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JSP25-0012 NOVI ACRES  
Public hearing at the request of Cypress Partners, LLC for recommendation to the City 
Council for Amendment of the Consent Judgment that governs development of the 
property.  The applicant is proposing a 61-unit multi-family residential development, a 
standalone retail building, and associated parking.  
 
Required Action 
Recommend approval/denial of the Preliminary Site Plan and Amendment to the Consent 
Judgment to the City Council. 
 

REVIEW RESULT DATE COMMENTS 

Planning Approval 
recommended 9/8/26 

Deviations required:  
• Minimum lot area deficient for B-2 District 

(Supported given the location within 
surrounding commercial uses) 

• Total number of rooms exceeded 
(Supported as adequate buffers and 
appropriate open space for intended users 
are met) 

• Buildings not oriented 45 degrees to 
property lines (Supported due to buildable 
area available) 

• Reduction in front yard pavement setbacks 
(Supported due to unique site orientation) 

• Lack of 5-foot sidewalk along one side of 
access drives (Supported due to site 
constraints) 

• Minimum distance between buildings 
deficient (Supported as mixed-use context is 
consistent with urban-style development) 

• A deviation may be needed to allow an 
overage in light level ratio in the retail area. 
Additional information is required. 

• Items to be addressed in the Final Site Plan 
submittal 

Engineering Approval 
recommended 3/11/26 • Items to be addressed in the Final Site Plan 

submittal 

Landscaping Approval not 
recommended 9/3/26 

Deviations required: 
• Residential buffer An 8-foot pre-cast wall 

with evergreens is proposed instead of a 6–
8-foot berm (Supported due to site size) 

• Deficient foundation landscaping for 
buildings 1,4,7, & 8 (Not supported) 



• Lack of parking lot landscaping (Supported 
due to proximity to utilities) 

Traffic Approval 
recommended 3/10/26 • Items to be addressed in the Final Site Plan 

submittal 

Wetland Approval 
recommended 6/2/25 • Items to be addressed in the Final Site Plan 

submittal 

Woodland N/A N/A • No impacts to woodlands are proposed 

Façade Approval 
recommended  3/3/26 • Meets Façade Ordinance standards 

Fire Approved with 
conditions 5/23/25 • Items to be addressed in the Final Site Plan 

submittal 



Motion Sheet 
 
 
Recommend Approval – Amendment of Consent Judgment and Preliminary Site Plan  
In the matter of JSP25-0012 NOVI ACRES, motion to recommend approval of the proposed 
Amendment to the Consent Judgment and Preliminary Site Plan based on the following 
findings, deviations, and conditions:  
 

1. The proposed amendment to the Consent Judgment will replace 100,000 square 
feet of retail development potential with 61 residential units and a standalone 
retail building. [The estimated number of daily vehicle trips is 970 for the 61 
multiple family units and standalone retail building, which is significantly less than 
the estimated number of trips for a retail use (shopping plaza: 9,109 daily trips; 
Supermarket: 8,878 daily trips). Therefore, the proposed change will have less 
impact on the road network compared to the use permitted by the current 
Consent Judgment.]  

 
2. The proposed buildings are buffered by landscaping and preserved wetland 

areas on the east and south, and set back from Wixom Road on the east. 
Additional screening and landscaping has been proposed to improve the buffer 
to the north. 
 

3. The proposed development could help provide for missing middle housing needs 
that are walkable to the commercial areas and the Grand River corridor, as 
recommended in the Master Plan.  
 

4. As a redevelopment of a previously disturbed infill site, the project avoids 
significant wetland and woodland impacts. The project is able to take 
advantage of the existing utilities and road infrastructure instead of building new 
facilities, which is less impactful to the environment.   

 
5. Per Sec. 3.8.3, the Planning Commission finds that a proper relationship exists 

between local streets and any proposed service roads, driveways and parking 
areas to encourage pedestrian and vehicular traffic safety. 
 

6. The proposed Preliminary Site Plan would require the following amendments to 
current conditions of the Consent Judgment: 
 
a. Gross Building Area – Retail (Item 12, A, Consent Judgment): Per the Consent 

Judgment, Retail “B,” which is to be located on the subject property, shall not 
exceed 100,000 square feet in total square footage. The proposed 
development would allow a 61-unit multi-family residential development on 
7.17 acres and a 6,529-square-foot standalone retail building.  
 

b. Uses Permitted (Item 12, B, Consent Judgment): Per the Consent Judgment, 
Retail “A,” “B” and “C” shall conform to the uses permitted in the B-2 zoning 
district as described in the City of Novi Zoning Ordinance. The applicant is 
requesting to modify the Consent Judgment to permit multi-family use on the 
subject parcel. As such, the project has been reviewed against the RM-2 District 
standards to apply appropriate requirements. 
 

c. Parking (Item 12, E, Consent Judgment): Per the Consent Judgment, a total of 
1,725 parking spaces shall be provided between Retail A, B, and C. A revised 



total of 1,470 spaces are proposed for Retail A and C, and the proposed retail 
building and residential use.   

 
7. The proposed Preliminary Site Plan will require deviations for the following:   

 
a. Deviation from Sec. 3.1.11.D to allow a commercial development parcel that 

does not meet the minimum required acreage in the B-2 District (2 acres 
required, 1.54 acres proposed); 
 

b. Deviation from Sec. 3.8.1.A to allow increase in room count based on RM-2 
standards for 3-story building (157 maximum allowed, 244 proposed); 

 
c. Deviation from Sec. 3.8.2.D to allow the buildings to not be oriented 45 

degrees to the property lines, due to the available area for construction and 
constraints of the property; 

 
d. Deviation from Sec. 3.8.2.E for exceeding the maximum amount of permissible 

pavement area in front yard for residential (30% maximum permitted, 36% 
proposed); 

 
e. Deviation from Sec. 3.8.2.G to allow sidewalk only on one side of the drive 

(both sides required) because the lot configuration does not include the 
opposite side of the drive;  

 
f. Deviation from Sec. 3.8.2.H to allow a lesser distance between residential 

buildings (84 and 61 ft minimum required, 30 ft minimum proposed), as the 
tighter configuration allows greater open space on the constrained site; 

 
g. Deviation from Sec. 5.7.3.1 to allow an overage in the ratio of average to 

minimum light level in the retail portion of the site (4:1 maximum permitted, 
4.74:1 proposed for retail); 

 
h. Landscape deviation from Sec. 5.5.3.B.ii and iii for an 8-foot-tall pre-cast wall 

with evergreen trees is proposed in lieu of a 6–8-foot berm between the 
proposed development and the abutting Sam’s Club commercial use; 

 
i. Landscape deviation from Sec. 5.5.3.F.iii for deficient foundation landscaping 

of frontages facing interior drives on buildings 1, 4, 7, & 8 (35% required, 12-
13% proposed); 

 
j. Landscape deviation from Sec. 5.5.3.C for not meeting the minimum 

requirements for parking lot landscaping in the proposed retail area; 
 

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

 
l. (additional comments here if any) 
 

 
(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.) 



 
-OR- 
 
Recommend Denial – Amendment of Consent Judgment and Preliminary Site Plan  
In the matter of JSP25-0012 NOVI ACRES, motion to recommend denial of the proposed 
Amendment to the Consent Judgment and Preliminary Site Plan for the following reasons:  
 

1. The proposed use is not consistent with the City’s Master Plan for Land Use and the 
Consent Judgment for the property. 

2. The proposed development is not consistent with the requirements of the Zoning 
Ordinance for multiple-family developments as evident by the number of 
deviations and variances indicated in the staff and consultant’s review letters. 

3. Future residents would not be adequately buffered from adjacent commercial 
uses. The proposed use is generally inconsistent with existing surrounding 
development in terms of building relationships, access, and parking locations.  

4. (Add any additional reasons…) 
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SITE PLAN AND BUILDING ELEVATIONS 
 

Full set available for review in the 
Community Development Department 
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PRELIMINARY SITE PLANS

CITY OF NOVI, OAKLAND COUNTY, MICHIGAN
WIXOM ROAD BETWEEN GRAND RIVER AVENUE AND 11 MILE ROAD
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OWNER/APPLICANT/DEVELOPER

MF NOVI, LLC.
280 WEST MAPLE ROAD, SUITE 230
BIRMINGHAM, MI 48009
CONTACT: MICHAEL PARKS
PHONE: 248.540.9300 EXT 10
EMAIL: MPARKS@CYPRESSMI.COM

DESIGN TEAM

ARCHITECT

KRIEGER KLATT ARCHITECTS
2120 EAST 11 MILE ROAD
ROYAL OAK, MI 48067
CONTACT: BRODRICK BROZOWSKI
PHONE: 248.414.9270 EXT. 124
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DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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LAW

CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING DESIGNATION REMARKS

CONIFEROUS TREES
JE8 6 JUNIPERUS VIRGINIANA EASTERN REDCEDAR 8` HT. B&B PER PLAN NATIVE
PGD8 7 PICEA GLAUCA 'DENSATA' BLACK HILLS SPRUCE 8` HT. B&B PER PLAN NATIVE
PO8 3 PICEA OMORIKA SERBIAN SPRUCE 8` HT. B&B PER PLAN NON-NATIVE
PS8 8 PINUS STROBUS EASTERN WHITE PINE 8` HT. B&B PER PLAN NATIVE
TD8 6 TAXODIUM DISTICHUM BALD CYPRESS 8` HT. B&B PER PLAN NON-NATIVE

30 SUBTOTAL:

DECIDUOUS TREES
AR3 9 ACER RUBRUM 'RED SUNSET' RED SUNSET MAPLE 3" CAL. B&B PER PLAN NATIVE
BN3 5 BETULA NIGRA RIVER BIRCH 3" CAL. B&B PER PLAN NATIVE SINGLE-STEM
CJ3 4 CERCIDIPHYLLUM JAPONICUM KATSURA TREE 3" CAL. B&B PER PLAN NON-NATIVE
GTS3 7 GLEDITSIA TRIACANTHOS INERMIS 'SUNCOLE' SUNBURST HONEY LOCUST 3" CAL. B&B PER PLAN NATIVE
LT3 2 LIRIODENDRON TULIPIFERA TULIP POPLAR 3" CAL. B&B PER PLAN NATIVE
NS3 7 NYSSA SYLVATICA TUPELO 3" CAL. B&B PER PLAN NATIVE
PO3 6 PLATANUS OCCIDENTALIS AMERICAN SYCAMORE 3" CAL. B&B PER PLAN NATIVE
QB3 7 QUERCUS BICOLOR SWAMP WHITE OAK 3" CAL. B&B PER PLAN NATIVE
QPA3 7 QUERCUS PALUSTRIS PIN OAK 3" CAL. B&B PER PLAN NATIVE
QR3 11 QUERCUS RUBRA RED OAK 3" CAL. B&B PER PLAN NATIVE
TA3 2 TILIA AMERICANA 'AMERICAN SENTRY' AMERICAN SENTRY LINDEN 3" CAL. B&B PER PLAN NATIVE
TB3 4 TILIA AMERICANA 'BOULEVARD' BOULEVARD AMERICAN LINDEN 3" CAL. B&B PER PLAN NATIVE
UAP3 7 ULMUS AMERICANA 'PRINCETON' PRINCETON AMERICAN ELM 3" CAL. B&B PER PLAN NATIVE

78 SUBTOTAL:

SUB-CANOPY TREE
CC3 8 CERCIS CANADENSIS EASTERN REDBUD 3" CAL. B&B PER PLAN NATIVE
CP3 8 CORNUS ALTERNIFOLIA PAGODA DOGWOOD 3" CAL. B&B PER PLAN NATIVE
CAS3 2 CORNUS FLORIDA 'APPALACHIAN SPRING' APPALACHIAN SPRING DOGWOOD 3" CAL. B&B PER PLAN NATIVE
CCB3 2 CORNUS FLORIDA 'CHEROKEE BRAVE' CHEROKEE BRAVE DOGWOOD 3" CAL. B&B PER PLAN NATIVE
SR3 10 SYRINGA RETICULATA 'IVORY SILK' IVORY SILK JAPANESE TREE LILAC 3" CAL. B&B PER PLAN NON-NATIVE

30 SUBTOTAL:

SHRUBS
AA36 7 ARONIA ARBUTIFOLIA 'UCONNAA001' BERRY SCAPE™ CHOKEBERRY 36" HT. CONT. 36"O.C. NATIVE
AM36 12 ARONIA MELANOCARPA BLACK CHOKEBERRY 36" HT. CONT. 5` O.C. NATIVE
CS36 12 CORNUS SERICEA 'FARROW' ARCTIC FIRE® RED TWIG DOGWOOD 36" HT. CONT. 36"O.C. NATIVE
IR36 6 ILEX VERTICILLATA 'FARROWBPOP' BERRY POPPINS® WINTERBERRY 36" HT. CONT. 30" O.C. NATIVE
IF36 1 ILEX VERTICILLATA 'FARROWMRP' MR. POPPINS® WINTERBERRY 36" HT. CONT. 36"O.C. NATIVE
MP36 9 MYRICA PENSYLVANICA NORTHERN BAYBERRY 36" HT. CONT. 30" O.C. NATIVE
POT30 36 PHYSOCARPUS OPULIFOLIUS 'TINY WINE' TINY WINE NINEBARK 30"HT. CONT. 42" O.C. NATIVE
PF24 12 POTENTILLA FRUTICOSA 'ABBOTSWOOD' ABBOTSWOOD BUSH CINQUEFOIL 24" HT. CONT. 36"O.C. NATIVE
RG24 16 RHUS AROMATICA 'GRO-LOW' GRO-LOW FRAGRANT SUMAC 24" SPRD CONT. 4` O.C. NATIVE
TOS10 45 THUJA OCCIDENTALIS 'SMARAGD' EMERALD GREEN ARBORVITAE 10' HT. B&B OR CONT. 36"O.C. NATIVE
VD36 7 VIBURNUM DENTATUM DEAMII GLITTERS & GLOWS® ARROWOOD VIBURNUM 36" HT. CONT. 36"O.C. NATIVE

163 SUBTOTAL:

PLANT SCHEDULE L-1.1
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NOT  FOR  CONSTRUCTION

REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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PROJECT TITLE

CLIENT

NOVI ACRES
WIXOM RD. BETWEEN GRAND
RIVER AVE. AND 11 MILE RD.
NOVI, MICHIGAN

MF NOVI, LLC.
280 WEST MAPLE RD., SUITE 230
BIRMINGHAM, MI 48009

ORIGINAL ISSUE DATE:
DECEMBER 1, 2022

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M. JPB

DES.

2021-0449

JKS

JKS

1/13/23PRE-APPLICATION SUBMITTAL

3/9/23SPA SUBMITTAL

5/4/23CITY COMMENTS

6/21/23CITY COMMENTS

7/24/23CITY COMMENTS

9/13/24LAYOUT CHANGES

LAYOUT CHANGES 10/14/24

LAYOUT CHANGES 3/27/25

NOVI PROJECT NO.: JSP22-0009

1/8/26CITY COMMENTS

5/6/26CITY COMMENTS

8/06/26CITY COMMENTS
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LANDSCAPE
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CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING DESIGNATION REMARKS

CONIFEROUS TREES
AP8 14 ABIES BALSAMEA PHANEROLEPIS CANAAN BALSAM FIR 8` HT. B&B PER PLAN NON-NATIVE
AC8 6 ABIES CONCOLOR WHITE FIR 8` HT. B&B PER PLAN NON-NATIVE
LL8 5 LARIX LARICINA TAMARACK 8` HT. B&B PER PLAN NATIVE
PGD8 17 PICEA GLAUCA 'DENSATA' BLACK HILLS SPRUCE 8` HT. B&B PER PLAN NATIVE
PS8 13 PINUS STROBUS EASTERN WHITE PINE 8` HT. B&B PER PLAN NATIVE
TD8 11 TAXODIUM DISTICHUM BALD CYPRESS 8` HT. B&B PER PLAN NON-NATIVE

66 SUBTOTAL:

DECIDUOUS TREES
BN3 2 BETULA NIGRA RIVER BIRCH 3" CAL. B&B PER PLAN NATIVE SINGLE-STEM
CA3 5 CARPINUS CAROLINIANA AMERICAN HORNBEAM 3" CAL. B&B PER PLAN NATIVE
CJ3 6 CERCIDIPHYLLUM JAPONICUM KATSURA TREE 3" CAL. B&B PER PLAN NON-NATIVE
GTS3 6 GLEDITSIA TRIACANTHOS INERMIS 'SUNCOLE' SUNBURST HONEY LOCUST 3" CAL. B&B PER PLAN NATIVE
LT3 2 LIRIODENDRON TULIPIFERA TULIP POPLAR 3" CAL. B&B PER PLAN NATIVE
NS3 13 NYSSA SYLVATICA TUPELO 3" CAL. B&B PER PLAN NATIVE
PO3 2 PLATANUS OCCIDENTALIS AMERICAN SYCAMORE 3" CAL. B&B PER PLAN NATIVE
QB3 7 QUERCUS BICOLOR SWAMP WHITE OAK 3" CAL. B&B PER PLAN NATIVE
QPA3 6 QUERCUS PALUSTRIS PIN OAK 3" CAL. B&B PER PLAN NATIVE
TA3 3 TILIA AMERICANA 'AMERICAN SENTRY' AMERICAN SENTRY LINDEN 3" CAL. B&B PER PLAN NATIVE
UAP3 3 ULMUS AMERICANA 'PRINCETON' PRINCETON AMERICAN ELM 3" CAL. B&B PER PLAN NATIVE

55 SUBTOTAL:

SUB-CANOPY TREE
CAS3 8 CORNUS FLORIDA 'APPALACHIAN SPRING' APPALACHIAN SPRING DOGWOOD 3" CAL. B&B PER PLAN NATIVE
CCB3 7 CORNUS FLORIDA 'CHEROKEE BRAVE' CHEROKEE BRAVE DOGWOOD 3" CAL. B&B PER PLAN NATIVE

15 SUBTOTAL:

SHRUBS
AA36 7 ARONIA ARBUTIFOLIA 'UCONNAA001' BERRY SCAPE™ CHOKEBERRY 36" HT. CONT. 36"O.C. NATIVE
CS36 2 CORNUS SERICEA 'FARROW' ARCTIC FIRE® RED TWIG DOGWOOD 36" HT. CONT. 36"O.C. NATIVE
IR36 6 ILEX VERTICILLATA 'FARROWBPOP' BERRY POPPINS® WINTERBERRY 36" HT. CONT. 30" O.C. NATIVE
IF36 1 ILEX VERTICILLATA 'FARROWMRP' MR. POPPINS® WINTERBERRY 36" HT. CONT. 36"O.C. NATIVE
MP36 12 MYRICA PENSYLVANICA NORTHERN BAYBERRY 36" HT. CONT. 30" O.C. NATIVE
VD36 7 VIBURNUM DENTATUM DEAMII GLITTERS & GLOWS® ARROWOOD VIBURNUM 36" HT. CONT. 36"O.C. NATIVE

35 SUBTOTAL:

PLANT SCHEDULE L-1.2
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FIRST FLOOR PLAN

9' CLG.TORETTO

TORETTO FLOOR PLANS - 1850 SF

SECOND FLOOR PLAN

9' CLG.TORETTO

THIRD FLOOR PLAN

9' CLG.TORETTO

STATION FLATS- NOVI, MI



TORETTO ELEVATIONS

STATION FLATS- NOVI, MI

FRONT ELEVATION
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ASPHALT SHINGLES

METAL CAPPED FASCIA

STANDING SEAM METAL ROOF
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FRONT ELEVATION
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STATION FLATS- NOVI, MI
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PRE-MANUFACTURED NON- STRUCTURAL BRACKETS

VINYL BOARD AND BATTEN SIDING
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TORETTO 5 UNIT BUILDING PERSPECTIVE RENDERINGS

STATION FLATS- NOVI, MI

 ROOF SHINGLES

 GAF Timberline
HDZ - Charcoal

BRICK

Glen Gery - Grey
Ash

 SIDING

 Hardie Cedarmill -
Cobblestone

 ACCENT SIDING/ TRIM

 Hardie Cedarmill -
Iron Grey

 SOFFIT, FASCIA, FREIZE

Metal Coil Stock -
Dark Bronze

WINDOWS

 Single Hung
Vinyl - Black

 ENTRY DOOR

 Therma-Tru -
SW7069 Iron Ore



TORETTO 5 UNIT BUILDING PERSPECTIVE RENDERINGS

STATION FLATS- NOVI, MI



TORETTO 5-UNIT BUILDING FOOTPRINT

STATION FLATS- NOVI, MI



TORETTO 5UNIT BUILDING FRONT ELEVATION

FRONT ELEVATION

STATION FLATS- NOVI, MI

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

COMPOSITE PANEL

1745

226

172

81%

11%

8%



TORETTO 5 UNIT BUILDING REAR ELEVATION

REAR ELEVATION

STATION FLATS- NOVI, MI

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

1009

853

54%

46%



TORETTO 5,8, & 9 UNIT BUILDINGS SIDE ELEVATIONS

LEFT SIDE ELEVATION RIGHT SIDE ELEVATION

STATION FLATS- NOVI, MI

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

820

689

54%

46%

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

820

689

54%

46%



TORETTO 8-UNIT BUILDING FOOTPRINT

STATION FLATS- NOVI, MI



TORETTO 8 UNIT BUILDING FRONT ELEVATION

FRONT ELEVATION

STATION FLATS- NOVI, MI

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

COMPOSITE PANEL

2862

226

344

83%

7%

10%



TORETTO 8 UNIT BUILDING REAR ELEVATION

REAR ELEVATION

STATION FLATS- NOVI, MI

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

1607

1363

54%

46%



TORETTO 9-UNIT BUILDING FOOTPRINT

STATION FLATS- NOVI, MI



TORETTO 9 UNIT BUILDING FRONT & REAR ELEVATION

STATION FLATS- NOVI, MI

FRONT ELEVATION

REAR ELEVATION

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

1806

1534

54%

46%

MATERIAL                  SF      %

BRICK

HORIZONTAL SIDING

COMPOSITE PANEL

3119

330

344

82%

9%

9%
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Novi Acres #22-71582 V3.AGI

Gasser Bush Associates / Applications

www.gasserbush.com

Date:4/21/2025

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Scale: NOT TO SCALE

Designer: EM/KB

Schedule

Symbol Qty Tag [MANUFAC] Catalog Number Light Loss 

Factor

Lumens Per Lamp Watts Mounting 

Height

Statistics

Description Avg fc Max fc Min fc Avg/Min (:1) Max/Min (:1)

RESIDENTIAL WALKWAY 5.36 12.2 0.8

78 B1 Lumenpulse BLDB-TM1-120_277-CSL-N10-40K-

CRI 80-5S

0.900 741 11 3.5

6.70

16

15.25

SITE_Top_1

P1 Lithonia Lighting DSX1 LED P5 40K 80CRI BLC4 0.900 12150

0.96 10.2 0.0 N.A. N.A.

CONNECTION TO EXISTING C&G

138.16 20

2.26 4.8 0.5

7 P2 Lithonia Lighting DSX1 LED P5 40K 80CRI T5W

4.52 9.60

RESIDENTIAL PARKING AND DRIVES

0.900 17162 138.16 20

4.55 9.4 0.4 11.38

61 W1 VISA LIGHTING OW1291-L35K-H 0.900 1286 14.1 5.5

23.50

RETAIL PARKING

6 W2 Kenall FS848R-0-PIA-MB-L90-DV 0.900 2903 75.7 6

4 W3 Lithonia Lighting WPX1 LED P2 40K Mvolt 0.900 2913 14.1 15

61 W4 Lithonia Lighting WDGE2 LED P3 40K 80CRI T4M 0.900 3147 32.1375 10

2.37 4.1 0.5 4.74 8.20

Scale: 1 inch= 35 Ft.
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0.00.00.00.00.00.00.00.00.00.00.00.00.8 0.60.0 0.8 0.8 0.1 0.7 0.00.6 0.00.5 0.4 0.3 0.2 0.10.8 0.7

1.0

0.0

0.00.00.00.00.10.10.10.20.30.50.60.7 0.01.01.5 1.3 0.6 0.9 0.7 0.80.9 0.91.0 1.0 1.0 1.0 0.0 0.00.7

0.0 0.00.00.00.00.00.00.00.00.00.00.00.00.0

0.0 0.00.0 0.0 0.0 0.0 0.0

0.0

0.0

0.0

0.0 0.0 0.0 0.

0.0

0.0

0.0

0.00.00.0

0.0.00.00.00.00.00.00.0

0.0

0.0

0.0

0.00.00.00.00.00.00.00.00.00.10.10.20.2 0.0

0.0 0.70.70.60.50.30.20.10.10.00.00.00.00.00.0 0.0

0.4

0.0 0.0 0.0 0.0 0.00.0 0.00.0 0.0 0.0 0.0 0.00.0 0.0

0.0 0.30.10.10.10.00.00.00.00.00.00.00.00.0 0.10.0

0.0 0.0 0.

0.0 0.00.0 0.00.0 0.0 0.0 0.0 0.0 0.10.0 0.8

2.1

0.40.40.50.10.50.50.50.60.50.50.40.40.1 1.10.1 0.2 0.3 0.5 0.7 0.51.0 0.51.2 1.3 1.1 1.0 0.9 0.40.8

1.8 1.21.21.11.11.21.50.72.02.22.32.62.5

1.6

2.3 1.31.71.41.21.00.91.22.02.83.03.02.61.80.9 2.4 0.1 0.00.00.00.00.00.00.00.00.00.00.00.00.01.2 0.50.9 1.5 1.4 1.1 1.0 0.00.7 0.00.4 0.2 0.2 0.2 0.11.2 0.9

1.2

0.5

0.00.00.00.00.00.10.20.30.30.30.40.6 0.01.42.0 1.7 1.3 1.2 1.3 0.81.3 1.11.4 1.5 1.7 1.5 1.4 0.01.3

0.0 0.1.62.42.72.82.41.60.80.30.20.10.00.0

0.0 0.00.0 0.0 0.0 0.0 0.0

0.0

0.0

0.0

0.0 0.

0.0 0.0 0.5

0.0

0.00.2

0.00.00.00.00.0

0.0.00.00.00.00.0

0.0

0.0

0.0

0.1 0.1 0.0 0.0 0.00.0 0.00.0 0.0 0.0 0.0 0.0

0.0

0.0

0.1

0.9

2.01.51.31.10.90.70.40.30.20.20.20.20.0 0.00.0 0.0 0.0 0.0 0.0 0.20.0 0.10.0 0.0 0.1 0.1 0.1

0.3

0.0

0.1 0.10.30.30.20.20.20.10.10.10.10.10.10.1 0.30.0

1.8

0.0 0.0 0.0 0.00.0 0.00.0 0.0 0.0 0.0 0.0 0.40.0 1.2 0.50.70.80.91.01.20.01.21.11.11.11.11.00.3 2.30.6 0.9 1.1 1.4 1.6 1.01.8 1.02.3 2.0 1.9 1.7 0.7

0.0

2.0

0.0 0.00.00.00.00.00.00.1 0.0 0.00.00.00.10.10.10.10.0 0.0 0.0.0 0.0 0.00.00.00.00.00.00.10.1 0.30.30.30.30.30.2 0.10.1 0.30.00.00.00.00.00.00.0 0.2 0.2 0.10.10.00.10.10.10.10.3 0.10.3 0.20.30.30.30.30.3 0.1

0.8 0.9 0.

0.00.00.00.00.00.0

0.0

0.0

0.00.00.00.00.00.0

0.10.0 0.0 0.00.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0

0.0

0.0

0.4 0.30.30.30.30.30.3 0.00.3 0.30.50.60.70.70.8

0.0

0.3 0.0 0.00.00.00.00.00.00.00.1 0.00.3 0.10.20.20.30.30.3 0.1 0.0

0.0 0.00.00.00.00.00.00.0 0.0

0.0

0.00.00.00.00.00.00.0 0.0

0.0 0.00.0

0.1

0.1

0.00.00.0

0.

0.00.00.00.00.00.00.0 0.0 0.0

0.5 0.20.30.30.40.50.50.5 0.20.5 0.50.50.5 0.0

0.0

0.40.40.2 0.3 0.1 0.1 0.10.10.5 0.2 0.1 0.10.10.10.1 0.10.2 0.2 0.0 0.00.2 0.1

0.7 1.62.5

0.0

1.6

0.0

1.1 0.20.3 1.30.4 0.8 0.00.9 0.31.6 0.0 0.00.00.0 0.1 0.00.00.0 0.00.2 0.00.00.00.00.00.0 0.00.00.00.00.00.00.0 0.00.0 0.0

0.0.00.00.0

0.0

0.0

0.0 0.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0 0.10.0

1.8 0.00.0

0.0

0.3

0.0

2.00.5 1.9 0.01.81.51.21.10.9 0.52.0 0.0

0.00.0

0.0.00.00.0 0.00.0 0.00.00.00.00.00.00.3 0.00.0 0.00.00.00.00.00.0 0.70.0 0.00.00.00.00.0

0.

0.0 0.0 0.10.10.00.00.0

1.2

0.0 0.00.0 0.00.00.00.00.00.0

0.0

0.0

0.0 0.00.00.00.00.00.00.0 0.0 0.10.00.00.00.00.0 0.00.0 0.9

0.0

0.00.11.21.11.10.0 0.10.1 0.80.70.70.60.40.20.0 0.9

0.0 0.00.00.00.00.00.0

0.0

0.0 0.00.00.00.10.2

0.0

0.0

0.0

0.0 0.00.00.00.00.00.0

0.0

0.0

0.0

0.0

0.0.00.00.0

0.00.0

0.0 1.00.90.80.60.40.20.0 0.1 1.30.00.00.00.00.0

0.0

0.1 0.0 0.00.00.00.00.00.01.1 0.00.1 0.00.10.22.01.61.40.0 0.0

0.0 0.0.00.00.00.00.0

0.0

0.0

0.0

0.00.00.00.00.00.0 0.0

0.0 0.00.00.00.00.00.00.00.0 0.00.00.00.00.00.0 0.00.0

0.0 0.10.10.00.00.00.00.0 0.0 0.40.00.00.00.00.0 3.90.0 1.9

5.5

3.83.52.93.02.70.1 2.00.2 1.51.21.11.00.80.60.0 2.4

0.0 0.00.00.00.00.00.0

0.0

0.0 0.00.00.10.52.74.2

0.0

0.0

0.0 0.00.00.00.00.00.0

0.0

0.0

0.0

0.00.0

0.0.00.0

3.60.0

0.0 0.00.00.00.00.00.00.0 0.00.00.00.00.00.0

4.1

0.0 0.0 0.80.60.40.30.20.10.0 0.10.0 0.00.00.00.00.00.0

0.

0.1

2.8 4.14.24.03.12.92.6

0.0

2.6 0.12.62.52.32.73.23.2 2.7

1.2

0.00.00.00.00.00.03.3 0.00.4 0.00.00.00.00.00.1

5.2

0.0

5.7 6.84.13.23.34.17.62.9 7.4 5.07.65.47.15.76.8 0.05.9 1.6

5.2

0.00.00.00.00.05.1 0.46.7 3.16.85.67.05.17.02.0 0.10.0 0.00.00.00.00.00.0 3.50.0 0.00.00.00.00.00.00.0 0.0 0.1 1.81.51.21.00.80.50.0 0.10.0 0.10.00.00.00.00.0 0.00.3

0.8 4.63.72.72.11.71.40.0 1.0 5.40.50.30.20.10.1

0.0

1.2 3.5 5.14.94.94.94.94.55.2 3.35.2 4.55.45.75.85.85.60.0 3.8

0.0

0.00.00.00.00.00.0 0.1

0.

0.0

0.00.00.00.00.00.0

0.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0

0.0

0.0

0.0

0.0

0.00.00.00.00.0 0.00.0 0.00.00.00.00.00.00.0 0.0 0.1 0.10.00.00.00.00.00.0 0.00.0 0.10.10.00.00.00.0 0.0

0.0 0.00.00.00.00.00.0

0.0

0.0 0.00.00.00.00.00.00.0 0.0 0.0

0.10.00.00.00.00.0

0.0 0.0.0 0.00.00.00.00.00.0

0.0

0.0 0.00.00.00.00.00.0

0.0

0.0 0.0

0.0.00.00.00.1

0.0 0.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0

0.0

0.0

0.0 0.10.10.10.10.10.1 0.00.0 0.00.00.10.10.10.1

0.0

0.1 0.0 0.00.00.00.00.00.00.1 0.00.1 0.00.00.00.00.00.00.1 0.0

0.0 0.00.00.00.00.00.00.0 0.0 0.00.00.00.00.00.0 0.00.0 0.0

0.1

0.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0

1.0

0.0 0.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0 0.00.0

0.0 0.00.00.00.00.00.00.0 0.0 0.00.00.00.00.00.0

0.0

0.0 0.0

0.1

0.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.00.0 0.0

0.0

0.0

0.0.00.00.0

0.0

0.0

0.0

0.00.00.00.00.00.0 0.0

0.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0 0.10.0

0.5

0.0

0.70.51.10.70.5 0.50.4 0.40.50.40.40.50.50.4 0.3 0.1 0.00.00.00.00.00.00.6 0.00.0 0.10.30.40.40.50.4 0.00.0 0.00.00.00.00.00.0 0.50.0 0.00.00.00.00.00.00.0 0.0 0.1 0.00.40.30.30.30.30.0 0.20.0 0.10.00.00.00.00.0 0.40.3

0.4 1.40.70.70.10.60.50.0 0.5 1.20.30.20.10.10.0

0.0

0.5 1.6 1.61.31.31.72.31.42.2 0.71.8 0.81.11.31.61.61.30.0 0.8

0.0

0.00.00.00.00.00.0 0.0

0.

0.0

0.00.00.00.00.00.0

0.0 0.00.00.00.00.00.00.0 0.00.0 0.00.00.00.00.00.0

0.0

0.0

0.0 0.00.00.00.00.00.00.0 0.0

0.0

0.00.00.00.00.0

0.0

0.0

0.0

0.0

0.00.00.00.00.0

0.

0.00.00.00.00.00.00.0

0.0

0.0

0.1 0.10.10.10.10.10.1 0.00.1 0.10.10.10.10.10.10.1 0.0 0.2 0.10.10.10.10.10.10.1 0.20.1 0.10.10.10.10.10.1

0.0

0.1

0.2 0.00.00.00.00.00.10.3 0.1 0.00.20.20.20.20.20.0 0.1 0.0

1.6

0.00.0

0.0.00.0 0.00.0 0.00.00.00.00.00.00.2 0.00.0 0.20.20.10.10.10.0 0.30.0 0.20.00.00.00.00.00.0 0.0 0.2 0.20.20.10.20.20.20.2 0.20.2 0.20.30.20.20.00.2

0.0

0.2

6.1

4.9

2.95.8

8.5

3.8

8.4

4.1

5.6 5.0

8.0 4.2 5.1

8.1

6.2 5.9 5.2

2.5 6.2

6.6

4.55.9 7.8

8.7

3.9

0.8

2.9

3.6

8.1

10.3

9.9

2.9

1.3

1.3

1.6

7.6

1.4

2.0

5.4 5.5 2.6 1.3 2.8 5.7 5.2

2.8 2.0 1.6

11.9

6.1

5.0 3.0

6.4 8.4 4.4 5.3

7.9

6.1 5.9

8.5

2.7

5.9

8.0 4.1 2.3 1.9 1.7 2.3

2.4

9.8

3.2

6.0

5.7

4.0

5.8 3.8 5.8 5.0 3.0

6.2 8.1 4.4 5.6

8.4

5.7

6.0

3.7

6.0 5.3

2.5 6.0 8.1 4.3 5.8

8.0

8.0

7.9

8.5

5.6

5.5

9.0

8.5

5.4 4.0 6.1 5.4

2.6 5.9

3.9

4.1

5.1

8.4

8.2

5.8 3.9 6.0 5.1 2.9

3.1 6.2 8.1

7.8

2.8

11.7

9.8

12.2

5.1

3.9 5.8 6.0 3.2 1.9 3.3

7.4

5.5

3.1

2.4 2.3 3.0 5.1

11.4

9.5

3.5 3.9 6.1

8.4

6.0

3.4

4.3

3.9 6.0 5.3

2.5 5.8 7.7 4.3 5.6

8.1

8.3

5.5

8.3

5.7 5.3 3.3

3.0 6.2 8.1 3.4 1.6 1.4 1.6

8.1

7.9

2.2

8.3

5.8 4.0 6.1 5.4

2.5 5.9 8.0 4.2

5.9

7.9

5.8

6.0 3.9 5.8 5.0 2.9

3.0 6.1 7.8 4.6 5.9

5.7

RETAIL PARKING

Illuminance (Fc)
Average = 2.37
Maximum = 4.1
Minimum = 0.5
Avg/Min Ratio = 4.74
Max/Min Ratio = 8.20

CONNECTION TO EXISTING C&G

Illuminance (Fc)
Average = 2.26
Maximum = 4.8
Minimum = 0.5
Avg/Min Ratio = 4.52
Max/Min Ratio = 9.60

RESIDENTIAL PARKING AND DRIVES

Illuminance (Fc)
Average = 4.55
Maximum = 9.4
Minimum = 0.4
Avg/Min Ratio = 11.38
Max/Min Ratio = 23.50



Page 2 of 8

Novi Acres #22-71582 V3.AGI

www.gasserbush.com

Gasser Bush Associates / Applications
Date:4/21/2025

PLAN VIEW: NOT TO SCALE

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Designer: EM/KB

Scale: NOT TO SCALE
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2.7

2.4
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2.6
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RETAIL PARKING

Illuminance (Fc)
Average = 2.37
Maximum = 4.1
Minimum = 0.5
Avg/Min Ratio = 4.74
Max/Min Ratio = 8.20

CONNECTION TO EXISTI

Illuminance (Fc)

Average = 2.26
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Novi Acres #22-71582 V3.AGI

www.gasserbush.com

Gasser Bush Associates / Applications
Date:4/21/2025

PLAN VIEW: NOT TO SCALE

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Designer: EM/KB

Scale: NOT TO SCALE
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RETAIL PARKING

Illuminance (Fc)
Average = 2.37
Maximum = 4.1
Minimum = 0.5
Avg/Min Ratio = 4.74
Max/Min Ratio = 8.20

CONNECTION TO EXISTING C&G

Illuminance (Fc)

Average = 2.26

Maximum = 4.8

Minimum = 0.5

Avg/Min Ratio = 4.52

Max/Min Ratio = 9.60
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Novi Acres #22-71582 V3.AGI

www.gasserbush.com

Gasser Bush Associates / Applications
Date:4/21/2025

PLAN VIEW: NOT TO SCALE

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Designer: EM/KB
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PLAN VIEW: NOT TO SCALE

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Designer: EM/KB

Scale: NOT TO SCALE
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Date:4/21/2025

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Designer: EM/KB

Scale: NOT TO SCALE

VIEW 1 VIEW 1 - PSEUDO COLOR

VIEW 2 - PSEUDO COLORVIEW 2
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Date:4/21/2025
Designer: EM/KB

Scale: NOT TO SCALE

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

VIEW 3 VIEW 3 - PSEUDO COLOR

VIEW 4 - PSEUDO COLORVIEW 4
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Gasser Bush Associates / Applications

www.gasserbush.com

Date:4/21/2025

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. HOURS OF OPERATION: 24 HOURS PER DAY & 7 DAYS A WEEK.
5. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
6. FLASHING LIGHT SHALL NOT BE PERMITTED.
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
8. ALL FIXTURES SHALL BE LOCATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
10. LIGHTING FOR SECURITY PURPOSES SHALL BE DIRECTED ONLY ONTO THE AREAS TO BE SECURED.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.

Designer: EM/KB

Scale: NOT TO SCALE
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DSX1-LED
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COMMERCIAL OUTDOOR

Ordering Information EXAMPLE: DSX1 LED P7 40K 70CRI T3M MVOLT SPA NLTAIR2 PIRHN DDBXD

DSX1 LED

Series LEDs Color temperature 2 Color Rendering 
Index 2 Distribution Voltage Mounting

DSX1 LED Forward optics
P1 P6

P2 P7

P3 P8

P4 P9

P5

Rotated 
optics
P10 1 P12 1

P11 1 P13 1

(this section 70CRI only)

30K 3000K

40K 4000K

50K 5000K 

(this section 80CRI only, 
extended lead times 
apply)

27K 2700K

30K 3000K

35K 3500K

40K 4000K

50K 5000K

70CRI

70CRI

70CRI

 
 

80CRI

80CRI

80CRI

80CRI

80CRI

AFR Automotive front row

T1S Type I short

T2M Type II medium

T3M Type III medium

T3LG Type III low glare 3

T4M Type IV medium

T4LG Type IV low glare 3

TFTM Forward throw 
medium

T5M Type V medium 

T5LG Type V low glare 

T5W Type V wide 

BLC3 Type III backlight 
control 3

BLC4 Type IV backlight 
control 3

LCCO Left corner 
cutoff 3

RCCO Right corner 
cutoff 3

MVOLT (120V-277V) 4

HVOLT (347V-480V) 5,6

XVOLT (277V - 480V) 7,8

120 16, 26

208 16, 26

240 16, 26

277 16, 26

347 16, 26

480 16, 26

Shipped included
SPA Square pole mounting (#8 drilling)

RPA Round pole mounting (#8 drilling) 

SPA5 Square pole mounting #5 drilling 9

RPA5 Round pole mounting #5 drilling 9

SPA8N Square narrow pole mounting 
#8 drilling 

WBA Wall bracket 10

MA Mast arm adapter (mounts on 2 
3/8" OD horizontal tenon)

Control options Other options Finish (required)

Shipped installed
NLTAIR2 PIRHN nLight AIR gen 2 enabled with 

bi-level motion / ambient 
sensor, 8-40’ mounting height, 
ambient sensor enabled at  
2fc. 11, 12, 20, 21

PIR High/low, motion/ambient 
sensor, 8-40’ mounting height, 
ambient sensor enabled at 
2fc 13, 20, 21

PER NEMA twist-lock receptacle 
only (controls ordered sepa-
rate) 14

PER5 Five-pin receptacle only 
(controls ordered separate)14, 21

PER7 Seven-pin receptacle only 
(controls ordered separate) 14, 21

FAO Field adjustable output 15, 21

BL30 Bi-level switched dimming, 
30% 16, 21

BL50 Bi-level switched dimming, 
50% 16, 21

DMG 0-10v dimming wires pulled 
outside fixture (for use with 
an external control, ordered 
separately) 17

DS Dual switching 18, 19, 21

Shipped installed
SPD20KV 20KV surge protection

HS Houseside shield (black finish standard) 22

L90 Left rotated optics 1

R90 Right rotated optics 1

CCE Coastal Construction 23

HA 50°C ambient operation 24

BAA Buy America(n) Act and/or Build America Buy America Qualified

SF Single fuse (120, 277, 347V) 26

DF Double fuse (208, 240, 480V) 26

Shipped separately 
EGSR External Glare Shield (reversible, field install required, matches housing finish)

BSDB Bird Spikes (field install required) 

DDBXD Dark Bronze

DBLXD Black

DNAXD Natural Aluminum

DWHXD White

DDBTXD Textured dark bronze

DBLBXD Textured black

DNATXD Textured natural aluminum

DWHGXD Textured white

D-Series Size 1
LED Area Luminaire

Catalog 

Number

Notes

Type

Introduction
The modern styling of the D-Series features a 
highly refined aesthetic that blends seamlessly 
with its environment. The D-Series offers the 
benefits of the latest in LED technology into 
a high performance, high efficacy, long-life 
luminaire. 
The photometric performance results in sites 
with excellent uniformity, greater pole spacing 
and lower power density. D-Series outstand-
ing photometry aids in reducing the number of 
poles required in area lighting applications with 
typical energy savings of 65% and expected 
service life of over 100,000 hours.

Hit the Tab key or mouse over the page to see all interactive elements.

H2

L

Specifications

EPA: 0.69 ft2

(0.06 m2)

Length: 32.71"
(83.1 cm)

Width: 14.26"
(36.2 cm)

Height H1: 7.88"
(20.0 cm)

Height H2: 2.73"
(6.9 cm)

Weight: 34 lbs
(15.4 kg)

Items marked by a shaded background qualify for the Design Select program and ship in 15 

days or less.  To learn more about Design Select, visit www.acuitybrands.com/designselect.

*See ordering tree for detailsDesign Select options indicated  

by this color background.
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Door Height = 7'
Ceiling Height = 9'
Silhouette Height = 6'

XPS

FEATURES

• Integral driver
• Modular design for replacement of LED source and driver
• Removable cam-action hinged frame for ease of maintenance
• Vertical mounting standard (horizontal mounting optional)
• Mounts over standard electrical junction box (by others)  

with provided hardware.
• Extruded aluminum backplate, die-cast end caps, vertical center  

accent and frame side rails. Solid metal formed accent bars, gasketed  
and sealed construction

• 1/8” thick white acrylic diffuser
• F1 rated, UV stable
• UL-94 HB Flame Class rated

• No VOC powder coat paint finish
• ETL listed for wet location mounting 4’ above grade

RELATIVE SCALE DRAWING PHOTOMETRICS

Depth is measured from wall to front of fixture 

L = Length  W = Width        D = Depth        

DIMENSIONS 1

OW1291 OW1293 OW1295 OW1297

L 20-3/8” (518 mm) 25-7/8” (657 mm)    36-7/8” (937 mm) 47-7/8” (1216 mm)

W 7-1/4” (184 mm)

D 4” (102 mm)
Model
FS848R  Round 
FS848T  Triangle

Lens Frame
0  No Bars
1M  One Bar – Middle
2M  Two Bars – Middle
2TB  Two Bars – Top & Bottom
2TBP  Two Horizontal Bars w/Perf
3E  Three Bars – Even Spaced
4TB  Four Bars – Top & Bottom

Lens Type
PIA Pearlescent High Impact 100% DR Acrylic
MPA Matte Pearlescent High Impact 100% DR Acrylic

Finish
BR Bronze 
DB Dark Bronze 
CS Cool Satin Aluminum 
FG Forest Green 
LG Light Gray 
MB Matte Black 
MW Matte White 
WS Warm Satin Aluminum 
CC Custom Color (Consult factory)

SPECIFICATIONS 

BASEPLATE: Die-formed marine grade aluminum; welded corners. Baseplate provided with six-point mounting holes, one wireway hole – see Cross Section/Details. TGIC Polyester powder coat – 
5-stage pre-treatment; Salt spray test: 1,000 hours.

REFLECTOR: Die-formed marine grade aluminum. Full reflector/wire cover – 92% reflectivity.

LENS: UV-stabilized, high impact resistant, pressure formed pearlescent 100% DR acrylic. Nominal thickness .125". Lens secured in place by lens frame and sealed to baseplate with closed cell  
silicone gasket.

LENS FRAME/CROSS BARS: Marine grade aluminum; secured to baseplate with tamper-resistant stainless steel Torx® with center pin fasteners. Cross bars nominal thickness .25". Post assembly  
TGIC polyester powder coat – 5-stage pre-treatment; Salt spray test: 1,000 hours. Optional perf insert 30% open, stainless steel. See Ordering Information for standard, optional, architectural, and 
custom finishes.

HARDWARE: Six stainless steel Torx® T-20 with center pin fasteners. Internal brackets and fasteners are non-corrosive. Surface Conduit Adapter (SCA) accessory – stainless steel trim frame assembly 
with integral J-box; finished to match lens frame (n/a with CA finish). Water-tight conduit fittings supplied by others. Rough Service Adapter (RSA) accessory – stainless steel plate (adds .625" height) 
finished to match lens frame (n/a with CA finish). Stainless steel fasteners provided for mounting fixture to RSA or SCA. 

ELECTRICAL: LED: Available 3500K, 4000K and 5000K color temperatures, 82 CRI. 120-277VAC, 50/60Hz electrical input with serviceable high power factor electronic, constant-current driver 
(<20% THD, >0.95 PF). Standard 0-10V dimming with 10-100% range, maximum driver source of 500 μA. LF: Fluorescent magnetic ballasts – 120-277V power factor corrected, fluorescent 
electronic 120-277V and dual voltage ballasts high power factor (<10% THD). 

SENSOR & CONTROLS: Optional sensor available with compatible third party controls. To see the full list of compatible controls, click here.

INSTALLATION: Standard six-point mounting required for Peace of Mind Guarantee®.

PHOTOMETRICS: Photometry tested to the IESNA LM-79-08 standard by an ILAC/ISO17025 accredited laboratory. For photometric information, go to www.kenall.com.

WARRANTY: Limited five (5) year LED warranty. Peace of Mind Guarantee against breakage.

LISTINGS: UL and CUL listed for Wet Location. UL certified IP65 per IEC 60598. 

Lamp Type (Qty/Ballast/Volt./Starting Temp)
67L35K 67 Watt 3500K LED 
67L40K 67 Watt 4000K LED 
67L50K 67 Watt 5000K LED 
28*  F28T5 (1,2,3/RS/120,277,347/0°F)
32  F32T8 (1,2/IS/120,277,347/0°F)
44  F48T8HO (1/RS/120,277/-20°F)
54  F54T5HO (1,2/RS/120,277,347/0°F)

Lamp Quantity (See Lamp Type)
1  One Lamp
2  Two Lamps
3  Three Lamps

Voltage
120  120 Volts
277  277 Volts
347I  347 Volts
DV  120-277 Volts

Options
CELI  One Lamp Emergency Pack (0°F) with deep housing surface adapter  
  (120-277V only)
ELI  One Lamp Emergency Pack (32°F) 
  347V available with F32T8 only and Includes deep  
  housing surface adapter.‡
FS  Single Fuse & Holder (n/a w 347V)
PH  Phillips Head Fasteners
PC‡  Photo Control with deep housing surface adapter (n/a with 347V or DV)

Accessories
SCAP  Surface Conduit Adapter
RSAP  Rough Surface Adapter

b Vertical wall or ceiling mount only
* 347V available with 2 lamps only
I n/a with LED
P n/a with option(s) that require deep housing surface adapter

PRODUCT FEATURES:
 » Surface mount – wall or ceiling; 12"W×53"H×6"D

 » Marine grade aluminum baseplate

 » Round or Triangle 100% DR acrylic lens options with 
multiple lens frame styles

 » UL certified IP65 per IEC 60598

FS848 SERIES

www.kenall.com  |  P: 800-4-Kenall  |  F: 262-891-9701  |  10200 55th Street Kenosha, Wisconsin 53144, USA         
This product complies with the Buy American Act: manufactured in the United States with more than 50% of the component cost of US origin. It may be covered by patents 
found at www.kenall.com/patents. Content of specification sheets is subject to change; please consult www.kenall.com for current product details. ©2022 Kenall Mfg.Co. 
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WPX LED 
Wall packs

FEATURES:
      
         
      

Luminaire CCT Lumens
Input 
Watts

Photocell Finish Voltage Catalog Number CI Code UPC
Pallet 

qty.
Replaces 

Up To

WPX0

SWW2
3000K/ 
4000K/ 
5000K

850 - 1,650 6.4-13W
Switchable 

On/Off
DARK 

BRONZE
120-277V WPX0 LED ALO SWW2 MVOLT PE DDBXD M2 *276U4U 196182511806  280

70W Metal 
Halide

WPX1 4000K 2,900 24W N/A
DARK 

BRONZE
120-277V WPX1 LED P2 40K MVOLT DDBXD M4 *265SWK 193048870589 160

150W Metal 
Halide

WPX2

4000K 6,000 47W N/A
DARK 

BRONZE
120-277V WPX2 LED 40K MVOLT DDBXD M2 *265SX3 193048870756 120

250W Metal 
Halide

5000K 6,000 47W N/A
DARK 

BRONZE
120-277V WPX2 LED 50K MVOLT DDBXD M2 *265SX6 193048870770 120

250W Metal 
Halide

            WPX LED

Contractor Select™

  WPX       WPX       
         WPX LED

Introduction
The WDGE LED family is designed to meet specifier’s every wall-
mounted lighting need in a widely accepted shape that blends 
with any architecture. The clean rectilinear design comes in four 
sizes with lumen packages ranging from 1,200 to 25,000 lumens, 
providing a true site-wide solution. Embedded with nLight® AIR 
wireless controls, the WDGE family provides additional energy 
savings and code compliance. 

WDGE2 with industry leading precision refractive optics provides 
great uniform distribution and optical control. When combined 
with multiple integrated emergency battery backup options, 
including an 18W cold temperature option, the WDGE2 becomes 
the ideal wall-mounted lighting solution for pedestrian scale 
applications in any environment.

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 1-800-705-SERV (7378)  •   www.lithonia.com
© 2019-2024 Acuity Brands Lighting, Inc.  All rights reserved.

WDGE2 LED

Rev. 07/08/24
COMMERCIAL OUTDOOR

WDGE2 LED
Architectural Wall Sconce 
Precision Refractive Optic

Catalog 
Number

Notes

Type

Depth (D1): 7"

Depth (D2): 1.5"

Height: 9"

Width: 11.5"

Weight:  
(without options) 13.5 lbs

Hit the Tab key or mouse over the page to see all interactive elements.

Specifications

Series Package Color Temperature CRI Distribution Voltage Mounting

WDGE2 LED P0 1

P1 2

P2 2

P3 2

P4 2

27K 2700K 

30K 3000K 

40K 4000K 

50K 5000K 

AMB3 Amber

70CRI4

80CRI

LW3 Limited 
Wavelength

T1S Type I Short

T2M Type II Medium

T3M Type III Medium

T4M Type IV Medium

TFTM Forward Throw Medium

MVOLT

347 5

480 5

Shipped included
SRM Surface mounting bracket

ICW Indirect Canopy/Ceiling 
Washer bracket (dry/
damp locations only)6

Shipped separately
AWS 3/8inch Architectural wall spacer7

PBBW Surface-mounted back box (top, left, 
right conduit entry). Use when there 
is no junction box available7

Options Finish

E10WH Emergency battery backup, Certified in CA Title 
20 MAEDBS (10W, 5°C min)

E20WC Emergency battery backup, Certified in CA Title 
20 MAEDBS (18W, -20°C min)

PE Photocell, Button Type8

DMG 0-10V dimming wires pulled outside fixture 
(for use with an external control, ordered 
separately)9

BCE Bottom conduit entry for back box (PBBW). 
Total of 4 entry points.

CCE Coastal Construction7

Standalone Sensors/Controls

PIR Bi-level (100/35%) motion sensor for 8-15' mounting heights. Intended for use on switched circuits with external 
dusk to dawn switching.

PIRH Bi-level (100/35%) motion sensor for 15-30' mounting heights. Intended for use on switched circuits with external 
dusk to dawn switching

PIR1FC3V Bi-level (100/35%) motion sensor for 8-15' mounting heights with photocell pre-programmed for dusk to dawn operation. 

PIRH1FC3V Bi-level (100/35%) motion sensor for 15-30' mounting heights with photocell pre-programmed for dusk to dawn operation. 

Networked Sensors/Controls

NLTAIR2 PIR Embedded wireless controls by nLight with Passive Infrared Occ sensor and on/off photocell for 8-15' mounting heights. 

NLTAIR2 PIRH Embedded wireless controls by nLight with Passive Infrared Occ sensor and on/off photocell for 15-30' mounting heights. 

NLTAIREM2 PIR Embedded wireless controls by nLight with UL924 listed emegency operation, Passive Infrared Occ sensor and on/off 
photocell for 8-15' mounting heights

NLTAIREM2 PIRH Embedded wireless controls by nLight with UL924 listed emegency operation, Passive Infrared Occ sensor and on/off 
photocell for 15-30' mounting heights.

See page 4 for out of box functionality

DDBXD Dark bronze

DBLXD Black

DNAXD Natural aluminum

DWHXD White

DSSXD Sandstone

DDBTXD Textured dark bronze

DBLBXD Textured black

DNATXD Textured natural 
aluminum

DWHGXD Textured white

DSSTXD Textured sandstone

Ordering Information EXAMPLE: WDGE2 LED P3 40K 80CRI T3M MVOLT SRM DDBXD

Luminaire Optics Standard EM, 0°C Cold EM, -20°C Sensor
Approximate Lumens (4000K, 80CRI)

P0 P1 P2 P3 P4 P5 P6

WDGE1 LED Visual Comfort 4W -- 750 1,200 2,000 -- -- -- --

WDGE2 LED Visual Comfort 10W 18W Standalone / nLight -- 1,200 2,000 3,000 4,500 6,000 --

WDGE2 LED Precision Refractive 10W 18W Standalone / nLight 700 1,200 2,000 3,200 4,200 -- --

WDGE3 LED Precision Refractive 15W 18W Standalone / nLight -- 7,500 8,500 10,000 12,000 -- --

WDGE4 LED Precision Refractive Standalone / nLight -- 12,000 16,000 18,000 20,000 22,000 25,000

WDGE LED Family Overview

D1W

D2

H

Items marked by a shaded background qualify for the Design Select program and ship in 15 days or less. To learn more about Design Select, visit www.acuitybrands.com/designselect.

*See ordering tree for details

B1

P1 & P2

W1

W2

W3

W4

Schedule

Symbol Qty Tag [MANUFAC] Catalog Number Light Loss 

Factor

Lumens Per Lamp Watts Mounting 

Height

78 B1 Lumenpulse BLDB-TM1-120_277-CSL-N10-40K-

CRI 80-5S

0.900 741 11 3.5

16 P1 Lithonia Lighting DSX1 LED P5 40K 80CRI BLC4 0.900 12150 138.16 20

7 P2 Lithonia Lighting DSX1 LED P5 40K 80CRI T5W 0.900 17162 138.16 20

61 W1 VISA LIGHTING OW1291-L35K-H 0.900 1286 14.1 5.5

6 W2 Kenall FS848R-0-PIA-MB-L90-DV 0.900 2903 75.7 6

4 W3 Lithonia Lighting WPX1 LED P2 40K Mvolt 0.900 2913 14.1 15

61 W4 Lithonia Lighting WDGE2 LED P3 40K 80CRI T4M 0.900 3147 32.1375 10
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PETITIONER 
Cypress Partners, LLC 
 
REVIEW TYPE 
3rd Revised Site Plan and Request to Amend Consent Judgment 
 
PROPERTY CHARACTERISTICS 

Section 17 

Site Location 22-17-101-032; East of Wixom Road, South of Grand River Avenue 

Site School Novi Community School District 
Watershed Huron River Watershed & Rouge River Watershed 
Site Zoning I-1, Light Industrial, with Consent Judgment (B-2, General Business) 

Adjoining 
Zoning 

North I-1, Light Industrial, with Consent Judgment (B-2, General 
Business) 

East I-1, Light Industrial 

West R-1, One-Family Residential 
South I-2, Heavy Industrial with PSLR (Planned Suburban Low Rise) 

Current Site Vacant 

Adjoining Uses 

North Sam’s Club 
East Vacant 
West Catholic Central High School & Target 
South Low-Rise Residential 

Site Size 24.77 acres 
Plan Date August 6, 2026 

 
PROJECT SUMMARY 
The subject property is governed by a Consent Judgment. The Consent Judgment limits 
development on the subject property to 100,000 square feet of retail use conforming to B-2 
(Community Business) zoning standards. The agreement binds both parties equally to its terms and 
runs with the land, acting as a covenant attached to the property, unless and until it is formally 
amended by mutual agreement. 
 
The parcel proposed for development is currently vacant, located immediately south of the Sam’s 
Club store and northeast of the Target store in the Novi Promenade development. The site includes 
an existing access drive to Wixom Road, a lawn area intended for future parking, and regulated 
wetlands and wetland mitigation areas to the east of the proposed development. 
 

 
PLAN REVIEW CENTER REPORT 

September 8, 2026 
Planning Review  

Novi Acres 
JSP25-0012 with Amendment to Consent Judgment 
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The total site area is approximately 24.71 acres, of which about 65% contains regulated wetlands and 
permanently preserved wetland mitigation areas. 
 
The applicant is requesting an amendment to the Consent Judgment to allow a 61-unit multi-family 
residential development on 7.17 acres, a 6,529-square-foot standalone retail building and associated 
parking on 1.53 acres. 
 
The Planning review letter and the associated chart identify several concerns (noted in bold and 
underline throughout the review letter) and request additional clarification or justification regarding 
the proposed use and its compatibility with surrounding uses. The applicant’s revised letter submitted 
with this application does not address these concerns. 
 
BACKGROUND 
In 1999, the original developer, Novi Equities, asked to rezone the property from I-1 (Light Industrial) 
to B-2 (Community Business), but the City Council denied the request. A later request for a use 
variance was also denied by the Zoning Board of Appeals. In 2000, the developer filed a lawsuit 
against the City, which was settled in July 2001 before going to trial. The terms of the settlement were 
outlined in a Consent Judgment, which acts like a development agreement. 
 
In 2015, the Consent Judgment was amended to allow changes to the sedimentation basin and 
wetland areas, increasing the amount of preserved open space. 
 
In 2023, the applicants proposed a multi-family apartment-style development with limited associated 
retail for the same location; however, the proposal did not advance beyond the Planning 
Commission meeting. 
 

 
MASTER PLAN FOR LAND USE & LAND USE NARRATIVE 
The 2025 Master Plan adopted by the Planning Commission identifies this property as Community 
Commercial. The Community Business (B-2) District generally falls within areas planned for Community 
Commercial. The subject site is zoned Light Industrial (I-1) but the Consent Judgment states that the 
subject site “shall conform to the uses permitted in the B-2 zoning district as described in the City of 
Novi Zoning Ordinance […],” which is consistent with the Community Commercial land use 
designation. 
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The Plan also identifies several trends in the residential market: 
 

• Residential market will remain relatively strong. Rising mortgage interest rates will taper the 
pace of sales. 

• There is a market for age-targeted housing for 55+ households with a focus on single-level 
living. 

• The decrease in the 35-44 age cohort suggests that families with younger children may find 
Novi’s housing inaccessible due to high costs. 

There is a movement to higher density residential (3-5 units/acre) to accommodate 1,700–2,100 
square foot homes with the ability to “age in place” as desirable to a variety of home purchasers. 

 
The proposed development consists of three-story townhouse units with living areas and bedrooms 
located on separate levels. While the Community Impact Statement (CIS) dated April 16, 2025, 
characterizes the project as being well-suited for "empty nesters," the proposed floor plans do not 
appear to align with the aging-in-place principles encouraged by the Master Plan. 
 
The Master Plan identifies a need for a broader range of housing options, including starter homes, 
workforce housing, and senior housing, to serve residents across various age groups and income 
levels. It further notes that a significant portion of Novi's existing housing stock may be financially 
inaccessible to first-time homebuyers and recommends promoting "missing middle" housing through 
infill and mixed-residential development, particularly along the Grand River corridor. 
 
The CIS also states that the project could provide short-term corporate housing for companies 
bringing executives to the area on temporary assignments. In support of the proposed land use 
change from commercial to residential/mixed-use, the applicant notes that commercial 
development rights have existed on the property for approximately 24 years, yet the site has 
remained vacant. The CIS therefore presents several arguments supporting a residential use of the 
property. 
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In a subsequent response letter dated May 11, 2026, the applicant clarified that the proposed units 
are intended to be owner-occupied. However, no updated CIS or supporting analysis has been 
provided to reconcile this clarification with the earlier references to empty nesters and short-term 
corporate housing. As a result, the anticipated resident profile remains somewhat unclear and could 
potentially range from young professionals and empty nesters to transient corporate occupants and 
permanent owner-residents. 
 
From a land use perspective, the location appears capable of accommodating a variety of 
residential demographics and, in our opinion, supports consideration of a transition from commercial 
to residential or mixed-use development. The site is near the Grand River corridor, with access to the 
SMART bus transit line. The density and compact arrangement of buildings is a result of much of the 
site being constrained by wetland and preserved area.  These site constraints are responsible for 
many of the deviations requested, which is typical of an urban-style development. In the mixed-use 
context of this site, greater density would make more sense than a lower density product, if City 
Council is open to reconsidering the terms of the Consent Judgment.    
 
MASTER PLAN AND ZONING COMMITTEE INPUT 
The plan was presented to the committee on April 15, 2026 meeting. The committee requested more 
renderings that show the development in context with the existing adjacent uses. 
 
The Committee generally expressed support for the proposed mixed-use development and 
discussed opportunities to strengthen the transition between the residential and commercial portions 
of the site through enhanced buffering, including fencing and additional landscaping along the 
Target parking lot frontage. 
 
The committee requested additional visual materials to better illustrate the relationship between the 
townhomes and existing retail uses. 
 
COMPATIBILITY WITH SURROUNDING LAND USE 
The Consent Judgment includes several binding conditions originally tailored for development of a 
traditional “big box” retail format. The applicant’s proposal to introduce multi-family residential 
development represents a substantial departure from the original developers’ intent. Notably, the 
permitted uses and dimensional standards in the B-2 zoning district differ significantly from those in 
the RM-2 (High-Density Mid-Rise Multiple-Family Residential) district, which the applicant is now 
proposing. 
 
Furthermore, the current site lacks sufficient screening or transitional buffers between the proposed 
residential use and adjacent commercial uses. Had the site originally been intended for residential 
development, berms and protective screening measures would likely have been required as part of 
the Sam’s Club and Target developments. 
 
The responsibility now falls to the current developer to ensure compatibility and mitigate potential 
land use conflicts (light spillover, traffic and noise etc.) for their future residents. The plan has been 
improved to better meet the screening requirements, so the waiver for the lack of berm is now 
supported in the Landscape Review.  
 
The surrounding land uses are shown on page 1. The compatibility of the proposed development 
with the zoning and uses on the adjacent properties should be considered by the Planning 
Commission in making the recommendation to City Council. In particular, the Planning Commission 
should review the plan carefully to ensure that any negative impacts are minimized and mitigated. 
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STUDY FINDINGS 

1. Traffic Impact Study: The applicant has submitted an addendum to the 2023 Traffic Impact 
Study. This addendum focused on comparison analysis of what could be developed under 
the current Consent Judgment versus the amendment proposed for 61 dwelling units with 
6,529 square feet of retail. See comments in the TIS Review letter. 

 
2. Community Impact Statement: Two narratives are included and reviewed with this submittal, 

one from the applicant’s representative and one from a planner.  
 

3. Land Use Study: The applicant has submitted a Community Impact Statement that presents 
several valid points supporting the viability of residential use over commercial use on the site. 
While the statement provides justification, it is not supported by a market study or land use 
study. 

 
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. 

Staff is requesting additional clarification on the following items. 
 

1. Street and Project Name  
At their May 16, 2025, meeting, the Project and Street Naming Committee denied the 
applicant’s suggested project name and a street name. Please review the letter and resubmit 
for approval. Please contact Stacey Choi at 248-347-0547 or e-mail at schoi@cityofnovi.org in 
the Community Development Department for additional information. 
 

2. Establishing Development Boundaries 
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The applicant is proposing a mixed-use development with separate residential and 
commercial components that are not physically or functionally integrated. The applicant 
should clarify how ownership and legal boundaries will be defined, specifically, whether the 
property will be formally split or if separate ownership will be established through a Master 
Deed. 
 
The existing lot boundaries appear to have been established as an afterthought during the 
Consent Judgment process. As a result, there are apparent inconsistencies and 
nonconformities, such as the Sam’s Club building not meeting minimum building setback 
requirements and the loading area encroaching beyond the lot line, and the Target parking 
lot encroaching into required setback areas, which eliminates space for buffer screening 
typically required between uses. These existing conditions must be considered when 
reviewing the proposed development, particularly in evaluating its compatibility with 
surrounding uses. 
 
This property presents a unique challenge due to its flag-shaped configuration. Splitting the 
parcel would create a residential lot without frontage on Wixom Road, making it 
nonconforming. To address this, we recommend either establishing development boundaries 
instead of relying solely on lot lines, or alternatively, the applicant may seek a deviation from 
the frontage requirement. 
 
For this review, the residential portion has an estimated net area of 7.17 acres, and the 
commercial portion is approximately 1.53 acres. Given the unique configuration of the lots 
and uses, the applicant shall provide a setback exhibit that clearly illustrates the ownership 
boundaries (lot lines) for each use, gross and net areas, identified yards and proposed 
setbacks.  
 

3. Residential Density and Room Count. 
The ordinance allows for two types of multi-family developments. A summary of proposed 
development compared to permissible standards in RM-1 and RM-2 is provided below. 
 

 RM-2 RM-1 Proposed Context 
Max density 15.4 5.4 Not specified; 

approximately 
8.5 (61 units/ 7.17 
net for 
residential) 

PSLR areas to 
the south allow 
up to 6.5 

Max lot 
coverage 

45% 25% 5.14%  

Max # of stories 5 stories 2 stories 3 stories  
Max room 
count 

157 157 244 Room counts 
are the same, as 
the 
development is 
less than 4 stories 

 
The presence of significant unusable areas of the site, such as wetlands and access drives, 
result in development being concentrated within a limited portion of the site, creating the 
appearance of greater density. As stated previously, the higher density appears compatible 
in the mixed-use context of the site.  
 

4. Yard setback restrictions (Sec. 3.8.2.E) 
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Within any front, side or rear yard, off-street parking, maneuvering lanes, service drives or 
loading areas cannot exceed 30% of yard area. The response letter refers to 36%. Requires 
deviation. 
 

5. Pedestrian Connectivity (Sec. 3.8.2.G) 
Five feet sidewalks on both sides of the Private drive are required to permit safe and 
convenient pedestrian access. Plans show a 5-foot-wide sidewalk connecting to Wixom Road 
on the north side and a 5-foot sidewalk along of the east side of the north-south access drive. 
Requires a deviation for absence of sidewalk on one side. 
 

6. Minimum Distance between the buildings (Sec. 3.8.2.H) 
The plans should include an exhibit that shows the calculation, indicate what is required and 
what is proposed in order to verify compliance and determine the deviation. 
 
Staff calculations determine that, while 30 foot distance between all buildings is proposed, a 
minimum distance of 84 feet between buildings 2 through 7 is required, while a minimum 
distance of 61 feet between buildings 1 and 8 is required.  
 
Calculation: (Total length of building A + total length of building B + 2(height of building + 
height of building B))/6 = minimum distance required. 
 
A deviation for distance between buildings is requested. 
 

7. RM-2 Required Conditions (Sec.3.8.3) 
The applicant has addressed how these conditions are met in the narrative: 

o In making its review of any proposed multiple development in an RM-2 district, the 
Planning Commission shall find that a proper relationship exists between local streets 
and any proposed service roads, driveways and parking areas to encourage 
pedestrian and vehicular traffic safety. 
 
Applicant response: This proposed development will have a direct drive from Wixom 
Road to the entry of this residential development. That drive will be directly in front of 
the commercial building which is part of this development. That drive has an existing 
traffic light at Wixom Road. Thus, traffic entering and exiting will be controlled by a 
traffic light. Moreover, it will not be necessary for any of the residents of this 
development to drive onto any other local street nor will they be required to drive 
through the parking lots of the Target Store or Sam's Club. The City has requested and 
the applicant has agreed to install a sidewalk from this development all the way out 
to Wixom Road for the safety of pedestrians. 
 

o All development features of the principal building or buildings, and any accessory 
buildings, such as architectural design and facade materials, shall be clearly shown 
and identified. 
 
Applicant response: The City has conducted a Facade review of this proposal and 
the architect has reported: "The percentages of all facades are in full compliance 
with the Facade Ordinance. The Applicant has provided the sample board required 
by Section 5.15.4.D of the Ordinance by way of colored photographs on the drawings. 
This, together with the renderings indicate carefully coordinated colors and texture 
that are consistent with the Facade Ordinance. A Section 9 Waiver is not required for 
this project." In addition the attached site plan sheets show in detail the architectural 
design of the buildings. 
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o All service roads, driveways, parking areas and open spaces shall be located and 
interrelated so as to minimize any adverse effects upon adjacent property, such as 
channeling excessive traffic onto local residential streets, lack of adequate or 
effective screening or buffering of parking and service areas. 
 
Applicant response: As stated above, there will be a direct drive from Wixom Road to 
this development with an adjacent sidewalk. There will be no traffic onto local 
residential streets. All necessary screening and buffering is being provided. It is also 
important to recognized that the traffic generated by this project is 90% less than what 
would be allowed under the current Consent Judgment with a 100,000 square foot 
big box retail store. 
 

o All buildings or building groupings shall be located so as to properly relate one to the 
other and to uses on adjacent properties. Circulation between buildings and within 
the site shall be carried out so as not to interfere with fire equipment access to the 
buildings. 
 
Applicant response: The Fire Department has given Conditional approval of the 
Preliminary Site Plan. The attached site plans show the adequate turning radii for fire 
vehicles. The buildings are situated so as to properly relate one to the other and interior 
circulation of the development. 

 
8. Private Easements 

Major drives that serve Target and Sams Club from Wixom Road are physically located on the 
subject parcel. The applicant should provide a copy of access easements or clarify how 
shared access is handled, prior to final site plan approval. 
 

9. 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. Please 
provide light levels on building facades, if information is provided at the time of final site plan, 
they are expected to comply. Any deviations at that time would require amendment to 
consent judgment. 
 

10. Average Light Level (Sec.5.7.3.L) 
The listed ratios on the plan appear to exceed maximum ratio. This could be misleading as 
the development boundaries are unique in this scenario. Please revise to comply or provide 
a justification. “Retail Parking” shows an average/minimum ratio of 4.74:1, while the maximum 
allowed is 4:1. 

 
DEVIATIONS FROM AREA, BULK, YARD, AND DIMENSIONAL REQUIREMENTS 
The Amendment to Consent Judgment may permit deviations from the strict interpretation of the 
Zoning Ordinance if approved by City Council. These deviations should be accompanied by a 
finding by City Council that “each Zoning Ordinance provision sought to be deviated would, if the 
deviation were not granted, prohibit an enhancement of the development that would be in the 
public interest, and that approving the deviation would be consistent with the Master Plan and 
compatible with the surrounding areas.” Such deviations must be considered by City Council, who 
will make a finding of whether to include those deviations in the proposed amendment. A list of 
deviations is as follows: 
 

1. Minimum Lot Area for B-2 (sec. 3.1.11.D.): A determination whether the minimum lot size 
requirement for commercial development is applicable for this development. A minimum of 
2 acres is required; the area encompasses about 1.54 acres. 
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Staff Comment: This is supported given the location within surrounding commercial uses. 
 

2. Total Number of Rooms (sec. 3.8.1.A.): A deviation to allow increase in room count for 3-story 
building (157 maximum allowed, 244 proposed). 
 
Staff Comment: This is supported if adequate buffers and appropriate open space for intended 
users and unsupported deviations are addressed. 
 

3. Building Orientation (Sec. 3.8.2.D): A deviation to allow buildings to be at 90-degree angle, in 
lieu of required 45 degrees.  
 
Staff Comment: This is supported. 
 

4. Yard Setback Restrictions (Sec. 3.8.2.E): A deviation for exceeding the maximum amount of 
permissible pavement area in front yard for residential. (30% maximum permitted, 36% 
proposed. 

 
Staff Comment: Staff supports the request for this deviation as there are not any conflicts with 
required landscaping or usable open space in this area. 

 
5. Pedestrian Connectivity (Sec. 3.8.2.G.): A deviation to allow sidewalk only on one side of the 

drive (both sides required). 
 

Staff Comment: This is supported because sidewalk connection is extended to Wixom Road 
providing a safe connection to public road and there is no room for the opposite side on the 
applicant’s property. 
 

6. Minimum Distance between buildings (Sec. 3.8.2.H): A minimum of 84 and 61 feet is required 
based on the calculation; 30 feet minimum is proposed. 

 
Staff Comment: This deviation is supported as the mixed use context is more consistent with 
an urban-style development. 
 

7. Average Light levels (Sec. 5.7.3.1): A deviation to allow overage ratio of average light level 
of the surface being lit to the lowest light of the surface being lit (4:1 maximum permitted, 
4.74:1 proposed for retail). 

 
Staff Comment: Provide additional information as required for a complete review and to 
identify the correct deviation. 

 
LANDSCAPE DEVIATIONS (Review: September 3, 2026) 
 

1. Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii): An 8-foot-tall pre-cast wall with 
evergreen trees is proposed in lieu of a 6–8-foot berm between the proposed development 
and an existing commercial use (Sams club).  
 
This is supported by staff. 
 

2. Multi-family Landscaping (Zoning Sec. 5.5.3.F.iii.): The ordinance requires foundation 
landscaping for a minimum of 35% of building frontages facing drives. The plan proposes 
about 12-13% for buildings 1, 4, 7, 8.  
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This is not supported. The applicant response letter indicates additional foundation 
landscaping has been provided, but it is not clear on the landscape plan what has been 
added as no trees or other plantings are shown.  

 
3. Parking Lot Landscaping (Zoning Sec. 5.5.3.C): The plan does not meet the minimum 

requirements for parking lot landscaping in the proposed retail area.  
 
This is supported, as the proposed landscaping would conflict with utilities in the bays at the 
east end of building. 

 
CONDITIONS OF ANY AMENDMENT TO THE CONSENT JUDGMENT (IF THE CITY COUNCIL AGREES TO THE 
AMENDMENT) 
The Amendment to a Consent Judgment typically involves a plan and specific conditions in 
conjunction with the request. The applicant and City Council would need to agree on a series of 
conditions to be included as part of the approval before the judgment goes before court.  
 
The applicant is required to submit a plan and a list of terms that they are willing to include within the 
agreement. The applicant has submitted a site plan showing the general layout of the driveways, 
parking, building, stormwater detention, and a general layout of landscaping throughout the 
development. At this time, staff can identify some conditions to be included in the agreement if the 
current design moves forward: 

 
1. Use: The use of the site shall be limited to 61 multi-family units consisting of buildings no 

greater than the building footprints shown on the concept plan, and a 6,529 square foot 
retail building 

2. Density: The unit density of the site shall not exceed the density shown on the plan. 
3. Parking: The proposed development shall provide sufficient parking as required by the 

Zoning Ordinance or through a shared parking study as part of the site plan submittal that 
indicates sufficient parking is provided. 

4. Open Space: The overall open space of the Novi Promenade shall be a minimum of 40% 
of the site and any existing preservation easements shall be maintained. Amenities within 
the open space areas shall be provided as shown on the plan. 

 
 
PLANNER RECOMMENDATION 
Approval of the Preliminary Site Plan is RECOMMENDED at this time for the following reasons: 
 

1. Residential use may be appropriate for this site and a change from the commercial use 
shown in the Master Plan and Consent Judgment could be justified. The revisions to the plan 
have addressed the concerns about screening between the proposed use and retail loading 
area to the north and additional justification has been provided for other deviations 
requested. One remaining landscape deviation is not supported for deficiency in foundation 
landscaping for 4 buildings, but some improvements appear to be proposed. 
 

2. The 2025 Master Plan recommends commercial use for this property. The CIS presents 
arguments supporting a change of use to residential in a mixed-use context that is more 
urban in nature. The compact arrangement of units results in many of the deviations 
requested from applicable development standards of the RM-2 District. The plan now 
provides more functional open space amenities that could help the residential use integrate 
more harmoniously into the existing retail-center context.  
 

3. The use of a previously disturbed infill site avoids wetland and woodland impacts that would 
be typical of most new development projects. The project is able to take advantage of the 
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surrounding existing utilities and road infrastructure instead of building new facilities, which is 
les impactful to the environment.  

 
4. Based on the Traffic Study, the current proposal for residential use would significantly reduce 

the number of trips generated compared to the allowable big box retail store that could be 
developed. 

 
SUMMARY OF OTHER REVIEWS:  
  

a. Engineering Review: Approval of the Preliminary Site Plan is recommended. Comments to be 
addressed in Final Site Plan submittal. 
 

b. Landscape Review: Approval of the Preliminary Site plan is not recommended at this time. 
The layout and landscaping require a landscape deviation that is not supported by staff. 
 

c. Wetland Review: The applicant has proposed no impact/fill to any wetlands on-site Approval 
of the Preliminary Site Plan is recommended, with request for minor edits. 
 

d. Woodland Review: No impacts to woodlands are proposed. 
 

e. Traffic Review: Approval of the Preliminary Site Plan is recommended. Comments to be 
addressed in Final Site Plan submittal. 

 
f. Façade Review: Design is in full compliance with the Façade Ordinance. Approval of the 

Preliminary Site Plan is recommended. 
 

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

 
NEXT STEP: PLANNING COMMISSION MEETING 
It is our understanding that the applicant would like to move forward to Planning Commission review 
and recommendation to the City Council. Please note that at this time, the Landscape review is not 
recommending approval. The applicant is scheduled to go before Planning Commission on 
September 23, 2026. The following materials must be submitted by the applicant one week prior to 
the September 23rd Planning Commission meeting: 

 
a. Any project renderings not included in the most recent electronic Preliminary Site Plan set 

 
b. Any new illustrations not included in the most recent electronic Preliminary Site Plan set, if 

applicable 
  
FUTURE STEP: CITY COUNCIL MEETING 
Because amendments to the Consent Judgment will be required, the revised Preliminary Site Plan will 
be forwarded to City Council for their determination for whether it is in the City’s interest to amend 
the Judgment.  
 
If City Council approves the Preliminary Site Plan and proposed amendment to the Consent 
Judgment, counsel for the parties will finalize the amendment and submit it to the Court for entry. 
 
FUTURE STEP: FINAL SITE PLAN SUBMITTAL 
If Preliminary Site Plan is granted approval with the required amendment of the Consent Judgment, 
the following shall be submitted for administrative Final Site Plan review and approval: 
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1. Seven copies of Final Site Plan addressing all comments from Preliminary review, consistent 
with the terms of the Consent Judgment 

2. Response letter addressing all comments and refer to sheet numbers where the change is 
reflected 

3. Final Site Plan Application 
4. Final Site Plan Checklist 
5. Engineering Cost Estimate 
6. Landscape Cost Estimate 
7. Other Agency Checklist 
8. Hazardous Materials Packet (Non-residential developments) 
9. Non-Domestic User Survey (Non-residential developments) 
10. No Revision Façade Affidavit (if no changes are proposed to building elevations)  
11. 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 approved) 
 
FUTURE STEP: ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
Once Final Site Plan approval is recommended, the following will be required 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. 
 
FUTURE STEP: STAMPING SET APPROVAL 
Stamping sets will be required for this project.  After having received all the ESS review comments 
from City staff the applicant should make the appropriate changes on the plans and submit 10 size 
24” x 36” copies with original signature and original seals, to the Community Development 
Department for final Stamping Set approval.  
 
 
If you have any questions concerning the above review or the process in general, please contact 
me at (248) 347-0484 or bdoane@cityofnovi.org. 
 
 
____________________________ 
Bradley Doane, Planner 
 

_____________________________
Bradley Dooane Planner



 
Items in Bold need to be addressed by the applicant with next submittal. Italicized items should be noted. 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

 

Zoning and Use Requirements 

Master Plan Community Commercial 

Multiple-Family 
Residential and 
Retail Center – 
narrative 
provided 

No See letter review for more 
detail 

Zoning B-2, Community Business 
(Consent Judgment) 

RM-2, High-
Density, Mid-Rise 
Multiple-Family 
Residential with 
retail as a special 
land use 

No 
An amendment to the 
consent judgment would 
be required. 

Uses Permitted  
(Sec 3.1.11.B & C) 

B-2 Uses permitted listed in 
Section 3.1.11.B & C 

Multiple-Family 
Residential (RM-2) No See letter review for more 

detail 
Residential: Height, Bulk, Density, and Area Limitations (Sec. 3.1.8.D) 
Frontage on a 
Public Street 
(Sec. 5.12) 

Frontage on a Public Street is 
required 

Frontage on 
Wixom Road Yes  

Access to a Major 
Throughfare (Sec. 
5.13) 

Vehicular access shall be 
provided only to an existing or 
planned major thoroughfare 
or freeway service drive OR 
access driveway on other 
street type is not across street 
from existing or planned 
single-family uses 

Complies Yes  

Minimum Zoning 
Lot Size for each 
Unit: in Acres 
(Sec 3.8.1) 

RM-2 Required Conditions 
 
See below 

Unit mix and 
height provided 

Yes  

Minimum Zoning 
Lot Size for each 
Unit: Width in Feet 
(Sec 3.8.1) 

Unit mix and 
height provided 

Yes  

Open Space Area 
(Sec. 3.1.8.D) 

200 sf Minimum usable open 
space per dwelling unit 
 
For a total of 61 dwelling units, 
required Open Space: 12,200 
SF 

Balconies: 4,778 sf 
Designated open 
space: 7,610 sf 
Total: 12,388 sf 

Yes  

Maximum % of 
Lot Area Covered 
(By All Buildings) 

45% 5.14% Yes  

Building Height  
(Sec. 3.1.8.D) 

65 ft or 5 stories, whichever is 
less 3 stories, 41 ft tall Yes  

PLANNING REVIEW CHART: B-2, Community Business w/Consent Judgment 

Review Date: September 8, 2026 
Review Type: 3rd Revised Preliminary Site Plan 
Project Name: JSP25-0012 NOVI ACRES 

50-22-17-101-032; East of Wixom Rd, South of Grand River Ave 
Plan Date: August 6, 2026 
Prepared by: Brad Doane, Planner   

E-mail: bdoane@cityofnovi.org Phone: (248) 347-0484 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Minimum Floor 
Area per Unit 
(Sec. 3.1.8.D) 

Efficiency 400 sf NA NA  

1 bedroom 500 sf NA NA  

2 bedroom 750 sf Complies Yes  

3 bedroom 900 sf Complies Yes  

4 bedroom 1,000 sf NA NA  

Maximum 
Dwelling Unit 
Density/Net Size 
Area (Sec. 
3.1.8.D) 

Efficiency 5% NA NA  

1 bedroom 
and 
Live/Work 
(1 
bedroom) 

31.1 du/net ac. 
Max 33% NA NA  

2 bedroom 20.7 du/net ac. NA NA  

3+ 
bedroom 

RM-2 req: 
15.6 du/net ac. 
 
RM-1 req: 
5.4 du/net ac. 
 

61 dwelling units/ 
7.17 net acres 
(residential 
acreage) 
= 8.5 du/net ac. 

Yes 

 

Residential (RM-2) Building Setbacks (Sec. 3.1.8.D, Sec. 3.6.2.B, and Sec. 3.8.2.C – if applicable) 
Front (West) 75 feet 466.54 feet Yes 

 
Side (West) 75 feet 75 feet Yes 
Side (North) 75 feet 105.73 feet Yes 
Side (South) 75 feet 75 feet Yes 
Rear (East) 75 feet 790.66 feet Yes 
Residential (RM-2) Parking Setbacks (Sec. 3.6.2.B) Refer to applicable notes in Sec. 3.6.2 
Front (West) 75 feet 75 feet Yes 

Not indicated, 
approximate dimensions 
are measured. 

Side (North) 20 feet >50 feet Yes 
Side (South) 20 feet Complies Yes 
Rear (East) 20 feet 30.76 feet Yes 
Retail (B-2) Building Setbacks (Sec. 3.1.11.D) 
Front (West) 40 ft.  50 ft. Yes 

Sheet C3.0 refers to RM-2 
setbacks for required retail. 

Side (North) 30 ft.  68.08 ft. Yes 
Side (South) 30 ft.  57 ft. Yes 
Rear (East) 30 ft.  863.78 ft. Yes 
Retail (B-2) District Parking Setbacks (Sec. 3.1.11.D) Refer to applicable notes in Sec. 3.6.2 
Front (West) 20 feet >50 feet Yes 

See above comment. Side (North) 10 feet 
Not shown; 
appears to 
comply 

Yes 

Side (South) 10 feet NA NA 
Rear (East) 10 feet ~20 feet Yes 
RM-2: Note to District Standards (Sec. 3.6.2) 
Area 
Requirements 
(Sec. 3.6.2.A) 

Pursuant to the definition 
contained in Section 2.2, lot 
width shall be measured 

Reduction not 
proposed at this 
time 

Yes  



JSP25-0012 NOVI ACRES     Page 3 of 15 
3rd Revised Preliminary Site Plan Review  September 8, 2026 

 

 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

between the two points 
where the front setback line 
intersects the side lot lines. 
Within the residential districts, 
where a main building is 
placed behind the front 
setback line, the distance 
between the side lot lines shall 
not be reduced below 90% of 
the required minimum lot 
width at any point between 
the front set back line and 
such main building. The 
purpose of this amendment is 
to protect against the 
creation within the city of 
irregularly-shaped flag lots. 

Structure Setback 
Requirements 
(Sec. 3.6.2.B) 

For all uses permitted other 
than single-family or two-
family residential, the building 
or structure setback shall at 
least equal to: (1) the height 
of the main building; (2) 
seventy-five (75) feet; or (3) 
the setback required in the 
Development Standards of 
Section 3.1 of this Ordinance, 
whichever is greater. 
However, the minimum 
building setback from access 
streets may be reduced to 
fifty (50) feet for fire 
department structures where 
quick access to the street 
network is required. For all off-
street parking lots serving any 
use other than single-family 
residential, the setback from 
any interior side or rear lot line 
shall be not less than twenty 
(20) feet, and the setback 
from the front and any 
exterior side lot line shall 
comply with the building 
setback required for such uses 
specified above. Further, for 
churches there shall be no 
parking in the front yard. (See 
also Section 4.10.) 

75 foot building 
setback from all 
property lines is 
required and is 
met 

Yes  

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. 

Complies Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Wetland/Waterco
urse Setback (Sec 
3.6.2.M) 

A setback of 25 feet from 
wetlands and from high 
watermark course shall be 
maintained 

30.76 feet; see 
Sheet C3.0 Yes  

Retail, B-2 District: Note to District Standards (Sec. 3.6) 
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.  

 Yes  

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

Front yard parking permitted if 
setback requirements of 
district and landscaping 
standards of Section 5.5.3 are 
observed  

No front yard 
parking proposed NA  

Setback Abutting 
a Residential 
District 
(Sec 3.6.2.L) 

Minimum yard setback shall 
be 20 feet >20 feet Yes  

Wetland/Waterco
urse Setback  
(Sec 3.6.2.M) 

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

30 ft.  Yes  

Parking setback 
screening 
(Sec 3.6.2.P) 

Required parking setback 
area shall be landscaped per 
Section 5.5.3. 

  See Landscape Review 

Modification of 
parking setback 
requirements  
(Sec 3.6.2.Q) 

The Planning Commission may 
modify parking setback 
requirements based on 
conditions listed in Sec 3.6.2.Q 

 NA  

RM-1 & RM-2 District Required Conditions (Sec. 3.8 & 3.10) 

Total number of 
rooms 
(Sec. 3.8.1.B) 

For RM-2 building less than 4-
stories, RM-1 regulations 
apply: 
Total No. of rooms permitted = 
Net site area in SF/2000  
312,325 SF/2000 = 157 rooms 
 

61 four-bedroom 
units proposed 
= 244 rooms 
proposed 
 
A total of 7.17 
acres for 
residential area is 
used in the 
maximum 
calculation 

No 

A Deviation to allow 
increase in room count for 
3-story building would be 
required 

Public Utilities 
(Sec. 3.8.1) 

All public utilities should be 
available Shown Yes  

Dwelling Unit Size 
(Sec. 3.8.1.C) 
 
An extra room 
such as den, 
library or other 
extra room count 
as an additional 
bedroom 

Dwelling 
Unit Size 

Room Count *  

Efficiency 1  NA 

 

1 bed* 
(live/work 
included) 

2  NA 

2 bedroom 3  NA 
3 or more 
bedrooms 4 61 four-bedroom 

units = 244 rooms No 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

proposed 
Setback along 
natural shoreline 
(Sec. 3.8.2.A) 

A minimum of 150 feet along 
natural shoreline is required.  No shoreline NA  

Structure frontage 
(Sec. 3.8.2.B) 

Each structure in the dwelling 
group shall front either on a 
dedicated public street or 
approved private drive. 

Drives will be 
private Yes  

Maximum length 
of the buildings 
(Sec. 3.8.2.C) 

A single building or a group of 
attached buildings cannot 
exceed 180 ft.  

180 feet Yes  

Modification of 
maximum length 
(Sec. 3.8.2.C) 

Planning Commission may 
modify the extra length up to 
360 ft if common areas with a 
minimum capacity of 50 
persons for recreation or 
social purposes. Additional 
setback of 1 ft. for every 3 ft. 
in excess of 180 ft. from all 
property lines. 

 NA Applicant is not seeking a 
modification at this time. 

Building 
Orientation 
(Sec. 3.8.2.D) 

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 45 degrees to property line.  

Building is not 
currently angled, 
required to be 
angled 45  

No 
A Deviation would be 
required as part of the 
Consent Judgement. 

Yard setback 
restrictions 
(Sec. 3.8.2.E) 

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

36% No 
A Deviation would be 
required as part of the 
Consent Judgement. 

Off-Street Parking 
or related drives 
(Sec. 3.8.2.F) 
 
Off-street parking 
and related drives 
shall be… 

No closer than 25 ft. to any 
wall of a dwelling structure 
that contains openings 
involving living areas 

Parking on 
garage aprons 
only 

NA  

No closer than 8 ft for other 
walls  NA  

No closer than 20 ft from ROW 
and property line  NA  

Pedestrian 
Connectivity 
(Sec. 3.8.2.G) 

5 feet sidewalks on both sides 
of the Private drive are 
required to permit safe and 
convenient pedestrian 
access.  

5-foot-wide 
sidewalk 
connecting to 
Wixom Road. 5-
foot sidewalk 
along portion of 
north-south 
access drive 

No 

A Deviation would be 
required as part of the 
Consent Judgement. 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

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

Connected to 
main sidewalk 
system 

Yes  

All sidewalks shall comply with 
barrier free design standards 

Barrier free 
markings shown TBD See Traffic Review. 

Minimum 
Distance between 
the buildings 
(Sec. 3.8.2.H) 

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

A minimum of 30 
feet is proposed. 
The minimum 
required is 84 feet 

No 

A deviation is required for 
not meeting the minimum 
distance between the 
buildings. 

Minimum 
Distance between 
the buildings 
(Sec. 3.8.2.H) 

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. 

A minimum of 30 
feet is proposed. 
The minimum 
required is 84 feet 

No See above 

B-2 District Required Conditions (Sec. 3.10) 

Business 
Establishments 
(Sec. 3.10.1.A) 

All business establishments 
shall be retail or service 
establishments dealing 
directly with customers. All 
goods produced on the 
premises shall be sold at retail 
on premises 

Shall comply   

Building Height 
(Sec. 3.10.2.A) 

The maximum height of 
buildings may be increased to 
42 feet (up to 3 stories) for a 
development that does not 
abut a residential district 

20 feet proposed Yes  

Business, 
Servicing, 
Processing  
(Sec. 3.10.2.B.) 

All business, servicing or 
processing except for off-
street parking, 
loading/unloading, and those 
outdoor sales uses permitted 
in Section 3.1.11.C, shall be 
conducted within completely 
enclosed buildings 

No outdoor 
activities 
proposed at this 
time 

Yes  

Loading 
Requirements 
(Sec. 3.10.3.A) 

No truck well, loading dock, 
overhead door or other type 
of service bay door shall face 
a major thoroughfare, nor an 
abutting residential district. 
Pedestrian exits or emergency 
door are permitted on such 
building facades. 

600 sf of loading 
area proposed  Yes  

Off-Street Parking & Loading Requirements 
Off-street parking 
Sec. 5.2.2 

Off-street parking spaces may 
be located within a rear yard 
or within a side yard which is 
in excess of the minimum side 
yard setback unless otherwise 

complies 
 

Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

provided in this Ordinance. 
Off-street parking shall not be 
permitted within a front yard 
nor within a minimum side 
yard setback unless otherwise 
provided in this Ordinance. 

Number of 
Parking Spaces 
Residential, 
Multiple-family 
(Sec. 5.2.12.A) 

Two (2) for each dwelling unit 
having two (2) or less 
bedrooms and two and one-
half (2 ½) for each dwelling 
unit having three (3) or more 
bedrooms 

Residential: 
61 units = 153 
spaces required 
 
34 surface 
spaces, 122 
garage spaces 
are provided 
= 158 total spaces 
provided 

Yes  

5.2.13 Parking spaces for those with 
physical disabilities shall be 
designed and provided as 
part of the minimum number 
of parking spaces required by 
this Ordinance  

   

Barrier Free 
Spaces 
Barrier Free Code 

To be determined  

Two van 
accessible barrier 
free spaces are 
provided each for 
retail and 
residential use 

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  

Landbank Parking 
(Sec.5. 2.14) 

Maximum number of 
Landbank spaces: 25% of 
required parking 

Not proposed NA 
  

Plug-In Electric 
Vehicle (PEV) 
charging stations 
(Sec. 5.2.15) 

installation and operation of 
Plug-In Electric Vehicle (PEV) 
charging stations and 
charging spaces within off-
street parking areas  

Not proposed NA 
  

Off-Street Stacking Space, Layout Standards, Construction and Maintenance 

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 

- 24 ft. two-way 
drives 

- 9 ft. x 17 ft. 
parking spaces 
with buffer or 
sidewalk as 

Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

these locations and along 
landscaping 

required 
- 8 ft. x 23 ft. 

parallel spaces  

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 

 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  

Bicycle Parking Facility Requirements 
Minimum number 
of Bicycle Parking  
(Sec. 5.16.1) 
Multiple-family 
residential 

 
Residential: One (1) space for 
each five (5) dwelling units 
Required: 14 Spaces 
Retail: Five (5) percent of 
required automobile spaces, 
minimum two (2) spaces  

Applicant states 
they will be 
provided in 
garages 
6 spaces near 
plaza/open 
space area 
2 spaces are 
provided for retail 

Yes  

Permissible Yard 
(Sec. 5.16.1.B.) 

Off-street bicycle parking 
facilities may be located in 
any yard subject to meeting 
the parking setback 
requirements 

Located in side 
yard (south) for 
retail  

Yes  

Location 
(Sec. 5.6.1.D.) 

Bicycle parking facilities shall 
be located along the 
principal building entrance 
approach line and be clearly 
visible and easily accessible 
from the approach and 
building entrance being 
served.  

Located in side 
yard (south) for 
retail  
 
6 spaces are 
provided near 
open space on 
north side 

Yes  

Location 
(Sec. 5.16.1.E.) 

Bicycle parking facilities shall 
be no greater than one-
hundred twenty (120) feet 
from the entrance being 
served or the nearest 

Located in side 
yard (south) for 
retail  

Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

automobile parking space to 
that entrance. 

Location 
(Sec. 5.16.1.F.) 

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

N/A N/A  

Bicycle Parking 
Lot layout 
(Sec 5.16.5.A) 

Parking space width: 7 ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane width: 4 ft.  
Parking space depth: 2 ft. 
single; 2.5ft. double 

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

Yes  

(Sec. 5.B & 5.C) 

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

- Shall be accessible via 6 ft. 
paved sidewalk 

Complies Yes   

Miscellaneous Site Standards 

Fences (Sec. 5.11) Fences shall comply with 
section 5.11 None proposed NA  

Off-Street Loading 
and Unloading 
(Sec. 5.4.) 

Off-street loading is required 
for commercial uses 

600 sf of space 
provided Yes  

Residential 
Entranceway  
(Sec. 5.8.) 

may be permitted and may 
be located in a required yard, 
except as provided in Section 
5.9 Corner Clearance,  

One entryway 
sign is indicated.   

A separate sign permit 
shall be approved prior to 
installation. Deviations from 
sign requirements are 
subject to ZBA approval 
per consent judgment.  

Corner Clearance 
(Sec. 5.9) 

No fence, wall, plant material, 
sign or other obstruction shall 
be permitted within the clear 
view zone above a height of 
2 feet from established street 
grade 

 TBD Note Corner Clearance 
zone on site plan and 
landscape plans 

Entryway lighting  
(Sec. 5.7.N) 

One streetlight is required per 
entrance.  

Existing streetlights 
at Wixom Road Yes  

Accessory Uses & Structures 

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 for 
residential  
Proposed for retail 

NA Individual trash pick up 
service 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

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 

Complies for retail Yes   

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

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

None proposed 
at this time NA  

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.  

   

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 

   

Lighting Plan  
(Sec. 5.7.2.A.i) 

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

Provided  Yes   

Building Lighting 
(Sec. 5.7.2.A.iii) 

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

Not provided No 

Please provide light levels 
on building facades, If 
information is provided at 
the time of final site plan, 
they are expected to 
comply. Any deviations at 
that time would require 
amendment to consent 
judgment.  

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

Specifications for all proposed 
& existing lighting fixtures    

Photometric data    
Fixture height    
Mounting & design    
Glare control devices     
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

(Also see Sec. 5.7.3.D) 
Type & color rendition of 
lamps    

Hours of operation    

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. 

20 ft. maximum 
pole lights 
10-15 ft. wall lights 

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 

Notes added to 
plan Yes  

Indoor Lighting 
(Sec. 5.7.3.H) 
 

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

   

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 

 TBD Need more information. 
See review letter 

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 

LED lights 
proposed Yes   

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. 

Full cut-off fixtures 
proposed Yes  

Min. Illumination  
(Sec. 5.7.3.L) 

Parking areas: 0.2 fc min  Yes All minimums are met 
Loading & unloading areas: 
0.4 fc min Not applicable NA  

Walkways: 0.2 fc min  Yes  
Building entrances, frequent 
use: 1.0 fc min  Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Building entrances, infrequent 
use: 0.2 min  Yes  

Average Light 
Level (Sec.5.7.3.L) 
 

 4.74:1 retail No A deviation is required 

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 
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 

   

Consent Judgement Review 
Total Green and 
Open Space 
(Item 11, A) 

-The total green and open 
space, including preservation 
areas and interior 
landscaping, shall be 
preserved and maintained by 
the Developer on the 
property, and shall be a 
minimum of 40% of the total 
(not including 2.34 acres of 
right-of-way) land area. 

Not Provided TBD 

Applicant must verify that 
40% of total green/open 
space will be maintained 
in Novi Promenade 
development 

Landscape Areas 
(Item 11, B) 

The landscape areas […] shall 
be constructed and 
preserved by the Developer, 
and shall be subject to the 
maintenance obligations set 
forth in this judgment. 

Shall comply Yes See Landscape Review. 

Gross Building 
Area – Retail 
(Item 12, A) 

Retail “B” located on this 
property, which shall not 
exceed 100,000 square feet. 

  

Applicant is requesting to 
modify the size and use as 
part of the amendment to 
the Consent Judgment. 

Uses Permitted 
(Item 12, B) 

Retail “A,” “B” and “C” shall 
conform to the uses permitted 

B-2 uses for retail 
building No Applicant is requesting to 

modify the size and use as 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

in the B-2 zoning district as 
described in the City of Novi 
Zoning Ordinance […] 

RM-2 Proposed 
for residential. 

part of the amendment to 
the Consent Judgment. 

Uses Not 
Permitted (Item 
12, D) 

Arcades and adult business 
uses (or any other uses 
involving sexually explicit 
activities, all as defined in the 
City Zoning Ordinance, as 
amended) shall not be 
permitted. 

 Yes Shall comply 

Parking (Item 12, 
E) 

Plaintiffs shall provide 1,725 
parking spaces for Retail “A,” 
“B” and “C.” 

1,470 spaces 
proposed  - 
deviation of 251 
spaces 

No 
Applicant is requesting an 
amendment of this as part 
of the Consent Judgment. 

Non-Motorized Facilities 
Active Mobility 
Plan 

Improving Access to 
Shopping and Dining 

Access provided 
from Wixom Road 
sidewalk to Retail 
and Residential  

Yes 

 

Sidewalks 
(Subdivision 
Ordinance: Sec. 
4.05) 

Sidewalks are required on 
both sides of proposed drives 

Only shown on 
one side of main 
access drive, and 
partially on N/S 
drive 
Sidewalk shown 
south to Target 
parking lot 
 

No 

Applicant is requesting a 
deviation to provide 
sidewalk on only one side 
as there is no room 
available on both sides. 

Public Sidewalks  
(Chapter 11, 
Sec.11-276(b), 
Subdivision 
Ordinance: Sec. 
4.05) 

Connection to main sidewalk 
on Wixom Road required. 

Connection 
provided  Yes  

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 

Provided Yes See review letters for any 
missing information 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

public or private). 

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 

Some projects may need 
approval from the Street & 
Project Naming Committee 

  
Contact Stacey Choi at 
248.347.0547 or via email 
schoi@cityofnovi.org 

Parcel Split or 
Combination or 
Condominium 
Approval 

Any parcel splits or 
combinations or 
condominium approvals must 
be completed before 
Stamping Set approval. 

   

Legal Requirements 
Master 
Deed/Covenants 
and Restrictions 
 

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

 TBD  

Conservation 
easements 

Conservation easements may 
be required for woodland 
impacts 

Additional 
wetland and 
woodland 
easements may 
be required 

TBD 
Draft documents would be 
required prior to stamping 
set approval.  

Consent 
Judgement 
Amendment 

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 

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

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details. 
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 
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APPLICANT 
Cypress Partners LLC 

REVIEW TYPE 
Revised Preliminary Plan 

PROPERTY CHARACTERISTICS 
Site Location:   Located on the east side of Wixom Road south of Grand River …. 
…..
..
Site Size:
Plan Date:
Design Engineer:

Avenue, between Sam’s Club and Target. Project is located in 
the northwest quadrant of tion 17 of the City of Novi.  
 Overall parcel is 24.77 acres,  acres will be impacted 
 01/08/2026 
 Jim Butler - PEA Group 

PROJECT SUMMARY
Construction of 8 multi-family residential buildings with 61 units total. And a 6,529
square foot commercial building with associated parking. Site access will be provided
via Wixom Road.

Water service would be provided by an extension from the existing 12-inch water
main on site. A domestic lead will need to be provided to serve each building, along
with two additional hydrants. A portion of the water main shall also need to be
relocated near the proposed commercial building.

Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer on-site. A monitoring manhole will be needed for the commercial
building and leads will be provided for each building on-site.

Storm water will be collected and discharged to the on-site detention basin for the
entire development located on the south side of the property.

RECOMMENDATION
Approval of the Revised Preliminary Site Plan is recommended. At this time, the plan 
meets the general requirements of the design and construction standards as set forth in 
Chapter 11 of the City of Novi Code of Ordinances, the Storm Water Management 
Ordinance and the Engineering Design Manual with the following items to be addressed 
at the time of Final Site Plan submittal: 

PLAN REVIEW CENTER REPORT 
3/11/2026 

Engineering Review 
Novi Acres 
JSP25-0012 
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COMMENTS 
1. Only at the time of the printed Stamping Set submittal, provide the City’s 

standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), storm 
sewer (2 sheets), paving (2 sheets) and Boardwalks/Pathways (1 sheet). The 
most updated details can be found on the City’s website under Engineering 
Standards and Construction Details.  

2. Provide soil boring data for the borings shown on the site plan, this can be 
provided with the final site plan submittal.   

3. Right-of-way dedication is requested, the proposed right-of-way on Wixom 
Road has been shown.  

4. 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. ‘No Parking’ 
signs on the north side of buildings 5 and 6 look like they are close to the 
proposed parking spaces, it is recommended to move them.  

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

6. 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. 

7. 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. 

8. Indicate if any light poles are proposed in front of the buildings where the 
entrances are located.  

WATER MAIN 
9. Revise basis of design, 100 should be used for the GPCPD value not 150.  
10. It is recommended that you connect to the existing stub on the west side of 

your property to create a looped system. This is recommended in the case of 
a water main break where the existing connection is proposed, the entire 
residential development will be without water.  

11. A tapping sleeve, valve and well is required at the connection to the existing 
water main. 

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

13. Provide a profile for all proposed public water main 8-inch or larger. 
14. 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. 
15. 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”. 
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16. Provide a separate domestic lead and, if required by the Fire Marshal, a 
minimum 6-inch fire lead for the commercial building with a unique shut-off 
valve for each. 

17.  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. 

18. 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 
19. Irrigation plans will be provided at time of final site plan submittal.  

SANITARY SEWER 
20. Remove the old note for the proposed monitoring manhole, also the existing 

sanitary sewer manhole that is next to the building can be the monitoring 
manhole.  

 
21. If any of the existing sanitary sewer on your site is not located within a dedicated 

easement, it will need to be dedicated at this time. 
22. 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. 
23. 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. 

24. Illustrate all pipes intersecting with manholes on the sanitary profiles. 
25. At time of final site plan submittal, an electronic copy of the utility plans along 

with the Michigan Department of Environment, Great Lakes & Energy (EGLE) 
permit application, and the Streamlined Sanitary Sewer Permit Certification 
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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 
26. Show and label all roof conductors and show where they tie into the storm 

sewer. If roof leads do not tie into the storm sewer the water cannot flow across 
sidewalks or pavement where there will be freeze or thaw issues.  

27. 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.   

28. Provide profiles for all storm sewer 12-inch and larger. All storm pipes accepting 
surface drainage shall be 12-inch or larger.  

29. 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.  

30. Illustrate all pipes intersecting storm structures on the storm profiles. 
31. 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. 

32. Provide Storm sewer basis of design table for the proposed storm sewer at time 
of final site plan submittal.  

STORM WATER MANAGEMENT PLAN  
33. It is recommended that the applicant clean out the existing pre-treatment 

structure and restore the basin access drive if it is no longer there.  
34. A time of concentration of 20 minutes should be used.  
35. Applicant has provided stormwater detention calculations for the site; the 

existing basin will be used for this development. Additional detention storage is 
not required.  

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

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

and material type for each pavement cross-section being proposed.   
38. Provide existing and proposed contours on the Grading Plan at the time of the 

Final Site Plan submittal.   
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SOIL EROSION & SEDIMENT CONTROL 
39. 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 
40. Off-site easements not anticipated at this time. 

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL: 
41. A letter from either the applicant or the applicant’s engineer must be submitted 

with the next submittal highlighting the changes made to the plans addressing 
each of the comments listed above and indicating the revised sheets involved. 
Additionally, a statement must be provided stating that all changes to the plan 
have been discussed in the applicant’s response letter. 

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

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

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

_______________________________ 
Humna Anjum, EIT 
Project Engineer 

cc: Lindsay Bell, Community Development  
Stacey Choi, Planning Assistant  
Kate Purpura, Engineering 
Ben Croy, City Engineer 

_________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ _______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
Humna Anjum, EIT
P j t E i
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Review Type        Job #   
Third Revised Preliminary Site Plan Landscape Review  JSP25-0012 
 
Property Characteristics 
 Site Location:   Wixom Road, south of Sam’s Club  
 Site Acreage:  24.78 ac. 
 Site Zoning:   I-1 Proposed RM-1 with PRO 
 Adjacent Zoning: North, East, South, West: I-1 (Commercial Use) 
 Plan Date:    5/6/2026 

 
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 Preliminary Site Plan submittal and underlined items must be addressed no later than Final 
Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. 
This review and the accompanying landscape chart are summaries and are not intended to 
substitute for any Ordinance.  

Recommendation: 
This project is not recommended for approval for Preliminary Site Plan. The majority of comments 
from the previous revised plan have not been corrected.  

LANDSCAPE DEVIATIONS THAT MAY BE REQUIRED FOR PROPOSED LAYOUT: 
 Deficiency in screening between the site and the Sam’s Club loading areas and Target 

parking lot – supported by staff due to increased screening from the Sam’s Club loading zones. 
 Deficiency in foundation landscaping of Buildings 1, 4, 7 and 8 – not supported by staff 
 Lack of trees in two commercial building interior islands – supported by staff due to utility 

conflicts if alternative plantings are proposed in those two islands 
 
Please change the city project number on the cover sheet to JSP25-0012.  

Ordinance Considerations 

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2)) 
1. An accurate tree survey is provided and replacements for the removed woodland 

replacement trees are proposed. 
2. Please add four more replacements per the calculations or add a note stating that a 

contribution to the tree fund will be made for the four trees.  

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. The residential project is adjacent to I-1 zoned property with a commercial use.  At a 

minimum, a 6-8 foot tall, landscaped berm is required between the uses.  No such berm is 
proposed.  An 8-foot-tall pre-cast wall with evergreen landscaping in front is now proposed 
for the east loading area (which has been reduced in size), and the west loading area. The 
proposed substitution requires a landscape deviation.  It would be supported by staff. 

2. Please be sure that the shrubs proposed within the swale in the north-south island west of 
Buildings 2 and 5 to species that can withstand wet soils and road salt.  

PLAN REVIEW CENTER REPORT
September 3, 2026 
Novi Acres 
Third Revised Preliminary Site Plan - Landscaping 
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Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 
1. The project does not require any additional right-of-way berm or landscaping. 
2. The landscaping on the boulevard island at Wixom Road is in poor condition and an 

acceptable replacement landscape plan for it is proposed.   
 

Multi-family Landscaping: (Zoning Sec. 5.5.3.F.iii.) 
1. Unit landscaping: 

Based on the number of ground-floor units (61), 183 multifamily unit trees are required for 
the site and are provided. 

2. Interior drive trees - All required interior drive trees are provided.   
3. Building foundation Landscaping  

a) 35% of the building frontage facing drives are required to be landscaped  
b) Buildings 1 and 8 have 12% of their frontages facing the interior drive with landscape 

space, Buildings 4 and 7 now have 13%, so a landscape deviation is required.  It would 
not be supported by staff.  See the landscape chart for a detailed discussion of the 
issue. 

c) Detailed foundation landscaping plans are required on the Final Site Plans. 
 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C)  

1. The required parking lot landscaping interior area and trees and perimeter trees are 
proposed for the commercial area, but utility conflicts in the bays at the east end of the 
building require a landscape deviation.  That deviation is supported by staff as alternative 
landscape in the islands is proposed. 

2. The required accessway perimeter trees are provided along the drive to Wixom Road.  18 
are required for the north-south drive and 18 are provided.   
 

Plant List (LDM 4, 10) 
1. 29 of 33 species used (88%) are native to Michigan. 
2. When detailed foundation landscaping plans are developed, please do not reduce the 

percentage to less than 60% 
3. The tree mix meets the diversity requirements of LDM Section 4. 
4. Please break out the woodland replacement trees from the other landscaping plant lists.  

 
Planting Notations and Details (LDM 10) 

Provided 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

No new detention basin is proposed so no new landscaping is required for this project. 
 
Irrigation (LDM 10) 

If an irrigation system will be used a plan for it must be provided in the Final Site Plans. 
 

If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 520.971.0551 or drichards@giffelswebster.com. 
 

 

David Richards – Landscape Architect 
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Review Date: September 2, 2026 
Project Name: JSP25-0012: Novi Acres 
Project Location: East side of Wixom Road, south of Sam’s Club  
Plan Date: August 6, 2026 
Prepared by: David Richards, Landscape Architect  

E-mail: drichards@giffelswebster.com 
Phone: 520.971.0551  

 
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 Preliminary Site 
Plan submittal and underlined items must be addressed no later than Final Site Plans. Please follow guidelines 
of the Zoning Ordinance and Landscape Design Guidelines. This review and the accompanying landscape 
chart are summaries and are not intended to substitute for any Ordinance. 
 
LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR PROPOSED PLAN: 
 Deficiency in screening between the site and the Sam’s Club loading areas – supported by staff 
 Deficiency in foundation landscaping of Buildings 1, 4, 7 and 8 – not supported by staff 
 Lack of trees in two commercial building interior islands – supported by staff due to utility conflicts  

 
Please change the city project number on the lower right corner of the cover sheet to JSP25-0012. 
 

Item Required Proposed Meets 
Code Comments 

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

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 10) 

 New commercial or 
residential 
developments 

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

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

 Overall Plan: 1” = 
40 ft 

 N & S Plans: 1” = 
20 ft 

Yes  

Owner/Developer 
Contact Information  
(LDM 10) 

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

Yes Yes  

Project Information 
(LDM 10) Name and Address Location map on 

Sheet L-1.0 Yes  

Survey information 
(LDM 10) 

Legal description or 
boundary line survey Sheets C-1.0 – C1.2 Yes  

Landscape Architect 
contact information 
(LDM 10) 

Name, Address and 
telephone number of Lynn Whipple - PEA Yes  
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Item Required Proposed Meets 
Code Comments 

RLA/PLA/LLA who 
created the plan 

Sealed by LA.  
(LDM 10) 

Requires original 
signature 

Copy of seal and 
signature on all 
landscape plan 
sheets 

Yes  

Miss Dig Note 
(800) 482-7171 (LDM 
10) 

Show on all plan sheets Yes – on title block Yes  

EXISTING CONDITIONS 

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 10.h) 

 Show location type 
and size. 

 Label to be saved or 
removed. 

 Plan shall state if none 
exists. 

 Tree Survey on 
Sheets T-1.0 and 
1.1 

 Removals are 
indicated. 

 A total of 32 
replacement 
trees are shown 
as required but 
only 28 are 
proposed. 

 Wetlands on site 
are delineated – 
and shown on the 
topographic 
survey and the 
tree survey. 

 Yes 
 Yes 
 No 
 Yes 

1. Please add 4 
replacement trees or 
add a note that a 
deposit to the tree 
fund will be made for 
4 trees. 28 still shown. 
Not complete. 

2. Please use fewer 
Nyssa sylvaticas as 
woodland 
replacements and 
add Quercus 
macrocarpa as a 
replacement for 
some of them. 10 
nyssas total. No 
quercus 
macrocarpas. Please 
complete 

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

Soil type (LDM 10) 
As determined by Soils 
survey of Oakland 
county 

Sheet L-1.0 
 Marlette sandy 
Loam 

 Capac sandy 
loam 

 Houghton & 
Adrian mucks 

Yes  

Zoning (LDM 10) 
Show zoning of all 
adjacent parcels on the 
landscape plan 

Shown on C-3.0 
 Site: I-1 with 
consent judgment 

 North, East, South, 
West: I-1 

Yes  

PROPOSED IMPROVEMENTS (LDM 10) 

Existing and 
proposed 
improvements 

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

 Dimensions on 
Sheets C-3.0, 3.1 
and 3.2 

 All elements are 
included on the 

Yes  
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Item Required Proposed Meets 
Code Comments 

landscape plans 

Existing and 
proposed utilities 

 Overhead and 
underground utilities, 
including hydrants 

 Proposed light posts 

 Proposed utilities 
are shown Sheets 
C-6.0, 6.1 and 6.2, 
and on the 
Landscape Plans 

 No light posts are 
shown 

 Yes 
 No 

Please add all 
proposed light fixtures 
to the landscape plan 
and resolve tree/pole 
conflicts such that all 
required trees can be 
planted.  

Proposed topography 
- 2’ contour minimum  

Provide proposed 
contours at 2’ interval 

Proposed spot 
elevations on 
Sheets C-4.1 and 
4.2 

Yes  

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

Provided Yes   

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 (Zoning Sec 5.5.3.A & LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.3.A) 

Residential adjacent to 
industrial requires: 
 10-15-foot-tall berm 

with 6-foot-wide crest. 
 Opacity 80% winter, 

90% summer. 
 
Residential adjacent to 
commercial requires: 
 6-8-foot-tall berm with 

5-foot-wide crest. 
 Opacity 80% winter, 

90% summer. 

 No berm is 
proposed 
between the 
buildings and the 
Sam’s Club 
loading areas 

 The reduced east 
loading area is 
shown on the 
landscape plans 
is screened with 
an 8-foot-tall 
precast wall with 
evergreen trees 
and shrubs 
planted in front. 

 An 8-foot-tall 
precast wall with 
an arborvitae 
hedge is also 
proposed for the 
western Sam’s 
Club loading area 

 The screening 
shrubs along the 
Target drive 
would all be 
located in a 

 No 
 No 
 No 
 Yes 

1. A landscape 
deviation would be 
required for the 
screening for both 
loading areas.  It 
would be supported 
by staff.  

2. Please use shrub 
species along the 
north-south frontage 
that will be able to 
withstand wet soils 
and road salt.  
According to what I 
found, winterberry is 
not tolerant at all.  
Viburnum dentatum, 
Aronia arbutifolia 
and Cornus sericea 
are moderately 
tolerant.  Myrica 
pensylvanica is 
highly salt tolerant so 
you could use more 
of that.  

3. Please add the pre-
cast wall detail to the 
plans.  
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Item Required Proposed Meets 
Code Comments 

swale. 

Adjacent to Public Rights-of-Way (Zoning Sec 5.5.B and LDM 1.b) (PROPOSED ZONING RM-2 with CONSENT 
JUDGMENT 

Greenbelt width  
 Adj to parking: 20 ft 
 Not adj to parking: 34 
ft 

Site is over 567 feet 
from Wixom Road 
and no changes to 
the greenbelt area 
are proposed 

Yes  

Min. berm crest width 2 ft 0 ft Yes  

Min. berm height  3 ft 0 ft Yes  

3’ wall (4)(7) No wall is proposed    
Canopy deciduous or 
large evergreen trees 
(7)(10)(11) 

NA – not adjacent to 
ROW None Yes  

Sub-canopy 
deciduous trees 
Notes (5)(6)(10)(11) 

NA – not adjacent to 
ROW None Yes  

Canopy deciduous 
trees in area between 
sidewalk and curb 
(10) 

NA – not adjacent to 
ROW None Yes  

Multi-Family Residential (Zoning Sec 5.5.3.F.iii)  

Multi-family Unit 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

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

 61 units * 3 = 183 trees 
 Up to 25% of 
requirement can be 
subcanopy trees 

183 trees 
 96 large 
evergreens 

 42 deciduous 
canopy trees 

 45 subcanopy 
trees (25%) 

Yes  

Interior Street 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

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

 (927-230)/35 = 20 trees 
– no trees are required 
along the inside of the 
drive due to the 
building locations vis a 
vis the drive (within 20 
feet) 

27 trees proposed 
along interior drive Yes 

If an island is too small 
for even a subcanopy 
tree, please add salt-
tolerant shrubs to the 
island. 
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Item Required Proposed Meets 
Code Comments 

Foundation 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

35% of building façades 
facing road must be 
landscaped 
 
For the purpose of this 
review, the drive around 
the site is considered to 
be the interior drive 
while the accessway 
between Buildings 2, 3, 5 
and 6 is not. 

 Buildings 2 and 5: 
More than 35% of 
the building 
facing the road is 
landscaped 

 The rear of 
Buildings 3 and 6 
only face a 
garage access 
way, not an 
interior drive 

 Buildings 1, 4, 7 
and 8 have 13% 
or less of 
greenspace area 
facing the interior 
drive. 

 It is not clear if 
some plants are 
proposed on the 
road ends of 
Buildings 2-7. 

 Yes 
 No 
 TBD 

1. A landscape 
deviation is required 
for Buildings 1, 4, 6, 7 
and 8.  It would not 
be supported by staff 

2. Please at least add 
shrubs and other 
plantings in the 
narrow islands that 
can’t support even a 
subcanopy tree and 
along the sides of 
buildings 2-7 where 
trees can’t be 
placed.  Those 
plantings could 
count toward the 
frontage 
requirement in 
consideration of 
support of the 
waiver, but the 
design is not 
preferable at all and 
support is still not 
likely. 

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

General requirements  
 Clear sight distance 
within parking islands 

 No evergreen trees 

No blocking 
landscape is 
indicated in 
Commercial or 
Residential lots 

Yes  

Name, type and 
number of ground 
cover 

As proposed on planting 
islands 

Irrigated seed lawn 
is indicated Yes  

Parking lot Islands  
(Zoning Sec 5.5.3.c.ii, 
iii) 

 A minimum of 200 SF 
to qualify 

 200sf landscape 
space per tree 
planted on the island. 

 6” curbs 
 Islands minimum width 
10’ BOC to BOC 

 Residential: No 
parking lots are 
provided – only 
bays along one 
side of drive 

 Commercial: 
islands are 
provided but 
aren’t labeled 
properly 

 NA 
 No 

Please correctly show 
the SF of all islands in 
the commercial area 
that can count toward 
the requirement. 

Curbs and Parking 
stall reduction (Zoning 
Sec 5.5.3.c.ii) 

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

All spaces are 
either 17 long 
(perpendicular 
parking) or 20 feet 
long (parallel spots) 

Yes  
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Item Required Proposed Meets 
Code Comments 

Contiguous space 
limit (Zoning Sec 
5.5.3.c.ii.o)) 

Maximum of 15 
contiguous spaces 

Maximum bay is 15 
spaces long on 
residential section, 
11 in commercial 
section 

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 
 
Commercial: 10540sf * 
7.5% = 791 sf 

Calculations are 
provided Yes  

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

B = x SF x 1% = B sf NA   

All Categories 

C = A+B  
Total square footage 
of landscaped islands 

A + B = C SF 
 
Residential: NA 
 
Commercial:   
C = 790+0=790sf 
 

Residential: 0 sf 
 
Commercial: 1020sf 

 NA 
 Yes  

Number of canopy 
trees required (Zoning 
Sec. 5.5.3.D) 
 
D = C/200 

 C/200 = D Trees 
 Minimum 200sf/tree 

 
 Commercial: 790sf 

Commercial: 4 
trees Yes  

Parking Lot Perimeter 
Trees (Zoning Sec 
5.5.3.c.ii) 

 1 Canopy tree per 35 lf  
 
 Commercial: 350/35 = 
10 trees 

10 trees Yes  

Accessway Perimeter 
Trees (Zoning Sec 
5.5.3.C.iv.j). 

1 canopy tree per 35lf of 
drives without parking 
 
North-south 
development drive 
between Sam’s Club 
and Target: 
(360+135+150)lf/35 = 18 
trees 
 
Drive to Wixom Road: 
180lf/35 = 5 trees 

North-South Drive: 
 5 trees east of 
commercial 
building – double-
counted as 
Commercial 
parking lot 
perimeter or 
parking lot interior 
trees 

 10 trees west of 
Buildings 2 and 5 

 3 trees west of 
building 1 

Drive to Wixom Rd. 
 5 trees south of 
commercial 
building 

 North-
south 
drive: 
Yes 

 East-
west 
drive: 
Yes 
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Item Required Proposed Meets 
Code Comments 

Miscellaneous Landscaping Requirements 

Commercial Building 
Foundation (Zoning 
Sec 5.5.3.D) 

 A = Bldg perimeter less 
doorways x 8 

 A = 298lf * 8 = 2384 sf 
 
Landscape areas must 
be a minimum of 4 feet 
wide. 

 2413 sf The areas 
on the north side 
of the building 
are only about 3 
feet wide 

 No 
 No 

1. Please widen the 
landscape islands 
along the north side 
of the building to at 
least 4 feet as is 
required by the 
ordinance. 

2. Please provide 
detailed foundation 
landscape plans in 
the Final Site Plans. 

Plantings around Fire 
Hydrant (Zoning Sec 
5.5.3.c.ii.j) 

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

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

 There appears to 
be adequate 
spacing for the 
hydrants 

 A Fire Department 
Connection  
(FDC) is shown on 
the Commercial 
Building with a 
note stating no 
plantings shall 
block it. 

 Yes 
 Yes 
 

 

Landscaped area (g) 

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

  

Please add subcanopy 
trees or shrubs in narrow 
residential islands that 
can’t support a canopy 
tree. 

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

As proposed on planting 
islands 

Groundcovers are 
indicated with 
hatching 

Yes  

Snow deposit (LDM 
10) 

Show leave snow 
deposit areas on plan in 
locations where 
landscaping won’t be 
damaged 

Yes Yes  

Transformers/Utility 
boxes 
(LDM 6) 

 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 

None shown TBD 

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

2. If the locations aren’t 
available, please 
estimate the number 
of boxes that will be 
needed and add an 
allowance of 10 
shrubs per box on the 
plant list and label as 
such. 
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Item Required Proposed Meets 
Code Comments 

Detention/Retention 
Basin Planting 
requirements (Zoning 
Sec. 5.5.3.e, LDM 3) 

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

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

 10” to 14” tall grass 
along sides of basin 

 Refer to wetland for 
basin mix 

 Include seed mix 
details on landscape 
plan 

It appears that the 
stormwater will be 
handled by the 
existing basin 

TBD 

If any changes to the 
pond are required, the 
modified areas of the 
pond will need to be 
landscaped per the 
current ordinance. 

Landscape Notes and Details– Utilize City of Novi Standard Notes 

Plant List (LDM 4,11) – 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. 

 No more than 10% of 
the non-woodland 
replacement trees 
may be of a single 
species, or 15% of a 
single genus 

 Woodland 
replacement trees 
should be removed 
from the tree diversity 
calculation. 

 29 of 33 species 
used (74%) are 
native to 
Michigan. 

 The tree diversity 
is satisfactory for 
all species 

 Yes 
 Yes 

1. When foundation 
plantings are 
provided, please 
work to keep the 
percentage of 
native species used 
to at least 60%. 

2. Do not use Betula 
nigra as a woodland 
replacement tree as 
it is not on the 
woodland 
replacement chart. 

Type and amount of 
lawn  Areas not provided 

in SF  Need for final site plan 

Cost estimate (LDM 
10.h.(11)) 

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

No  Need for final site plan 

Planting Details/Info (LDM Part III)  
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings Yes Yes  

Evergreen Tree  Yes Yes  
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Item Required Proposed Meets 
Code Comments 

Shrub  Yes Yes  

Multi-stem tree  Yes Yes  
Perennial/ 
Ground Cover  No No Provide detail on 

landscape plans if used. 

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

Cross-Section of Berms (LDM 1.a.(1)) 

Slope, height and 
width 

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

No berms are 
proposed so no 
cross section is 
provided 

TBD  

Type of Ground 
Cover   NA   

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 overhead 
utilities are on the 
site 

NA  

Walls (LDM 10 & Zoning Sec 5.5.3.vi) 

Material, height and 
type of construction 
footing 

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

No walls are 
proposed NA 

Add the details for the 
pre-cast screening walls 
near Sam’s Club 

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

 NA   

Notes (LDM 10) 
Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

 Provide intended date 
 Between Mar 15 – Nov 
15 

Mar 15 - Nov 15 Yes  

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

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

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

Yes Yes  

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

Shall be northern nursery 
grown, No.1 grade. Yes Yes  
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Item Required Proposed Meets 
Code Comments 

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

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

General Landscape Requirements (LDM)  

General Conditions 
(LDM 11) 

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

Yes Yes  

Irrigation 
(LDM 10.l.) 

A fully automatic 
irrigation system and a 
method of draining 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. 

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 taken   

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

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

 Refer to LDM section 
11.b for more details 

On plant list   

Plant size credit 
(LDM11.b) NA No    

Prohibited Plants 
(LDM 11.b) 

Do not use any plants 
on the Prohibited 
Species List 

None are used Yes  

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

Label the distance from 
the overhead utilities 

No overhead 
utilities are on the 
site 

NA  

Collected or  None   
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Item Required Proposed Meets 
Code Comments 

Transplanted trees 
(LDM 11.b.(2)(c) 

Nonliving Durable 
Material: Mulch (LDM 
12) 

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

 Specify natural color, 
finely shredded 
hardwood bark mulch. 

On details Yes  
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June 2, 2025 

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

Submitted electronically to lbell@cityofnovi.org  

Re: Novi Acres Wetland Review (Preliminary Site Plan; JSP25-12) 

Dear Lindsay, 

Merjent, Inc. (Merjent) has conducted a site plan review of the preliminary site plan (PSP) for the Novi Acres 
Project (Project). Merjent reviewed the plans for conformance with the City of Novi’s (City) Wetlands and 
Watercourse Protection Ordinance, Chapter 12 Article V and Section 3.6(2)(M) of the City’s Zoning 
Ordinance. The Project is located southeast of the intersection of Grand River Avenue and Wixom Road 
on Parcel 50-22-17-101-032 in Section 17 of the City (site). The site contains City-regulated wetlands 
(Figure 1).  
 
Merjent understands this Project may have had components previously reviewed under the Station Flats 
Project (JSP23-02). In addition to this Project, Merjent reviewed previous documents reviewed by the 
Mannik and Smith Group (MSG) in March 2023 and May 2023 for the JSP23-02 Project. MSG 
recommended conditional approval of the previous site plan but recommended that wetland flagging be 
replaced due to the placement of flagging being potentially mowed or falling off in the future. 
 
This review may reference information from MSG’s previous reviews while also providing information from 
Merjent’s current review of the Project. 
 
Wetlands 

Wetland Recommendation: Merjent recommends approval of the Novi Acres PSP, with request for 
minor edits on-site. Additional comments have been provided to meet the City’s Wetlands and Watercourse 
Protection Ordinance. 

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

 City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both 
wetland and property limits depicted on the City’s map are considered approximations (Figure 1). 

 Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE). 

 Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory 
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (provided 



 
 

 

 

in Pre-app Review). NWI and MIRIS wetlands are identified by the associated governmental bodies' 
interpretation of topographic data and aerial photographs. 

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

Permits and Regulatory Status 

Merjent conducted a site visit on May 30, 2025 and concurs with MSG’s findings of a wetland being located 
on-site and that a conservation easement is located southeast of the proposed development and was 
established via an agreement between the City of Novi and Novi Promenade Holdings, LLC in November 
2016. Wetland southeast of the proposed development and the conservation easement on-site are likely 
regulated by EGLE. 

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

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

Wetland Mitigation Not Required 
Environmental Enhancement Plan Not Required 

Wetland Buffer Authorization Not Required 
EGLE Wetland Permit Likely Not Required* 

Wetland Conservation Easement Not Required 
*Requirements for EGLE permits cannot be determined by Merjent nor the City of Novi. Final jurisdictional 
determination of wetland permits in the State of Michigan is at the discretion of EGLE. 
 

Wetland Review Comments 

1. The applicant has proposed no impact/fill to any wetlands on-site. Therefore, no wetland permit is 
required from the City of Novi for this Project. Jurisdiction of EGLE-regulated wetlands can only be 
determined by EGLE, but due to no proposed impacts to wetlands on-site, it is likely that a permit from 
EGLE for impacts to wetlands will not be required for this Project. 

 
2. 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. 

- No impacts to wetlands are proposed for this Project and therefore, no mitigation is required 
for the Project. 
 

3. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section 
3.6(2)(M) of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all 
districts a wetland and watercourse setback, as provided herein, unless and to the extent, it is 
determined to be in the public interest not to maintain such a setback. The intent of this provision is to 
require a minimum setback from wetlands and watercourses". The established wetland and 
watercourse buffer/setback limit is 25 horizontal feet, regardless of grade change. The Applicant should 
consider modification of the proposed limits of disturbance boundaries in order to preserve wetland and 
wetland buffer areas. The preservation of the 25-foot wetland buffer areas (also referred to as the “25-
foot wetland setback/buffer) is important to the overall health of the wetlands, especially after site 



 

development. The existing buffer serves to filter pollutants and nutrients from storm water before 
entering the wetlands, as well as to provide additional wildlife habitat. 

 
4. 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 
May 30, 2025 and flagging has fallen off or been removed since the original delineation reviewed by 
MSG. It is requested that flagging be replaced and remain throughout the course of construction 
if/when the Project receives final approval. 
 

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

- While not required for site plan approval, the applicant is encouraged to provide conservation 
easements for any undisturbed wetlands and associated 25-foot wetland buffer not impacted. 

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 Wetlands Map 
Attachment A – Site Photographs 
 
CC:  
Stacey Choi, City of Novi, schoi@cityofnovi.org  
Rick Meader, City of Novi, rmeader@cityofnovi.org 
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org 
Matt Pudlo, Merjent, matt.pudlo@merjent.com 



 
 

 

 

Figure 1. City of Novi Regulated Wetlands Map 
Approximate Site boundary is shown in red. 

(Approximate) Regulated Wetland areas are shown in blue.



 

 

Attachment A 
Site Photographs 
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Overview of wetland on-site with no flagging 
 

 
 

Overview of wetland on-site with no flagging 
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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, Milad 
Alesmail, Stacey Choi, Kate Purpura 
 

  AECOM
39575Lewis Drd 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP25-12 – Novi Acres Revised Preliminary 
Traffic Review  
 
From: 
AECOM
 
Date: 
March 10, 2026 

  
 

 

Memo 
Subject: JSP25-12 – Novi Acres 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 provided below and applicable deviations are adequately addressed to 
the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Cypress Partners, is proposing 61 owner-occupied residential units and a separate 6,529 SFT retail 

building. 
2. The development is located on the east side of Wixom Road, between Grand River Avenue and 11 Mile Road. Wixom 

Road is under the jurisdiction of the City of Novi.  
3. The site is zoned I-1 (Light Industrial). The applicant is requesting to amend the previously approved Consent 

Judgement to allow for RM-2 (High-Density Multiple-Family). 
4. The following traffic-related deviations are being requested by the applicant: 

a. Sidewalk on one side of the drives only. 

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

 
ITE Code: 220 – Multifamily Housing (Low-Rise), Unknown type of retail (assumed as ‘Strip Plaza’ for the 

calculation) 
Development-specific Quantity: 61 Dwelling Units, 6,529 SFT 
Zoning Change: N/A 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold?

AM Peak-Hour Trips 42 + 22 32 + 13 100 No 
PM Peak-Hour Trips 47 + 57 29 + 29 100 Yes 

Daily (One-Directional) Trips 466 + 504 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 
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hour, or if the project meets other specified criteria.  
 

Trip Impact Study Recommendation 

Type of Study: Justification 

RTIS/TIS 

The TIS study was conducted and reviewed in 2023 with the site plan of that 
time, with 158 dwelling units. The revised site plan reduced the dwelling units 

significantly (158 to 61) and added 6,529 sq ft of retail.  
 

Trip generation comparison submitted with allowed building use and analysis 
suggests a reduction in the trips compared to the Shopping Plaza/Super 

Market. However, Strip retail plaza added to Single Family Attached housing, 
and the resulting total trips (919) are more than the TIS study conducted last 

time, with 707 weekday trips.   
 

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 Dimensioned Partially Met 12’ radius below range, 

15’ minimum required.  
2 Driveway Width | O Figure IX.3 Varies and 

matches 
existing 

Met  

3 Driveway Taper | O Figure IX.11 - N/A  
3a Taper length - N/A  
3b Tangent - N/A  
4 Emergency Access | O 11-194.a.19 - N/A No changes proposed. 
5 Driveway sight distance | O Figure 

VIII-E 
- N/A Does not directly access 

City road. 
6 Driveway spacing    
6a Same-side | O 11.216.d.1.d - N/A Does not directly access 

City road. 
6b Opposite side | O 11.216.d.1.e - N/A Does not directly access 

City road. 
7 External coordination (Road agency) - N/A  
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
8 External Sidewalk | Master Plan & 

EDM 
5’  Met A sidewalk connection is 

proposed between the 
development and the 
existing sidewalk along 
Wixom Rd.  

9 Sidewalk Ramps | EDM 7.4 & R-28-K Indicated and 
detail 
provided 

Met  

10 Any Other Comments: 
 

 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 600 SFT on west 

side of retail 
building 

Met  

12 Trash receptacle | ZO 5.4.4 Indicated in NW 
corner of retail 
building, not 
proposed at 
residential 

Met The applicant could 
indicate how trash will be 
collected in the 
residential area. Truck 
turning path included. 

13 Emergency Vehicle Access Turning 
movements 
provided 

Met   

14 Maneuvering Lane | ZO 5.3.2 Varies, 24’ 
minimum 

Met  

15 End islands | ZO 5.3.12    
15a Adjacent to a travel way 3’ shorter than 

adjacent space 
Partially Met Provide all radius 

dimensions at retail 
building.  

15b Internal to parking bays - N/A  
16 Parking spaces | ZO 5.2.12 26 proposed at 

retail building, 32 
proposed 
throughout 
residential area 

 See Planning letter. 
Revise label of “6” 
parallel parking spaces 
to “5” for the northern 
parallel parking spaces 
on sheet C-3.1. 

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

<15 spaces Met  

18 Parking space length | ZO 5.3.2 17’ with 2’ clear 
overhang at retail 
building and 20’ 
parallel spaces  

Met  

19 Parking space Width | ZO 5.3.2 9’ Met  
20 Parking space front curb height | ZO 

5.3.2 
4” in front of 17’ 
spaces and 6” 
everywhere else  

 Partially Met Revise the integral curb 
and sidewalk detail on 
sheet C-9.1 to 4” height 
in front of 17’ parking 
spaces. 



Memo 
 

 
 

 

AECOM 
 

 
4/5 

 

INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
21 Accessible parking – number | ADA 2 required, 2 

proposed at retail 
building, 2 
proposed at 
proposed amenity 
open space 

Met  

22 Accessible parking – size | ADA 8’ spaces with 8’ 
aisle  

Met  

23 Number of Van-accessible space | 
ADA 

1 required, 1 
proposed 

Met  

24 Bicycle parking    
24a Requirement | ZO 5.16.1 Provided within 

garages, 2 
proposed at retail 
building 

Met  

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

5.16.1, Text Amendment 18.301  
Indicated Partially Met The bike rack detail on 

sheet C-9.2 shows 4 
spaces but the plan 
calls for 2 spaces. The 
layout should match 
standards in Text 
Amendment 18.301.  

25 Sidewalk – min 5’ wide | Master 
Plan 

5’, 7’ with 2’ 
overhang at 
parking 

Partially Met The applicant is 
requesting a deviation 
for sidewalk on only 
one side of a minor 
drive. Dimension 
sidewalk for the 
proposed amenity open 
space.  

26 Sidewalk ramps | EDM 7.4 & R-28-
K 

Indicated Met  

27 Sidewalk – distance back of curb | 
EDM 7.4  

No offset Met Sidewalk abuts parking. 

28 Cul-De-Sac | O Figure VIII-F N/A - - 
29 Turn Around | | ZO 5.10 Not dimensioned Not Met Dimension turn around 

at the retail building. 
30 Major Drive | | ZO 5.10 N/A - Drive aisle around 

building is not considered 
a “major drive”.  

31 Any Other Comments:  
 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Shown on sign 

details 
Met  
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
33 Signing table: quantities and sizes Not included Not Met Include in sign legend on 

site plan the sizes, sign 
code and quantities for 
any proposed signs. 

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

Partially included Partially Met Include full note. 

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

Partially included Partially Met Include full note. 

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

Included Met Shown on sign details. 

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 

Not included Not Met Include note. 

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

Not included Not Met Include note. 

40 Parking space striping notes Indicated Partially Met The site plan indicates 4” 
white but the detail on 
sheet C-9.1 shows 
double white markings, 
update detail to match 
site plan.  

41 The international symbol for 
accessibility pavement markings | ADA 

Not included Not Met Provide detail. 

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

 
There is a “Do Not Enter” sign shown in the sign legend 
but not on site plan, remove any sign details that are not 
proposed on the site plan.  

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

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

Sincerely,  

AECOM 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PE 
Project Manager 
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March 3, 2026 
 
City of Novi Planning Department              
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 
 
Re:  FACADE ORDINANCE, Revised Preliminary Site Plan (RPSP) 
Novi Acres, JSP25-12,  Façade Region: 1,  Zoning District: I-1 
 
Dear Ms. McBeth; 
This review is based on the drawings prepared by Toll Brothers (undated). The 
percentages of façade materials proposed for each building are shown below. The 
minimum and maximum percentages allowed by the Façade Ordinance are shown 
in the right-hand column. This project is considered “residential style architecture” 
with respect to Footnotes 10 & 14 of the Façade Chart. 
 
 

Townhomes, 5-Unit Buildings Front Left Right Rear
Ordinance 
Maximum 

(Minimum)
Brick 55% 53% 53% 33% 100% (30% Min.)
Wood Siding, Horiz. Pattern (Cement Fiber) 7% 44% 44% 26% 50%
Composite Panels 5% 0% 0% 0% 25%
Asphalt Shingles 28% 0% 0% 38% 50%
Trim 5% 3% 3% 3% 15%
TL 100% 100% 100% 100%  
 

Townhomes, 8 & 9 Unit Buildings Front Left Right Rear
Ordinance 
Maximum 

(Minimum)
Brick 58% 53% 53% 33% 100% (30% Min.)
Wood Siding, Horiz. Pattern (Cement Fiber) 7% 44% 44% 26% 50%
Composite Panels 5% 0% 0% 0% 25%
Asphalt Shingles 24% 0% 0% 38% 50%
Trim 6% 3% 3% 3% 15%
TL 100% 100% 100% 100%  
 
 
 
 
 
 
 

Façade Review Status Summary:  
Approved – Full Compliance, Section 9 
Waiver Not Required 
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Recommendation – The percentages of all facades are in full compliance with the 
Façade Ordinance. The applicant has provided the sample board required by Section 
5.15.4.D of the Ordinance by way of colored photographs on the drawings. This, 
together with the renderings indicate carefully coordinated colors and texture that 
are consistent with the Façade Ordinance. A Section 9 Waiver is not required for this 
project.   
 
General Notes:  
1. Inspections – The Façade Ordinance requires inspection(s) for all façade 
materials. It is the applicant’s responsibility to request the inspection at the 
appropriate time, prior to installation. Inspections may be requested using the Novi 
Building Department’s Online Inspection Portal with the following link.  
 
 
Sincerely, 
DRN & Architects PC 
 
 
 
Douglas R. Necci, AIA 
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May 13, 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: Novi Acres (fka Station Flats)  
 
PSP#24-25-019 
JSP25-12 
 
Project Description:  
                  Build 7 multi-tenant/multi-story structures with a single story 
Commercial building.  
 
Comments: 

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

 For new buildings and existing buildings, you MUST comply 
with the International Fire Code Section 510 for 
Emergency Radio Coverage. This shall be completed by 
the time the final inspection of the fire alarm and fire 
suppression permits. 

 Corrected from previous review 3/27/23 KSP- 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.) 

 Corrected from previous review 3/27/23 KSP- An 
unobstructed outside turning radius of 50 feet minimum 
and an inside turning radius of 30 feet maximum are to be 
provided at intersections of private or public roadways 
and cul-de-sacs.  (International Fire Code 503.2.4) (South 
entrance from Target). 

 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)) 

 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 
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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) 

 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. 

 Shall add Fire Department Connection(s) - FDC on the 
plans for review. 

 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) 

 Landscaping shall not obstruct the FDC. 
 Corrected and received on previous review in 12/2024. 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.  

 Water main sizes shall be put on the plans for review.  
 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))  
By the retail building. 
 

 
Recommendation:  
                           Approved with Conditions.  
 
Sincerely, 

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

 


