and 4 
replacements are 
indicated but tree 
removals are not 
shown on any 
plan view. 

• No offsite trees 
are shown. 

• The landscape 
plan indicates 
that 4 
replacements are 
required and are 
shown as being 
planted on site 
and a deposit for 
the tree fund will 
be made for four 
trees 

• Wetland 
boundaries are 
indicated on 
Sheets C5 and C6 

• No calculations 
showing 
quantities of 
wetland impacts 
or wetland buffer 
are provided – it 
appears there will 
be no impacts 

• No 
• No 
• TBD 
• Yes 
• TBD 

1. Please show the tree 
sizes on the chart 

2. Please show all tree 
numbers on Sheet C5 

3. Indicate all trees to 
be removed on 
demolition plan or 
C5 plan view  

4. Please add offsite 
trees 8” dbh or larger 
within 50’ of the limits 
of disturbance.  If 
there is just brush 
without any trees, 
show that with a 
cloud and a note 
describing the 
vegetation. 

5. Please clean up the 
note on the 
landscape plan 
regarding 
replacements to 
indicate trees will be 
planted on site, as 
the plan shows. 

6. If any wetland 
impacts are 
proposed, please 
show the 
calculations for 
them. 

7. See the Merjent letter 
for a complete 
review of the 
woodlands and 
wetlands. 



Preliminary Site Plan Review – Landscape Review                                         Page 3 of 14  
February 26, 2025                                                                                    JSP25-0003:12 Mile Towns 

   
 

Item Required Proposed Meets 
Code Comments 

Natural Features 
protection    

Please be sure that 
proper buffers and 
protection for stream 
and wetland are 
provided. 

Soil type (LDM.2.r.) 
As determined by Soils 
survey of Oakland 
county 

• Soils information 
provided on 
cover sheet 

• Areas to be 
developed are 
primarily 
Udorthents  

Yes  

Zoning (LDM 2.f.) 
Show site zoning and 
adjacent parcels’ 
zoning 

Shown on Cover 
Sheet 
Site: RC 
Proposed: RC with 
PD-2 option  
North: RA/OS-1/R-4, 
East, South: RC/RM-
1, West: RC 

Yes  

PROPOSED IMPROVEMENTS  

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

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

All proposed site 
elements are 
included on the 
landscape plans. 

Yes  

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

• Overhead and 
underground utilities, 
including hydrants on 
the landscape plans 

• Light posts should also 
be shown on the 
landscape plans 

• Sheet C9 
• All utilities are 

shown on the 
landscape plan 

• Proposed light 
posts are shown 
on the landscape 
plans 

• A note on Sheet 
L-1 lists the 
required spacing 
between trees 
and utility lines 
and structures, 
including 10 feet 
between sanitary 
lines and trees 

 

• Yes 
• Yes 
• Yes 

1. The utility plan layout, 
particularly the 
location of the 
sanitary lines, does 
not leave room for 
the required spacing 
between trees and 
the utility lines. 

2. Please revise the 
utility layout so all 
required trees, 
particularly street 
trees, can be planted 
per the ordinance. 

3. If the required trees 
cannot be provided, 
it would require a 
landscape waiver.  
That waiver would 
not be supported by 
staff. 

Proposed topography 
- 2’ contour minimum 
(LDM 2.e.(1)) 

Provide proposed 
contours at 2’ interval 

• Only building 
finished grades 
and spot grades 
along the interior 
drives are shown 

• No 
• No 

1. Please provide 
proposed contours, 
at least in greenbelts, 
and tie them to 
existing contours that 
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Item Required Proposed Meets 
Code Comments 

on Sheets C8 and 
C9. 

• No retaining wall 
elevations are 
provided 

won’t change. 
2. Show TW/BW 

elevations for the 
retaining wall 

Clear Zones 
(LDM 2.e.(5)) 

25 ft. corner clearance 
required. Refer to Zoning 
Sec 5.5.9 

• Road Commission 
for Oakland 
County clear 
zones are shown 
for the 12 Mile 
Road entry. 

• The City Clear 
zones are shown 
at the Twelve 
Oaks Mall Drive 
entries, but they 
are not drawn 
correctly 

• Yes 
• No 

1. Please correct the 
City clear vision 
zones to show them 
oriented at the ROW 
lines, not the curb 
line (see the image 
at the bottom of this 
chart). 

2. While not required, 
it’s advised to show 
the clear vision zones 
on interior 
intersections as well. 

3. Please add the City 
Clear zone at the 
intersection of the 
Twelve Oaks Mall 
Road and Twelve 
Oaks Mall circle 
drive to be sure 
proposed street tree 
there is outside of the 
clear vision zone. 

LANDSCAPING REQUIREMENTS 
Berms and ROW Planting 
• All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 
• Berm should be located on lot line except in conflict with utilities. 
• Berms should be constructed with 6” of topsoil. 
Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) 

Multi-family Residential 
adjacent to RC requires 
a 6-foot-high 
landscaped berm 
between the RC zoning 
east of the site and the 
residential complex 

• Densely planted 
evergreens are 
proposed along 
the east border 

• No berm or 
screening wall is 
indicated 

No 

1. A landscape waiver 
would be required for 
the proposed layout.  
It would not be 
supported by staff. 

2. In lieu of the berm, a 
6-foot-tall screening 
wall must be 
provided along the 
east boundary of the 
east section of the 
project, in addition to 
the evergreens.  
Please add it to the 
site plan and 
landscape plans.  

3. As no development 
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Item Required Proposed Meets 
Code Comments 

is proposed west of 
the west portion of 
the site, and all 
existing vegetation is 
proposed to remain, 
the waiver would be 
supported for the 
lack of screening 
walls to the west. 

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) 

ROW Landscape Screening Requirements Chart (Sec 5.5.3.B. ii) (RM-1) 

Greenbelt width 
(2)(3) (5) 

• Adj to parking: 20 ft 
• Not adj to parking: 25 

ft 

25 feet min – never 
adjacent to parking Yes  

Min. berm crest width 0 feet (not adj to pkg) 0 ft Yes  

Min. berm height (9) 0 feet (not adj to pkg) 0 ft Yes  

3’ wall (4)(7) 
No walls are 
proposed along the 
rights-of-way 

Yes  

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

• Not adjacent to pkg 
• 1 tree per 45 lf 
 
WEST: 
• 12 Mile Road: (988-

616)/45 = 8 trees 
• Waiver requested for 

616 lf undeveloped 
along west end of 12 
Mile Road 

• Twelve Oaks Mall 
Drive: (771-28)/45 = 17 
trees 

 
EAST: 
• 12 Mile Road: (622-

28)/45 = 13 trees 
• Twelve Oaks Mall 

Drive: (517-28)/45 = 11 
trees 

 
Waiver requested for 
Twelve Oaks Mall Circle 
Drive and west 
boulevard undeveloped 
frontage 

WEST: 
• 12 Mile Road: 8 

trees  
• Twelve Oaks Mall 

Drive: 17 trees 
 
EAST: 
• 12 Mile Road: 13 

trees 
• Twelve Oaks Mall 

Drive: 11 trees 
 

• WEST: 
No 

• EAST: 
Yes 

The waivers are 
supported by staff to 
protect the existing 
natural conditions. 

Sub-canopy 
deciduous trees 
Notes (2)(10) 

• Not adjacent to pkg 
• 1 tree per 30 lf 
 
WEST: 
• 12 Mile Road: (988-

616)/30 = 12 trees 

WEST: 
• 12 Mile Road: 12 

trees  
• Twelve Oaks Mall 

Drive: 25 trees 
 

• WEST: 
No 

• EAST: 
Yes 

The waivers are 
supported by staff to 
protect the existing 
natural conditions. 
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Item Required Proposed Meets 
Code Comments 

• Waiver requested for 
616 lf undeveloped 
along west end of 12 
Mile Road 

• Twelve Oaks Mall 
Drive: (771-28)/30 = 25 
trees 

 
EAST: 
• 12 Mile Road: (622-

28)/30 = 20 trees 
• Twelve Oaks Mall 

Drive: (517-28)/30 = 16 
trees 

 
Waiver requested for 
Twelve Oaks Mall Circle 
Drive and west mall 
entry boulevard 
undeveloped frontage 

EAST: 
• 12 Mile Road: 20 

trees 
• Twelve Oaks Mall 

Drive: 16 trees 
 

Canopy deciduous 
trees in area between 
sidewalk and curb 

• 1 tree per 45 lf 
 
WEST: 
12 Mile Road: (988-
616)/45 = 8 trees 
• Waiver requested to 

not provide the 
required trees for 616 
lf undeveloped along 
west end of 12 Mile 
Road 

• Waiver requested for 
not providing the 
required trees along 
the east 372lf of 12 
Mile Road frontage 
due to utility conflict 

• Twelve Oaks Mall 
Drive: (771-28)/45 = 17 
trees 

• Waiver requested to 
not provide the 
required trees along 
Twelve Oaks Mall 
Drive north of entry 
(465lf) due to lack of 
space between the 
proposed sidewalk 
and curb 

 
EAST: 
• 12 Mile Road: (622-

28)/45 = 13 trees 

WEST: 
• 12 Mile Road: 0 

trees  
• Twelve Oaks Mall 

Drive: 8 trees 
 
EAST: 
• 12 Mile Road: 20 

trees 
• Twelve Oaks Mall 

Drive: 0 trees 

• WEST: 
No 

• EAST: 
No 

1. It appears that only 5 
feet exist or will be 
provided between 
the proposed 
sidewalks and curb 
along most of Twelve 
Oaks Mall Drive   

2. It also appears the 
utility easements 
along the drive may 
not allow street trees 
to be planted along 
most of Twelve Oaks 
Mall Drive 

3. For the above 
reasons, the waivers 
noted are supported 
by staff. 

4. The waiver to not 
provide additional 
trees along the west 
boulevard entry to 
preserve the existing 
vegetation is 
supported by staff. 

5. Please shift a 
proportionate 
amount of the 
greenbelt canopy 
trees for the east 
section east of the 
entry to 12 Mile Road 
in front of Building 1. 
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Item Required Proposed Meets 
Code Comments 

• Twelve Oaks Mall 
Drive: (517-28)/45 = 11 
trees  

• Waiver requested to 
not provide the 
required trees along 
the entire section of 
Twelve Oaks Mall 
Drive north of the 
entry due to a lack of 
space between the 
proposed sidewalk 
and curb and utility 
easement conflicts. 

 
Waiver requested to not 
provide additional street 
trees along the west 
entry boulevard 
frontage 

Multi-Family Residential (Sec 5.5.3.F.ii) 

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

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

• TBD units * 3 = TBD 
trees 

• Up to 25% of 
requirement can be 
subcanopy trees 

 
WEST: 39 units x 3 = 117 
trees 
EAST: 86 units x 3 = 258 
trees 

• WEST: 117 trees 
(21 subcanopy 
trees) 

• EAST: 266 trees (65 
subcanopy trees) 

• Yes 
• Yes  

Interior Street 
Landscaping 

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

• Trees in boulevard 
islands do not count 
toward street tree 
requirement 

 
• WEST: 1030lf/35 = 30 

trees 

• WEST: 30 trees 
• EAST: 88 trees 

• Yes 
• Yes  
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Item Required Proposed Meets 
Code Comments 

• EAST: 3078lf/35 = 88 
trees 

Foundation 
Landscaping 

35% of building façades 
facing road must be 
landscaped 

• Per the 
foundation 
planting details 
provided, none of 
the buildings 
meet the 
requirement 

• Only 27.2-27.6% of 
the buildings’ 
facades are 
landscaped 
(approximately 
79% of the 
requirement) 

No 

1. The deficiency in the 
percentage of 
building facades 
facing the interior 
drives require a 
landscape waiver 

2. It would not be 
supported by staff. 

3. If additional 
landscaping along 
the ends of buildings 
visible from internal 
or external roads to 
make up the 
shortage was added, 
the waiver could be 
supported by staff. 

Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5) 

General requirements 
(LDM 1.c) 

• Clear sight distance 
within parking islands 

• No evergreen trees 

No parking lot 
islands are 
proposed in either 
sections – only small 
single-sided bays 

NA  

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

As proposed on planting 
islands NA TBD  

General (Zoning Sec 5.5.3.C) 

Parking lot Islands  
(a, b. i) 

• A minimum of 200 SF 
to qualify 

• 200sf landscape 
space per tree 
planted in an island. 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

There are no islands 
proposed NA  

Curbs and Parking 
stall reduction (c) 

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

Spaces are 17 feet 
long with a 7 foot 
wide sidewalk 
facing them 

Yes  

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces 

No bay is more 
than 6 spaces Yes  

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii) 
A = Total square 
footage of vehicular 
use areas x 7.5% 

A = x SF x 7.5% = A sf NA  
Only single-sided 
parking areas are 
provided so only 
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Item Required Proposed Meets 
Code Comments 

parking lot perimeter 
trees will need to be 
provided and interior 
street trees may be 
used for that purpose. 

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF 
x 1 % 

B = x SF x 1% = B sf NA  See above 

All Categories 
C = A+B  
Total square footage 
of landscaped islands 

A + B = C SF NA   

D = C/200 
Number of canopy 
trees required 

C/200 = D Trees NA   

Parking Lot Perimeter 
Trees 

• 1 Canopy tree per 35 lf  
• Sub-canopy trees can 

be used under 
overhead utility lines. 

• Perimeter within 20 
feet of a building does 
not need to be 
included in the basis 

• A total of 9 
parking lot 
perimeter trees 
are shown 

• The requirement is 
met with 
multifamily unit 
trees 

• Yes 
• Yes 

1. See above 
2. The required parking 

lot perimeter trees 
are provided. 

Parking land banked NA    

Miscellaneous Landscaping Requirements 

Plantings around Fire 
Hydrant (d) 

• No plantings with 
matured height 
greater than 12’ within 
10 ft. of fire hydrants, 
manholes, catch 
basins or other utility 
structures, or 
underground sanitary 
lines. 

• Trees should not be 
planted within 5 feet 
of other underground 
lines. 

Most, if not all, 
interior street trees 
are shown to be 
closer than allowed 
from underground 
utility lines 

No 

1. Please adjust the 
utility alignment to 
create space for the 
required trees. 

2. If all of the required 
trees can’t be 
planted as required, 
a landscape waiver 
would be required.  It 
would not be 
supported by staff. 

Landscaped area (g) 

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

None indicated NA  

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

As proposed on planting 
islands 

Sod is indicated as 
the ground cover Yes  

Snow deposit 
(LDM.2.q.) 

Show leave snow 
deposit areas on plan in 
locations where 

A note indicates 
that snow will be 
deposited along 

No 
Please show some 
deposit areas on both 
sections (east and west) 
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landscaping won’t be 
damaged 

the street. 
No snow deposit 
areas are indicated 

on the landscape plan 

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

• A minimum of 2 ft. 
separation between 
box and the plants 

• Ground cover below 
4” is allowed up to 
pad.  

• No plant materials 
within 8 ft. from the 
doors 

No utility boxes or 
utility box 
landscaping is 
shown 

TBD 

1. Please show 
transformers and 
other utility boxes 
when their locations 
are determined. 

2. If box locations are 
not determined by 
final site plans, add a 
note to plan stating 
that all utility boxes 
are to be 
landscaped per the 
detail. 

3. Please add an 
allowance of 10 
shrubs per box on the 
plant list and label as 
such 

Detention/Retention 
Basin Planting 
requirements (Sec. 
5.5.3.E.iv) 

• Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area at 10 ft away 
from the permanent 
water line. 

• Canopy trees must be 
located at 1 per 35lf of 
the pond rim 10 feet 
away from the 
permanent water level 

• 10” to 14” tall grass 
along sides of basin 

• Refer to wetland for 
basin mix 

• Include seed mix 
details on landscape 
plan 

No above-ground 
detention is shown 
as the stormwater 
will be treated by 
the regional  
Twelve Oaks basin  

TBD 

If any above-ground 
detention is required 
on-site, it must be 
landscaped per the 
current ordinance. 

Landscape Notes and Details– Utilize City of Novi Standard Notes 

Plant List (LDM 4) – Include all cost estimates 

Quantities and sizes  Yes Yes  

Root type  Yes Yes  

Botanical and 
common names 

• At least 50% of plant 
species used, not 
including seed mixes 
or woodland 
replacement trees, 
must be species native 
to Michigan. 

• The non-woodland 

• 21 of 41 species 
used (51%) are 
native to 
Michigan 

• The tree diversity 
is met for all but 
flowering 
crabapples.  

• Yes 
• No 

Please reduce the total 
number of flowering 
crabapples to no more 
than 92 (15% of 615 
trees). 
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replacement tree 
diversity must meet the 
standards of the 
Landscape Design 
Manual section 4. 

Type and amount of 
lawn  No No Need for final site plan 

Cost estimate (LDM 
2.t) 

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

No No Need for final site plan 

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

Refer to LDM for detail 
drawings Yes Yes  

Evergreen Tree  Yes Yes  

Shrub  Yes Yes  

Multi-stem tree  Yes Yes  
Perennial/ 
Ground Cover  Yes Yes  

Tree stakes and guys Wood stakes, fabric 
guys.    Yes Yes  

Cross-Section of Berms (LDM 2.j) 

Slope, height and 
width 

• Label contour lines 
• Maximum 33% slope 
• Constructed of loam 
• 6” top layer of topsoil 

No No  

Type of Ground 
Cover   Sod Yes  

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole, 10 feet from 
structures, hydrants 

No No 

Space all trees 
appropriately from 
utility lines, poles and 
utility structures 

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

Material, height and 
type of construction 
footing 

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

A long retaining 
wall is proposed for 
the west section 

TBD 
Provide dimensioned 
wall details and TW/BW 
elevations. 

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

 No No 

If walls are taller than 3 
½ feet, please have 
engineer design, sign 
and seal. 

Notes (LDM 2.i) – Utilize City of Novi Standard Details 
Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

• Provide intended date 
• Between Mar 15 – Nov 

15 
Yes Yes  

Maintenance & 
Statement of intent  

• Include statement of 
intent to install and Yes Yes  



Preliminary Site Plan Review – Landscape Review                                         Page 12 of 14  
February 26, 2025                                                                                    JSP25-0003:12 Mile Towns 

   
 

Item Required Proposed Meets 
Code Comments 

(LDM 2.m & Zoning 
Sec 5.5.6) 

guarantee all 
materials for 2 years. 

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

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

Shall be northern nursery 
grown, No.1 grade. Yes Yes  

Establishment period  
(Zoning Sec 5.5.6.B) 2 yr. Guarantee Yes Yes  

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Miscellaneous Landscape Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

Yes Yes  

Irrigation plan  
(LDM 2.s.) 

A fully automatic 
irrigation system and a 
method of draining is 
required with Final Site 
Plan 

No  

1. Please add an 
irrigation plan or 
information as to 
how plants will be 
watered sufficiently 
for establishment 
and long-term 
survival. 

2. The plan should meet 
the requirements 
listed at the end of 
this chart. 

3. If xeriscaping is used, 
please provide 
information about 
plantings included. 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

Landscape tree 
credit (LDM11.b.(d)) 

• Substitutions to 
landscape standards 
for preserved canopy 
trees outside 
woodlands/ wetlands 
should be approved 
by LA.  

• Refer to Landscape 
tree Credit Chart in 
LDM 

None shown   

Plant Sizes for ROW, 
Woodland 
replacement and 
others  
(LDM 11.b) 

• Canopy Deciduous 
shall be 3” and sub-
canopy deciduous 
shall be 2.5” caliper. 

• Refer to LDM section 

Correct sizes are 
shown on the plant 
list 

Yes  
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11.b for more details 

Plant size credit 
(LDM11.b) NA None taken   

Prohibited Plants 
(LDM 11.b) 

Do not use any plants 
on the Prohibited 
Species List 

None used   

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

Label the distance from 
the overhead utilities 

A note indicates 
there are no 
overhead lines on 
the site 

Yes  

Collected or 
Transplanted trees 
(LDM 3.f) 

 None indicated   

Nonliving Durable 
Material: Mulch (LDM 
4) 

• Trees shall be mulched 
to 3” depth and 
shrubs, groundcovers 
to 2” depth 

• Specify natural color, 
finely shredded 
hardwood bark mulch. 

• Include in cost 
estimate. 

Information is on 
the planting details   

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

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

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

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

 
Irrigation System Requirements 
• Any booster pump installed to connect the project’s irrigation system to an existing irrigation system 

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

that includes drain ports and blowout ports. 
• The RPZ must be installed a minimum of 12-inches above FINISHED grade. 
• A plumbing permit is required. 
• The assembly must be tested after installation with results recorded on the City of Novi test report form. 
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WETLAND & WOODLAND REVIEW 
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April 25, 2025 

Lindsay Bell 
Planner – Community Development 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

Submitted electronically to lbell@cityofnovi.org   

Re: 12 Mile Road Townes Wetland Review (Preliminary Site Plan; JSP25-03) 

Dear Lindsay, 

Merjent, Inc. (Merjent) has conducted a site plan review of the revised preliminary site plan (rPSP) for the 
12 Mile Road Townes (site). Two sets of plans were provided:  

• One plan prepared by Seiber Keast Lehner dated April 7, 2025. This plan contains the primary
design/engineering information for the PSP.

• One plan prepared by Allen Design dated April 3, 2025. This plan contains the proposed landscape
design and invasive removal information for the PSP.

Merjent reviewed the plans 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 site is located 
on both the west and east side of 12 Oaks Mall Road, south of the intersection of West 12 Mile Road and 
12 Oaks Mall Road in Section 14 of the City. Development is proposed within parcels 50-22-14-200-034, 
50-22-14-100-039, and 50-22-14-100-038 in the City records. The site does not contain City-regulated
woodlands (Figure 1) and does contain City-regulated wetlands (Figure 2).

An initial Wetland Review was conducted in February 2025 and has been combined with the Woodlands 
review from April 2025. 

Wetlands 

Wetland Recommendation: Merjent recommends approval of the 12 Mile Road Townes PSP with 
requests for minor edits. Additional comments have been provided to meet the City’s Wetlands and 
Watercourse Protection Ordinance. 

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

☒ City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both
wetland and property limits depicted on the City’s map are considered approximations (Figure 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
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(Attachment A). 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.

Permits and Regulatory Status 

Merjent visited the Site on February 26, 2025 to observe the conditions on-site relative to the provided PSP. 
Merjent found conditions on-site consistent with the provided PSP; three wetlands (Wetland A, Wetland B, 
and Wetland C) are on-site and consist of cover primarily dominated by common reed (Phragmites 
australis). Photos from the site visit are included in Attachment B. The City of Novi Code of Ordinances, 
Chapter 12, Article V defines an essential wetland as meeting one or more of the criteria listed in 
subsections 12-174(b)(1) through (10). It is Merjent’s opinion that all wetlands on-site provide the functional 
characteristics of stormwater storage capacity and/or wildlife habitat. Accordingly, the wetlands on-site meet 
the criteria for essential wetlands as noted above.  

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

Item Required/Not Required 
Wetland Permit (specify Non-minor or Minor) Required, Non-minor 

Wetland Mitigation Not Required, EGLE 
Mitigation Required 

Environmental Enhancement Plan Required, if feasible 
Wetland Buffer Authorization Required 

EGLE Wetland Permit Required 
Wetland Conservation Easement Required, if feasible 

Wetland Review Comments 

1. The applicant has proposed the fill of Wetland C and partially filling Wetland B. The proposed impacts
are summarized below:

Impact Amount 
Wetland B Permanent 0.02 acre (871 sq. ft.) 
Wetland C Permanent 0.21 acre (9,012 sq. ft.) 

Total Permanent Impact 0.23 acre 

- Requested Edit: The applicant should list the type (Cowardin classification) of wetland on the site
plan (Sheet C9). Additionally, the applicant should list the amount of fill to be placed in each
wetland. It should be noted that the remaining undisturbed portions of Wetland B and Wetland A
may need to be marked with signs noting that no mowing or disturbance will be allowed after the
development is established (if approved) to notify future land owners of the protection needed
around these areas.

2. An existing culvert/wetland crossing was identified in the northwest portion of Wetland Large. To reduce
any unnecessary impacts to the wetland, the applicant should add the existing culvert/crossing to the
plan and adjust the size of the wetland, if necessary. Photographs of the area are included in
Attachment B.
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3. When a project permanently impacts 0.25 acres or more of essential wetland, the City of Novi requires 
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands. 
Merjent recommends the areas of the wetland types be individually quantified on Site development 
plans for calculation of the mitigation area required (should mitigation be necessary). Otherwise, a 
conservative mitigation ratio of 2:1 will be utilized for all wetland types at the Site. 

 
- The total proposed impacts to on-site wetlands consists of approximately 0.23 acre of wetland 

fill. Because less than 0.25 acre of impacts are proposed, mitigation will not be required for this 
project. However, Section 12-173 (e)(1)(b) states that “Where an activity results in the 
impairment or destruction of wetland areas of less than one-quarter-acre that are determined 
to be essential under subsection 12-174(b), are two acres in size or greater or are contiguous 
to a lake, pond, river or stream, additional planting or other environmental enhancement 
shall be required onsite within the wetlands or wetland and watercourse setback where 
the same can be done within the wetland and without disturbing further areas of the 
site.” 

- Requested Edit: due to the amount of proposed impacts, Merjent is requesting that the 
applicant provide an environmental enhancement plan for the remaining wetland (Wetland A) 
not proposed to be impacted on-site. The environmental enhancement is recommended to 
consist of the following: 

o Management of Phragmites within Wetland A increased from three years to five years. 
o Seeding and establishment of a suitable native wetland seed mix throughout Wetland 

A following successful removal of Phragmites. Planting and establishment of the native 
wetland seed shall be consistent with the requirements set forth in the City of Novi 
Landscape Design Manual and the City of Novi Zoning Ordinance. 

o Planting individual surviving, established, and free-to-grow shrubs in the remaining 
wetland (Wetland A) that are classified as native wetland species and consisting of at 
least four different species (suitable for wetland conditions). These shrubs shall be 
planted in Wetland A in the portion north of Bishop Creek, as identified in the 
photograph below. These shrubs should be planted at a rate of 300 shrubs/acre. 
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o Placement of the entirety of the remaining wetlands on-site (Wetland A and Wetland 
B) in a conservation easement (see Comment 6). 

 Placement of conservation easements on the remaining wetland areas may 
require signage or education to future residents to prevent disturbance to the 
undisturbed wetland areas (see Comments 1 and 4). 

 
4. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Article 24 

of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all districts a 
wetland and watercourse setback, as provided herein, unless and to the extent, it is determined to be 
in the public interest not to maintain such a setback. The intent of this provision is to require a minimum 
setback from wetlands and watercourses". The established wetland and watercourse buffer/setback 
limit is 25 horizontal feet, regardless of grade change. The location and area of affected wetland 
buffers/setbacks must be identified on Site development plans. 

- The applicant has proposed 0.06 acre of permanent impact to the buffer of Wetland B and 0.29 
acre to the buffer of Wetland C. 

- Requested edit: The applicant should list the amount of fill to be placed in the wetland setback 
buffer. 

o It should be noted that the remaining buffer of Wetland B and Wetland A may need to 
be marked with signs noting that no mowing or disturbance will be allowed after the 
development is established (if approved). 

 
5. Pursuant to Section 12-172(f), “Upon filing of the application, the applicant shall have the boundary 

lines of any watercourses or wetlands on the property flagged or staked. The flagging or staking shall 
remain in place throughout the conduct of the permit activity.” Merjent conducted an on-site review on 
February 26, 2025 and flagging was only present around Wetland A.  
 

- Requested edit: because portions of Wetland B will be left intact and continues off-site, the 
applicant should flag/mark Wetland B and the markings will need to be kept intact throughout 
construction to ensure disturbance does not occur within the proposed avoidance areas of 
Wetland B. 

 
6. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining 

wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as 
directed by the City of Novi Community Development Department for any areas of proposed wetland 
mitigation areas. This language shall be submitted to the City Attorney for review. The executed 
easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi 
Wetland and Watercourse permit. 

Woodlands 

Woodland Recommendation: Merjent recommends approval of the 12 Mile Townes rPSP and 
subsequent Final Site Plan (upon approval of all other reviewers). A list of comments is provided below to 
meet the requirements of the Woodland Protection Ordinance. The following Woodland Regulations apply 
to this site: 
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Woodland Regulation Required 
Woodland Permit (Chapter 37, Section 37-26) No 
Tree Replacement (Chapter 37, Section 37-8) No 
Tree Protection (Fence; Chapter 37, Section 37-9) No 
Woodland Conservation Easement (Chapter 37-30[e]) Recommended 

 
Woodland Review Comments – 12 Mile Townes Site 

1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are not 
present onsite. Note that both the woodlands and property limits depicted on the City map are 
considered approximations (Figure 1). Pursuant to Section 37-2 and Section 37-4 of Chapter 37, 
Woodlands Protection, woodland areas can be identified by additional features such as soil quality, 
habitat quality, tree species and diversity, health and vigor of tree stand, understory species and quality, 
presence of wildlife, and other factors such as the value of the woodland area as a scenic asset, wind 
block, noise buffer, healthy environment, and the value of historic or specimen trees. A site visit was 
performed on April 11, 2025 to verify and review the potential extent of woodlands on-site. Merjent 
agrees with the existing conditions listed on the City’s Woodland Map. 
 
Site photographs are included in Attachment A. Many of the trees noted in the tree survey (Sheet C3) 
are noted to be honey locust (Gleditsia triacanthos) but are more likely to be black locust (Robinia 
pseudoacacia) trees, which are considered invasive. Throughout much of the shrub covered portion of 
the site, common buckthorn (Rhamnus cathartica) is also present in copious amounts. Additionally, the 
dominance of more shrub-covered areas and the absence of old forest growth is consistent with the 
absence of regulated woodlands on City maps. 
 

2. When a proposed site plan is located within a regulated woodland, any tree proposed for removal with 
a diameter at breast height (DBH) greater than or equal to eight inches will require tree replacement 
and a Woodland Use Permit per Section 37-8. This also applies to any tree that will be preserved, but 
where impacts to critical root zones are proposed. 
 

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

a. No trees on-site are larger than 36 inches. The applicant has listed the removal of a 30-inch 
silver maple (Acer saccharinum, tree 766). While they are not required to provide four 
replacement credits, the applicant is encouraged to plant additional tree species on-site. 

 
4. The plan has proposed the impact to no regulated trees on-site. A Woodland Use Permit is required 

to perform construction on any site containing regulated woodlands. Because less than three regulated 
trees are proposed for removal, Planning Commission Approval is not required. 

 
5. Woodland Replacement. Based on a review of the plan and existing conditions on-site, a replacement 

plan and cost estimate for the tree replacement will not be necessary prior to final site plan approval by 
the City.  
 

6. Critical root zone. Accurate critical root zones must be depicted on the site plan for all regulated trees 
within 50 feet of the proposed grading or construction activities. Section 37-2 defines a critical root zone 
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as a circular area around a tree with a radius measured to the tree’s longest dripline radius plus one 
foot. Because regulated trees are not within 50 feet of proposed grading activities – critical root zones 
are not required to be displayed. However, pursuant to Part 1, Item 10(h)(2)(d) of the City of Novi 
Landscape Design Manual, all trees with a DBH of eight inches or larger within 50 feet of construction 
shall also be included in the tree survey. For additional information – please review the Landscape 
Review. 
 

7. A woodland fence guarantee will not be required for this project. 
 

8. If tree replacements are planted on-site, the Applicant may be required to provide 
preservation/conservation easements as directed by the City of Novi Community Development 
Department for any areas of woodland replacement trees. The applicant shall demonstrate that all 
proposed woodland replacement trees and existing regulated woodland trees to remain will be 
guaranteed to be preserved as planted with a conservation easement or landscape easement to be 
granted to the city. This language shall be submitted to the City Attorney for review. The executed 
easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi 
Woodland permit. Any associated easement boundaries shall be indicated on the Plan. 

 
- Although no tree replacements are required on-site, it is recommended that remaining shrub and tree 

covered areas (identified on Figure 1) be preserved in a conservation easement for both woodlands 
and wetlands. If feasible, this will allow for the permanent shade cover of Bishop Creek (reducing water 
temperature) and continued growth of trees in this area. This may or may not benefit the proposed 
development in the form of additional future visual and sound screening between the existing 12 Oaks 
Mall and the proposed development. 
 

Should you have any questions or concerns with this review, please contact me via email at 
jason.demoss@merjent.com or via phone at (619) 944-3835.  

Sincerely, 

Merjent, Inc. 

 

 

Jason DeMoss, PWS 
Environmental Consultant 
 

Enclosures:  

Figure 1 – City of Novi Woodlands Map 
Figure 2 – City of Novi Wetlands Map 
Attachment A – Site Photographs 
 
CC:  
Stacey Choi, City of Novi, schoi@cityofnovi.org  
Rick Meader, City of Novi, rmeader@cityofnovi.org 
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org 
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Matt Pudlo, Merjent, matt.pudlo@merjent.com 
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Figure 1. City of Novi Regulated Woodlands Map 
Approximate Site boundary is shown in Red. 

(Approximate) Regulated Woodland areas are shown in Green.  
Proposed approximate Future conservation easement is in yellow (does not include the recommended 

additional wetland conservation/enhancement area on-site). 

Page 8



 
 

 

 

Figure 1. 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 

Page 10



City of Novi 12 Mile Townes  

 
 

Overview of trees adjacent to Bishop Creek, with cottonwood and black locust trees being present 
 

 
 

Overview of a dominance of buckthorn shrubs 
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City of Novi 12 Mile Townes  

 
 

Overview of eastern trees (east of site boundary) 
 

 
 

Overview of proposed western development area, showing large openings between trees 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Humna Anjum, Diana Shanahan, Dan 
Commer, Stacey Choi, Milad Alesmail 
 

  AECOM 
39575 Lewis Dr, Ste. 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP23-05 – 12 Mile Road Townes Revised 
Preliminary Traffic Review  
 
From: 
AECOM 
 
Date: 
April 25, 2025 

  
 

 

Memo 
Subject: JSP23-05 – 12 Mile Road Townes Revised Preliminary Traffic Review  
 
The revised preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval for the 
applicant to move forward as long as the comments below are addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Sieber Keast Lehner, is proposing 20 buildings consisting of 125 units. Traffic Impact study considered 

127 units.  
2. The development is located on the south side of 12 Mile Road and the east and west sides of 12 Oaks Mall Road. 12 

Mile Road is under the jurisdiction of the Road Commission for Oakland County. 12 Oaks Mall Road is a private street.  
3. The site is zoned RC (Regional Center). 
4. The following traffic related deviation is being requested by the applicant: 

a. Parking along major drives.  

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

 
ITE Code: 215 – Single Family Attached Housing 
Development-specific Quantity: 125 Units / 127 Units per Traffic Impact Study 
Zoning Change: N/A 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 60 45 100 No 
PM Peak-Hour Trips 72 42 100 No 

Daily (One-Directional) Trips 917 N/A 750 Yes 
 

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



Memo 
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Trip Impact Study Recommendation 

Type of Study: Justification 

None 

The applicant previously submitted a Traffic Impact Study (TIS) dated February 
12 that was reviewed under a separate letter.  

 
For Median opening comment within TIS, the applicant added a 4-way stop at 

this location and noted they have coordinated with mall property owner. 
 

 

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 

 
EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.3 25’ and existing  Met  
2 Driveway Width | O Figure IX.3 28’ major drive 

and 24’ 
secondary road 

Met  

3 Driveway Taper | O Figure IX.11    
3a Taper length 100’ exit and 

entrance taper 
Met  

3b Tangent 50’ Met  
4 Emergency Access | O 11-194.a.19 Only 1 access 

point on west 
side 
development, 2 
access points 
on east side 
development 

Met Secondary access point is 
not required per Fire 
review.  

5 Driveway sight distance | O Figure 
VIII-E 

550’+ Met  

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d 419’ Met  
6b Opposite side | O 11.216.d.1.e - N/A  

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
7 External coordination (Road agency) RCOC Met The applicant indicated 

RCOC coordination will be 
completed for entrance 
along 12 Mile Road.  

8 External Sidewalk | Master Plan & 
EDM 

5’ proposed 
sidewalk along 
12 Oaks Mall 
Rd tying into 
existing 
sidewalk along 
12 Mile Road 

Met  

9 Sidewalk Ramps | EDM 7.4 & R-28-K Not indicated Not Met Label proposed ramps at 
the 12 Mile Road 
entrance. Update the R-
28-I detail in the plans to 
the latest R-28-K detail.  

10 Any Other Comments: 
 

The applicant added a 4-way stop at this location and noted they 
have coordinated with mall property owner. 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 - N/A  
12 Trash receptacle | ZO 5.4.4 Indicated Met The applicant indicated 

collection will be managed 
through a waste service 
with scheduled pick-ups at 
each unit.  

13 Emergency Vehicle Access Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 - N/A  
15 End islands | ZO 5.3.12    
15a Adjacent to a travel way Proposed, not 

dimensioned 
Partially Met Dimension proposed 

radius at either side of 
guest parking rows.  

15b Internal to parking bays - N/A  
16 Parking spaces | ZO 5.2.12 10 spaces in 

addition to 
parking at each 
unit 

 See Planning review letter. 
The applicant is 
requesting a deviation 
for parking along a major 
drive. 

17 Adjacent parking spaces | ZO 
5.5.3.C.ii.p 

<15 spaces 
without an 
island 

Met  

18 Parking space length | ZO 5.3.2 17’ and 25’ Met 17’ in front of 7’ sidewalk.  
19 Parking space Width | ZO 5.3.2 9’  Met  

https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
20 Parking space front curb height | ZO 

5.3.2 
Not indicated Inconclusive 4” required in front of 17’ 

parking spaces, 6” 
everywhere else. The 
applicant noted to see 
detail but no detail is 
provided.  

21 Accessible parking – number | ADA 2 required, 2 
proposed 

Met  

22 Accessible parking – size | ADA 9’ with 8’ aisle 
or 9’ aisle 

Met  

23 Number of Van-accessible space | 
ADA 

1 required, 1 
proposed at 
each site 

Met  

24 Bicycle parking    
24a Requirement | ZO 5.16.1 25 required, 26 

proposed 
Met 6 covered spaces.  

24b Location | ZO 5.16.1 3 locations Met  
24c Clear path from Street | ZO 5.16.1 6’ Met  
24d Height of rack | ZO 5.16.5.B 3’ Met  
24e Other (Covered / Layout) | ZO 5.16.1, 

Text Amendment 18.301  
Provided Partially Met Refer to the latest layout 

requirements per Text 
Amendment 18.301 and 
update detail on sheet 
C8. 

25 Sidewalk – min 5’ wide | Master Plan 6’ and 8’ in 
front of parking 

Met Revise note 4 on sheet 
C8 from 5’ to 6’.  

26 Sidewalk ramps | EDM 7.4 & R-28-K Indicated Partially Met Update the R-28-I detail 
in the plans to the latest 
R-28-K detail. 

27 Sidewalk – distance back of curb | 
EDM 7.4  

Dimensioned Met  

28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G - N/A  
30 Turnaround | ZO 5.10 Dimensioned Met  
31 Any Other Comments: 

 
 

 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Partially 

provided 
Partially Met Include sign sizes for R1-

1 and W14-2 signs. 
33 Signing table: quantities and sizes Table 

provided 
Met   

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

Included Met  

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or 
greater U-channel post | MMUTCD 

Included Met  

36 Sign bottom height of 7’ from final grade 
| MMUTCD 

Included Met  

https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
37 Signing shall be placed 2’ from the face 

of the curb or edge of the nearest 
sidewalk to the near edge of the sign | 
MMUTCD 

Included Met  

38 FHWA Standard Alphabet series used 
for all sign language | MMUTCD 

Included Met  

39 High-Intensity Prismatic (HIP) sheeting 
to meet FHWA retro-reflectivity | 
MMUTCD 

Included Met  

40 Parking space striping notes Provided Met  
41 The international symbol for 

accessibility pavement markings | ADA 
Provided Met  

42 Crosswalk pavement marking detail Provided Met  
43 Any Other Comments: 

 
No parking signs along roadways where parking will be 
prohibited have been added.  

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi 
to ensure referring to the latest standards and Ordinances in its entirety.  

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

Sincerely,  

AECOM 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah 
Project Manager 

 

https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Diana Shanahan, Dan Commer, 
Humna Anjum  

  AECOM 
39575 Lewis Drive Suite 400 
Novi, MI 48377 
USA 
aecom.com 
 
Project name: 
12-Mile Townes, Multi-Family 
Development TIS Traffic Review  
From: 
AECOM 
 
Date: 
March 17, 2025 

  
 

 

Memo 
Subject: 12 Mile Townes, Multi-Family Development TIS Review 
 
The Traffic Impact Study was reviewed to the level of detail provided and AECOM recommends approval with conditions, 
as indicated, of the Traffic Impact Study; the applicant should review the comments provided below and provide a revised 
study to the City.  

GENERAL COMMENTS 
1. The memo will provide comments on a section-by-section basis following the format of the submitted report. 
2. The project is located on the south side of Twelve Mile Road, between Novi Road and Meadowbrook Road. 
3. The project includes 127 dwelling units of Town Homes.  

BACKGROUND  
1. The following roadways were included in the study: 

a. Twelve Mile Road: East/West, 45 mph, 4 lanes divided 
b. Novi Road: North/South, 45 mph, 7 lanes with two-way left-turn lane (TWLTL) south of 12 Mile and 5 lanes 

with TWLTL north of 12 Mile. 
c. 12 Oaks Mall Road: Private Road, North/South, 25 mph, 4 lanes. 
d. The intersections at the crossovers from just west of Novi Road to just east of the site driveway were 

included in the study. 
2. Turning movement counts were taken on Wednesday, January 15, 2025.  

a. AM peak hour was identified as 8:00 AM to 9:00 AM and the PM peak hour was identified as 4:45 PM to 
5:45 PM 

EXISTING CONDITIONS 
1. Overall Level of Service (LOS) at the major road intersections is LOS B or better. 

a. All individual movements are LOS D or better. 
2. Minor queues were observed in the SimTraffic for peak 15-minute periods, but the queues quickly dissipated. 
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BACKGROUND CONDITIONS 2026 
1. A conservative 0.5% annual growth rate was used to determine the 2026 build year data, based on the SEMCOG 

population and employment forecasts. 
2. No background developments were identified within the vicinity of the project site. 
3. Overall operations at the intersections are not expected to change significantly, however, the LOS of the intersection 

at Twelve Mile Road and Novi Road is anticipated to change from B to C for the  AM and PM peak period 
a. A change of 1.4 seconds per vehicle in overall intersection delay during the AM peak hour 
b. a change of 1.0 seconds per vehicle in overall intersection delay during the PM peak hour 

SITE TRIP GENERATION 
1. ITE Trip Generation Manual, 11th Edition was utilized to calculate the trip generation. Land Use Code 215 Single-

Family Attached Housing fitted curve was used. 
a. 917 trips daily 
b. 60 trips in the AM peak hour (15 In and 45 Out) 
c. 72 trips in the PM peak hour (43 In and 29 Out) 

SITE TRAFFIC ASSIGNMENT 
1. Adjacent street volumes were used to calculate site trip distribution. 

a. The largest portion of the traffic is assumed to be coming from/going to the east on Twelve Mile Road. 

FUTURE CONDITIONS 
1. Operations at the signalized intersections are not expected to be impacted greatly. 

a. The overall LOS of the intersections has not changed, SBT at 12 Mile Road and 12 Oaks Mall Road 
changed from LOS C to D during the AM peak hour.  

2. The site driveways are expected to operate at LOS A during the AM peak period and LOS B during the PM peak 
period. 

ACCESS MANAGEMENT 
1. Due to the volume of traffic on Twelve Mile Road, a right turn taper is warranted at the North Site Drive. 
2. Driveway spacing is about 400 ft to 12 Oaks Mall Road and 190 ft to the EB to WB Crossover. 
3. Table 8 suggests a maximum queue length of 41 feet and available storage of 450 feet and 350 feet for 

Southbound and Northbound on S. Site Drive at 12 Oaks Mall Road respectively. However, the review could 
not verify the storage in any of the drawings or the TIS report. Through lanes cannot be considered as 
storage, moreover, a stopped vehicle on a left/inside through lane is a significant safety concern.  

a. Condition: TIS preparer to submit the details of S Site Drive gapped out median, sight distance, and 
storage lengths. 
 

CONCLUSIONS 
1. The intersections all currently operate at LOS D or higher. 
2. The system is expected to operate at LOS D or better in 2026 with background traffic growth 
3. The proposed development is not expected to cause any significant congestion, with all intersections operating at 

LOS D or better. 
4. A right turn taper is warranted at the Twelve Mile Road at North Site Drive. 
5. TIS preparer to submit the details of S Site Drive gapped out median, sight distance, and storage lengths. 
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Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

Sincerely,  

AECOM 
 

 
 

Carlie delaPaz 
Traffic Engineer 

Saumil Shah 
Project Manager 

Sarah Binkowski, PE, PTOE 
Michigan Traffic Engineering Manager 

 



 

FAÇADE REVIEW 

 

  



March 12, 2025 

City of Novi Planning Department 
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 

Attn:  Ms. Barb McBeth – Director of Community Development 

Re:  FACADE ORDINANCE REVIEW – Façade Ordinance, Preliminary Site 
Plan  
12 Mile Townes, JSP25-03 

Façade Region: 1, Zoning District: RC/RM-1 

Dear Ms. McBeth: 
This Facade Review is based on the drawings prepared by Pulte Homes, plot stamp 
dated 9/22/22. The sample board required by Section 5.15.4.D of the Façade 
Ordinance has not been provided at the time of this review. The Town Center 
Ordinance Sections 5.15 and 3.27.G are applicable to this project. The percentages 
of materials proposed are as shown in the table below. The maximum (and 
minimum) percentages of materials required by the Ordinances are shown in the 
right-hand columns. Materials that are in non-compliance are highlighted in bold.  

High Visibility Buildings Front Rear
Right 

Side

Left 

Side

Ordinance 5.15 Maximum 

(Minimum)

Brick 38% 25% 45% 45% 100% (30%)
Stone 22% 0% 0% 0% 50%
Asphalt Shingles 20% 20% 6% 6% 50%
Horizontal Cement Filer Siding 0% 50% 24% 24% 50% (Footnote 10)
Vertical Cement Fiber Siding 5% 0% 0% 0% 25%
Shake Cement Fiber Siding 6% 0% 20% 20% 25%
Standing Seam Metal Roof 1% 0% 0% 0% 25%
Trim 8% 5% 5% 5% 15%

High Visibility Buildings - As shown above, the minimum amount of Brick is not 
provided on the rear facades (25% vs. 30%). The underage of 5% represents a minor 
deviation that is not detrimental to the aesthetic quality of the building. A Section 
9 Waiver is therefore recommended for the underage of Brick on the rear facades 
of the High Visibility Buildings.   

Page 1 of 2 

Façade Review Status:   

Approved - Section 9 Waiver Recommended for 

minor underage of Brick.   
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Standard Visibility Buildings Front Rear
Right 

Side

Left 

Side

Ordinance 5.15 Maximum 

(Minimum)

Brick 23% 25% 28% 28% 100% (30%)
Stone 19% 0% 0% 0% 50%
Asphalt Shingles 20% 20% 6% 6% 50%
Horizontal Cement Filer Siding 0% 50% 45% 45% 50% (Footnote 10)
Vertical Cement Fiber Siding 20% 0% 0% 0% 25%
Shake Cement Fiber Siding 9% 0% 20% 20% 25%
Standing Seam Metal Roof 1% 0% 0% 0% 25%
Trim 6% 5% 1% 1% 15%  
 
Standard Visibility Buildings - As shown above, the minimum amount of Brick is 
not provided on all facades. In this case the deviation is relatively small and is not 
detrimental to the aesthetic quality of the building. We recommend that a  Section 9 
Waiver for the underage of Brick is justified based on the reduced level of visibility 
of the buildings.    
 
The applicant should clarify which building are High and Standard Visibility. We 
recommend that Buildings 1, 8, 10, 14, 15, 16, 17 & 18 be considered High 
Visibility, at a minimum.  
 
 
Sincerely, 
DRN & Associates, Architects PC 
 
 
 
Douglas R. Necci, AIA 



 

FIRE REVIEW 

 

  



 
 
 
 

 
 
February 27, 2025 

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Dan Commer – Plan Review Center 
       Diana Shanahan – Plan Review Center 
       Stacey Choi – Planning Assistant 
        
RE: 12 Mile Road Townes 
 
PreApp24-16 
PSP# 25-0005 
 
Project Description:  
                   Build 20 multi-tenant structures off Twelve Mile east of Novi Rd. 
 
Comments: 

• All fire hydrants MUST be installed and operational prior to 
any combustible material is brought on site. IFC 2015 3312.1 

• Corrected 2-27-25 KSP-For new buildings and existing 
buildings, you MUST comply with the International Fire Code 
Section 510 for Emergency Radio Coverage. This shall be 
completed by the time the final inspection of the fire alarm 
and fire suppression p All fire apparatus access roads 
(public and private) with a dead-end drive in excess of one 
hundred fifty (150) feet shall be designed with a turn-
around designed in accordance with Figure VIII-I or a cul-
de-sac designed in accordance with Figure VIII-F. (D.C.S. 
Sec 11-194 (a)(20)) 

• The minimum width of a posted fire lane is 20 feet.  The 
minimum height of a posted fire lane is 14 feet.  (D.C.S Sec. 
158-99(a).) 

• Fire lanes will be designated by the Fire Chief or his 
designee when it is deemed necessary and shall comply 
with the Fire Prevention Ordinances adopted by the City of 
Novi.  The location of all “fire lane – no parking” signs are to 
be shown on the site plans.  (Fire Prevention Ord.) 

• The ability to serve at least two thousand (2,000) gallons per 
minute in single-family detached residential; three 
thousand (3,000) gallons per school areas; and at least four 
thousand (4,000) gallons per minute in office, industrial and 
shopping centers is essential. 

                (D.C.S. Sec.11-68(a)) 
• Water mains greater than 25’, shall be at least 8” in 

diameter. Shall be put on plans for review. (D.S.C. Sec.11-
68(C)(1)(c) 

• Fire hydrant spacing shall be measured as “hose laying 
distance” from fire apparatus.  Hose laying distance is the 
distance the fire apparatus travels along improved access 
routes between hydrants or from a hydrant to a structure. 

CITY COUNCIL 
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Mayor Pro Tem 
Laura Marie Casey 
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Brian Smith 
 
Ericka Thomas 
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City Manager 
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Assistant Fire Chief 
Todd Seog 
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248.347.0590 fax 
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• Hydrants shall be spaced approximately three hundred 
(300) feet apart online in commercial, industrial, and 
multiple-residential areas. In cases where the buildings 
within developments are fully fire suppressed, hydrants shall 
be no more than five hundred (500) feet apart. The spacing 
of hydrants around commercial and/or industrial 
developments shall be considered as individual cases 
where special circumstances exist upon consultation with 
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c) 

• No part of a commercial, industrial, or multiple residential 
area shall be more than 300 feet from a hydrant.  (D.C.S. 
Sec. 11-68 (f)(1)c.1) 

• For interior fire protection systems a separate fire protection 
line shall be provided in addition to a domestic service for 
each building. Individual shutoff valves for interior fire 
protection shall be by post indicator valve (P.I.V.) or by 
valve in well and shall be provided within a public water 
main easement. (D.C.S. Sec.11-68(a)(9)) 

• Fire department connections shall be located on the street 
side of buildings, fully visible and recognizable from the 
street or nearest point of fire department vehicle access or 
as otherwise approved by the code official. (International 
Fire Code 912.2.1) 

• Proximity to hydrant: In any building or structure required to 
be equipped with a fire department connection, the 
connection shall be located within one hundred (100) feet 
of a fire hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3) 

• A hazardous chemical survey is required to be submitted to 
the Planning & Community Development Department for 
distribution to the Fire Department at the time any 
Preliminary Site Plan is submitted for review and approval.  
Definitions of chemical types can be obtained from the Fire 
Department at (248) 735-5674.   
 

 
Recommendation:  
                        Approved with Conditions      
 
Sincerely, 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
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Jason M. Emerine, PE 
Robert J. Emerine, PE 
Robert R. Drouillard, PS 

Clinton Township Office 
17001 Nineteen Mile Road, Suite 3 

Clinton Township, MI 48038 
586.412.7050 

Farmington Hills Office 
39205 Country Club Drive, Suite C8 

Farmington Hills, MI 48331 
248.308.3331 

 

 

June 27, 2025 
 
City of Novi 
45175 Ten Mile Road 
Novi, Michigan 48375 
 
Attention: Lindsay Bell, Senior Planner 
 
Regarding: JSP25-0003 
  12 Mile Road Townes 
 
Please find below a detailed response to the Comprehensive Review packet that was received by Seiber Keast 
Lehner for the 12 Mile Road Townes Project. The responses have been addressed according to the specific 
review letters received. 
 
Planning Review - Dated June 9, 2025 
 
ORDINANCE REQUIREMENTS 
 1. A Street and Project Naming application will be submitted. 
 3. We will add a pedestrian crossing at the intersection of Bishop Drive and Twelve Oaks Mall 

road. 
 5. The Photometric plans will be updated with our next submittal. 
 6. Singh Development will supply documentation as to the private agreements for the 86-

foot wide easement for ingress/egress. 
  
Planning Review Chart: 
 

 The 150-foot setback from the Waltonwood buildings to the south will be addressed through 
Singh Development and the City. 

 
Deviations 

a. Building Orientation (Sec. 3.8.2.D) 
REQUIREMENT: 

i. Where any multiple dwelling structure and/or accessory structure is located 
along an outer perimeter property line adjacent to another residential or 
nonresidential district, said structure shall be oriented at a minimum angle of 
forty-five (45) degrees to said property line.  

 
We are requesting a deviation because the buildings are not designed to be 
constructed at a 45-degree angle to the property line, and reorienting them would 
significantly impact the site layout and building functionality. 
 
DEVIATION REQUEST: 

i. Requested deviation for buildings not to be configured at 45 degrees 
b. Setbacks (Sec. 3.31.7.D) 

REQUIREMENT 
i. Front Yard Setback – 50 feet 
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ii. Side Yard Setback(s) - 35 feet (2) (total of two 70 ft.) 
 

We are requesting deviations from the building setback requirements as outlined 
below. The current setbacks are more aligned with a traditional “suburban” 
development pattern, whereas this location—along with recent text amendments to 
the Zoning Ordinance that promote greater density—supports a more urban 
development approach consistent with the intent of the PD-2 Overlay. We are 
preserving the existing 30-foot greenbelt along the eastern boundary of the east 
parcel, and the proposed front yard setback deviations will contribute to a more 
defined and engaging streetscape. 
 
DEVIATION REQUEST 

i. Front Yard Setback – Reduce the setback from 50 feet to 20 feet along 12 
Mile Road. 

ii. Front Yard Setback – Reduce the setback from 50 feet to 30 feet along 12 
Oaks Road & Huron Circle. 

iii. Side Yard Setback(s) - Reduce the setback from 35 feet to 20 feet along the 
easterly boundary of the east parcel. 

 
c. Parking along Major Drives (Sec. 5.10.1.B) 

REQUIREMENT: 
i. Parking lots shall be setback a minimum of ten (10) feet from a major and 

minor drives and twenty (20) feet from any property line, unless a greater 
distance is specified for non-residential and multiple-family uses elsewhere in 
this Ordinance. Angled and perpendicular parking spaces may be accessed 
directly from a minor drive or parking lot aisle, but not from a major drive 

 
We seek a deviation to allow perpendicular parking on a major drive on the west 
side of the site. We are requesting a deviation from this ordinance because the only 
thoroughfare proposed is a major drive. 

 
 

DEVIATION REQUEST: 
i. Requested deviation is to have perpendicular parking on a major drive. 

 
d. Distance between Buildings (Sec. 3.8.2.H) 

REQUIREMENT: 
i. In all RM-1 and RM-2 districts, the minimum distance between any two (2) 

buildings shall be regulated according to the length and height of such 
buildings, and in no instance shall this distance be less than thirty (30) feet 
unless there is a corner-to-corner relationship in which case the minimum 
distance shall be fifteen (15)feet. 

 
We are seeking a deviation to allow a 20-foot separation between buildings because 
the proposed layout is designed to optimize site planning while maintaining 
adequate open space and circulation. 

 
DEVIATION REQUEST: 

i. Requested deviation is to provide 20 feet between buildings. 
 

e. Landscape Deviations (Sec. 5.5.3) 
REQUIREMENT: 

i. Screening wall or berm along the west and east sides of the site 
ii. Street trees and greenbelt trees along 12 Mile Road frontage 
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iii. Street trees along Twelve Oaks Mall Drive 
 
We are requesting a deviation from the screening wall or berm requirement on the 
west side of the property to preserve the natural conditions as no development is 
proposed in the adjacent area, and the existing vegetation is proposed to remain. 
We are requesting a deviation from the street trees and greenbelt requirement along 
the 616 LF of 12 Mile Road frontage for the same reasons. On the eastern property 
line, we are proposing an opaque fence. 
 
We are requesting a deviation from the street tree requirement on Twelve 
Oaks Drive north of the western units due to utility conflicts. We are requesting a 
deviation from street trees along Twelve Oaks Mall Drive north of entries due to lack 
of space between the sidewalks and curb. 

 
DEVIATION REQUEST: 

i. No screening wall or berm along the west side of the site 
ii. An opaque fence in lieu of a screening wall or berm along the east side of 

the site 
iii. No street trees or greenbelt trees along the western 616 LF of 12 Mile Road 

frontage 
iv. No street trees along Twelve Oaks Mall Drive north of the western units 

 
f. Façade Deviation (Sec. 5.15) 

REQUIREMENT: 
i. Minimum of 30% brick 

 
We are requesting a deviation from the required brick percentage in order to 
maintain the intended architectural style of the buildings. The proposed variation is 
minimal and does not compromise the overall aesthetic quality or visual appeal of 
the design. 

 
DEVIATION REQUEST: 

i. 25% brick on the rear facades of the high-visibility buildings 
ii. 23-28% brick on all facades of the standard visibility buildings 

 
 
Engineering Review - Dated June 5, 2025 
 
Recommends approval 
 
Landscape Review - Dated April 11, 2025 
 
See attached Response Letter from Allen Design 
 
Wetland Review - Dated April 25, 2025 
 
See attached Response Letter from Allen Design 
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Traffic Review - Dated April 25th 2025 
 
Recommends approval 
 
9. We have labeled the proposed ramps at 12 Mile Road entrance and added R-28-I detail. 
15a. 3-foot radius is now provided at guest parking and labeled. 
20. All proposed thickened edge walk is 4” at parking spaces see detail. 
25. We revised note 4 on sheet C8 from 5’ to 6’. 
26.         We updated the R-28-I details. 
32. Sign sizes for R1-1 & W14-2 have been added to the plans. 
 

 
 
 
 
Sincerely, 
Seiber Keast Lehner, Inc. 
 
 

 
 
 
Jason A. Rickard, PE 



 

 
 
April 3, 2025 
 
Mr. Rick Meader, Landscape Architect 
City of Novi Community Development 
45175 West 10 Mile 
Novi, MI 48375 
 
RE: Twelve Mile Townes 
 
Dear Mr. Meader: 
 
Below are our responses to your review dated February 26, 2025. 
 
Landscape Comments: 

• Existing plant material.  Tree sizes are shown on the tree chart.  Tag numbers and 
removals as shown on Sheet C5.  All off-site trees 8”+ are shown on the tree plan.  This 
is the same plan that was originally approved with the Griffin project.  The woodland note 
showing a tree fund donation has been removed since the required trees are provided on-
site.  Wetland impacts are provided.  The wetland buffers are shown on the plans. 

• Existing and proposed utilities.  The sanitary sewer has been relocated under the street 
to eliminate the planting conflict.  A typical street with utility detail is provided on L-3. 

• Proposed topography.  Proposed grading and top and bottom of walls are provided on the 
engineering plans. 

• Clear zones. The clear zones along Twelve Oaks Mall Road have been revised as 
suggested.  Interior clear zones are provided.  The clear zone at Twelve Oaks Mall Road 
and Circle is provided. 

• Berm requirements. A 6’ fence is provided along the east property line.  A detail is provided 
on the engineering plans. 

• Canopy trees between sidewalk and curb.  Greenbelt trees have been shifted to be in front 
of Building 1. 

• Foundation landscaping.  Additional foundation landscaping has been added to the 
building sides to make for the shortage. 

• Snow deposit.  Snow deposit will be along the streets within the curb lawn.  Any damaged 
trees will be replaced as needed. 

• Botanical and common names.  The crab apple quantity has been reduced to 92 trees.   
 
Merjent Comment: 

• Wetland A.  The phragmites removal program has been extended from three years to five 
years. 

 
 
 



Twelve Mile Townes 
April 3, 2025 

If you have any questions or comments regarding this response, please contact me at your 
convenience. 
 
Sincerely, 
 
 
 
James C. Allen 
Allen Design L.L.C. 
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