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The Ivanhoe Companies 

6689 Orchard Lake Road #314 West Bloomfield, MI 48322 
Office:  248-626-6114 Cell:  248-520-6980 

February 22, 2016 

Planning Commission 
City of Novi  
45175 Ten Mile Road  
Novi, MI 48375 

Re: Beacon Hill Park PRO at northeast corner of 12 Mile and Meadowbrook Roads 

Planning Commissioners and City Staff/Consultants: 

We are pleased to present the attached revised PRO (Planned Rezoning Overlay) for the site at the northeast 
corner of 12 Mile and Meadowbrook Roads.  These plans include significant revisions and additional details since 
the concept was presented to Master Plan and Zoning Subcommittee on March 24, 2015 and later the Planning 
Commission at the Public Hearing in September of 2015.  Our changes respond to the input provided at the 
Master Plan and Zoning subcommittee meeting, various city staff and consultant reports, discussion with the 
Planning Commission, public comments at the hearing, and meetings we held with our neighbors including two 
meetings with representatives of Tollgate Farms.    

As you know, while much of the surrounding area has developed, this site has remained undeveloped.  
According to the land owner, while there has been interest in development of this parcel over the years, none of 
those interested considered development of the site under the current RA zoning to be marketable.  Key 
changes that influence development for this parcel include proximity to the M-5 interchanges, the redesign of 
12 Mile Road into a high capacity roadway, and the potential to build off the synergy of the medical and office 
uses being developed nearby along 12 Mile Road.    

The property directly abutting the site’s east border has been acquired by the Armenian Church for future 
construction of a religious institution campus with a community center.  The owner of our site had originally 
planned development that would have included a tax-exempt private school and religious campus.  After 
determining not to pursue development for its own institutional uses, the owners have contemplated various 
types of other uses including a church, synagogue, mosque, school, banquet, or worship facility, a 159,000 
square foot commercial Life Style Center, and a variety of multiple family residential concepts (previous 
development concepts considered are included in this package).   

While each of those development alternatives appeared reasonable and economically feasible, we ultimately 
informed the owner that we were not the right developer to attempt to rezone the entire 20-acre parcel for 
those types of uses.  The Ivanhoe Companies have always specialized in well -designed residential and/or mixed 
residential developments that are considerate of natural features.  We reached agreement with the land owner 
to pursue a development that is more consistent with the City’s vision and respects the unique environmental 
features on this site, particularly the creek and wetlands.   

Over the past two years, the Ivanhoe Companies have been deeply involved in evaluation of development 
options for this 20-acre property in consideration of the site’s features, adjacent uses, visibility to traffic along 
12 Mile Road, and the city’s planning goals.  We have gone through scenarios including different configurations 
of commercial frontage along 12 Mile Road, and different residential uses on the majority of the site including 
apartments, 88 or more townhomes, 54 and now 42 single family lots. 

The Ivanhoe Companies 

6689 Orchard Lake Road #314 West Bloomfield, MI 48322 
Office:  248-626-6114 Cell:  248-520-6980 

After a long process of meetings with city staff, consultants, committees and the planning commission,   we now 
present a high quality mixed use community that features a donated park and trailhead at the visible corner, 
extensive amounts of open space, restored habitat, single family lots tucked back from Meadowbrook Road 
(“Beacon Hill Meadows”), with a small neighborhood commercial component (“The Shoppes at Beacon Hill”).  
Our thoughtful layout and abundance of open space will serve as a land use transition from the more intense 
development along 12 Mile to the residential uses to the north and Tollgate Farms to the west.   

This cover letter outlines, along with the following pages and drawings, describe some of the key factors behind 
our approach and describes key features of our project.  Following this letter and the introductory materials are 
a series of tabs with information such as background on development options considered, a review of the park 
and open space, information on the residential design and concepts for the commercial development, a detailed 
landscape plan, natural features information and the traffic study.    

SUMMARY OF REQUEST 

We have looked at a multitude of higher density alternatives that could be warranted on a major intersection in 
an area of the city that has changed dramatically.  The changes in the area we have noted support the Beacon 
Hill Park PRO Plan.  In consideration of the adjacent properties, we enhanced our design to include deeper and 
well landscaped greenbelts, buffers, a park, open space and woodlands to provide an excellent land use 
transition.   

In conclusion, we believe the overall plan is unprecedented with unique and valuable benefits to the City and its 
residents.  As you can see, we have made many changes in response to input from the city, consultants, 
neighbors, and comments at the public hearing.  We believe you will agree our PRO Plan offers substantial 
benefits in the public interest compared to the other realistic development options.   

We look forward to presenting our refined proposal to you.  If you have any questions or comments, please 
contact me. 

Sincerely,  

Gary Shapiro
Ivanhoe Meadowbrook LLC  



The Ivanhoe Companies 
 

6689 Orchard Lake Road #314  West Bloomfield, MI 48322 
Office:  248-626-6114  Cell:  248-520-6980 
 

CHANGES WE HAVE MADE TO THE PREVIOUS PLANS  
 
Some of the key changes to make this PRO even more compelling are listed below and illustrated on a map that 
follows this letter. 
 

1) The residential density has been reduced several times to the current 42 homes. The density is now just 
2.49 units per acre. This density is consistent with the R-4 Single Family classification. Therefore, we 
have changed the underlying zoning request from the previous RM-1 multiple family to R4 Single Family 
with the lot sizes and setbacks as shown in the plan;  

2) Lot widths were previously increased from 45 feet to 50 feet;  
3) Combined side yards were previously increased from 10 feet between homes to 15 feet;  
4) We have improved the residential elevations to include both one and two story options;  
5) The northerly open space is now deeper than we had initially proposed;  
6) The open space has been increased and now 42% of the site will be open space; 
7) The new layout preserves substantially more woodlands than previous layouts; 
8) Internal sidewalks and pedestrian connections between the residential and commercial areas have been 

added and refined; 
9) Additional trees will be planted along the south and west property lines and within the Park as part of 

our tree replacement; 
10) In response to requests for more screening, the revised landscape plan includes uses “credits” for 

required tree replacement so we can provide larger trees in key locations that will create a  more 
immediate screening than using the smaller trees the city typically requires; 

11) We reconfigured the layout per suggestions from the city and Tollgate Farms so that homes no longer 
back onto Meadowbrook Road (previously six rear yards faced Meadowbrook Road; 

12) The landscaped buffer along Meadowbrook Road has been increased in depth so that there is a 
minimum 50 foot wide well landscaped greenbelt to help retain a more natural appearance;  

13) The greenbelt area will have approximately 146 trees planted along the Meadowbrook Road frontage; 
14) In the center of the development now has a woodlands restoration area to give more natural ambiance 

to the homeowners in that area;  
15) The donated park area has increased from the previous plan from 2.46 acres to 3.28 acres; 
16) As requested, in addition to donation of land for the park, it will be contoured, and hydro-seeded, and 

we commit to construction of six parking spaces, bike racks, and a bench located in the park to help 
make the non-motorized trailhead more inviting to the public;  

17) We have included conceptual elevations of the commercial building(s); 
18) The size of the commercial is still capped at 22,000 square feet with one or no drive-through uses (and 

no “fast food” drive-through uses), and have clarified that the size of the commercial will not be more 
than 12,000 square feet if we include two drive-through uses; 

19) We have provided a traffic study that concludes the traffic impacts can be absorbed along Meadow- 
brook Road and at the 12 Mile/Meadowbrook Road intersection with an acceptable level of service.  An 
addendum to that traffic study notes that the a 22,000 sq. ft. commercial building with one or no drive 
through uses would have less traffic impact than the 12,000 sq. ft. with two drive through uses studied; 

20) We have provided detailed landscaping plans for the entire PRO; 
21) We have provided a woodland survey and comprehensive woodlands restoration plan;  
22) We have provided a detailed wetland evaluation restoration and enhancement plan; 
23) We have provided a phasing plan. 
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6689 Orchard Lake Road #314  West Bloomfield, MI 48322 
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FEATURES OF OUR PRO PLAN. Key features of our plan are listed below, illustrations follow. 
 

1. The Park. A 3.28 acre park and trailhead that will be donated to the city.  Details are now provided 
including an exhibit of the property that will be conveyed.  We will also commit to constructing six 
parking spaces, installing a bench and bike racks (which supports the city’s non-motorize system).  This 
park is in a very visible location and will be a landmark entry to Novi.  This park will help fill in a gap in 
the city’s park system, per our review of the city’s Park and Recreation Plan. 
 

2. Open Space and Wetlands Restoration. The revised design has increased open space to 42% of the site. 
This open space includes buffers along the east, north and west property lines, with the deepest buffers 
adjacent to the lower density single family to the north.  We also have an extensive greenway corridor 
between the commercial and residential, adjacent to the park. The area includes habitat restoration, 
retention and wetland mitigations with an environmentally sensitive and attractive meandering creek 
that connects to an open pond.  We have provided a letter from the MDEQ that states “the proposed 
wetland restoration would be an improvement over the dense Phragmites vegetation that currently 
surrounds the pond… “. This area of more than 5 acres (inclusive of the Park) will be open to the general 
public, which will provide a public benefit that the city could not likely achieve without the PRO option. 
 

3. Residential Density and Layout. We previously reduced the density to 42 home sites.  As suggested by 
Clearzoning, we have modified our request to R-4 for zoning the residential area.  Our requested lot 
sizes and setbacks, offset by the open space, allow us to fit within the R-4 density density (now only 2.49 
units per acre). This is reasonable density for this site as a transition between more or less intense 
development, particularly related to the plan which includes wooded buffers along the north and east 
property lines. The residential provides a distinct type of smaller lot owner-occupied single family homes 
that meets a public need in the city.  At the request of the city and Tollgate Farms, we reconfigured the 
lot layout so no rear lots face Meadowbrook Road.   
 

4. Greenbelt.  We have deepened the buffer along Meadowbrook Road so the developed areas are now 50 
feet from the R.O.W.  This buffer will be heavily landscaped including upsizing of some trees (larger than 
what the city requires at time of planting) so the screening impact will be more immediate. We also 
have a deep landscaped greenbelt along the commercial frontage. 
 

5. Walkable Community. The Plan includes many walkable elements including sidewalks throughout, a 
non-motorized connection between the commercial and the neighborhood, and a trailhead park with 
amenities to benefit the city’s non-motorized system. 
 

6.  Commercial Phase. We have proposed B-3 zoning classification on the commercial phase, subject to the 
following exclusions: fast food restaurants (but allowing fast casual such as Panera Bread, coffee shop, 
Qdoba, etc.), fueling stations, produce sales, day care centers, business schools and colleges, private 
clubs, motels, veterinary hospitals or clinics, auto washes, bus passenger stations, new and used car 
salesrooms, tattoo parlors, outdoor space for car sales, or automobile service centers. This phase will 
have up to 12,000 square feet if there are two drive-through uses, and a maximum of 22,000 square feet 
if there is one or no drive through.   Our concept plans illustrate the commercial building envelope, with 
uses and site design details to be provided at time of final site plan approval. 
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LIST OF PRO MODIFICATIONS AND COMMITMENTS 

We respectfully request a motion for approval pursuant to the PRO plan submittal with the following conditions 
that will be placed into a PRO Agreement. 
 

A. Conditions:  
 
1. Park and Open Space 

 
a. Developed in accordance with the PRO Plan including the donation of the park with six parking 

spaces, a bench, bike racks 
b. 42% of the site to remain open space 

 
2. Residential- R4 

 
a. Up to 42 single family residences, density of 2.49 units per acre 
b. Lot Dimension Minimums are modified: 

a. Min 50’ width 
b. Min 7.5’ side yard setback 
c. Min 20’ front setback 
d. Min 30’ rear setback 

 
3. Commercial- B3 

a. The size shall be limited to 12,000 square feet if there are two drive-through uses and 
22,000 square feet if there is one or no drive thru, with details on the tenant mix, parking, 
drive-through operations to be described at time of final site plan review. 

b. Rezoning to B3 with an agreement the developer will prohibit the following uses that would 
otherwise be permitted including: fast food restaurants (a change from previous plan), 
fueling stations, produce sales, day care centers, business schools and colleges, private 
clubs, motels, veterinary hospitals or clinics, auto washes, bus passenger stations, new and 
used car salesrooms, tattoo parlors, outdoor space for car sales, or automobile service 
centers.  

4. Woodlands and landscaping 
a. Substitution of a wide, well landscaped open space corridor instead of the typical berm 

between the commercial and residential areas.  This wide open space complements the park 
and wetland habitat restoration area, and provides more benefit to the public. 

b. Upsizing woodlands replacement to provide a more immediate screening benefit and to 
expedite the landscape aesthetics along Meadowbrook Road.  Instead of planting the 
minimum size trees, tree “credits” will be provided for the larger trees as follows:  

each of the 196 3-inch caliper new tree counts as 1.5 trees and each 4-inch caliper 
new tree counts as two trees (instead of the typical min 2-inch caliper tree ) 
each of the 114 9-10 foot tall new evergreen trees shall be counted as 1.5 evergreen 
trees and each of the 34 twelve foot tall new evergreen trees shall be counted as 
two evergreen trees (instead of planning the minimum seven foot tall evergreens) 
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The PRO requires that we demonstrate this project will provide a design and amenities that are “in the public 
interest” compared to a proposal that merely follows the minimum standards of the zoning ordinance.  Those 
features and amenities being provided are listed below:  
 

1. The development has been set back from Meadowbrook Road with a minimum 50-foot landscaped 
beauty corridor deeper than required and with larger landscaping for more immediate screening benefits. 

2. Advances walkability of Novi through sidewalks, a non-motorized connection between the commercial 
and residential and the trailhead park that will increase connectivity and use of the Novi trails network.  

3. 42% or 8.8 acres of open space on the entire property. 

4. Creation of Beacon Hill Trail Park (image shown), which will help achieve the City’s goals of additional 
parkland in this area as noted in the City’s Parks and Recreation Plan. The park will include:  

Dedication and conveyance of 3.28 acres of developed parkland to City at a highly visible corner of 
two major roads.   
A trailhead to help meet the City’s non-motorized transportation goals. 
Development of the park, including mass and fine grading, contouring, trees, wetland enhancement 
and restoration plantings, and finish grade hydroseeding on the upland useable portion of the park 
concurrent with the residential development. 
Augmenting the creek, removal of the clogged and damaged culverts and realignment of the creek 
under supervision of the MDEQ. 
Commiserate with construction of the commercial, the developer will construct the six parking spaces 
and install a bench and bike racks as shown on the park plan. 
The wetlands restoration and removal of Phragmites vegetation will improve the quality of the 
wetland (as noted in the letter from the MEDQ attached in this booklet) 

 

PRO Features in the “Public Interest”
 

   
5. Stormwater detention ponds located adjacent to the 3.28 acre park to create a 

contiguous 5.5 acre open space and habitat area.    
6. Provision of a conservation easement, as requested by the MEDQ, for the open 

space areas. 
7. Provides a type of smaller lot, owner occupied single family residential to help meet 

the public need for more diverse housing opportunities in the city. 
8. A well-landscaped greenbelt in front of the commercial along 12 Mile Road.  
9. Preservation of a wooded transition buffer along the north property line. 
10. A 10 foot buffer along east boundary line. 
11. A small amount of niche commercial that will be convenient to employees of the 

offices along 12 Mile as well as our residents and those in the area. 

The costs of these environmentally friendly improvements (not including the base cost to 
create the retention pond) are in excess of $200,000. In addition, we estimate the value of the 
land dedicated to the City up to $500,000.  These costs to us, in conjunction with the benefits 
described in this overall list, are substantial. M
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Key Features of the Plan

Nature 
preserve 
to 
provide 
transition 
to the 
north

Deep landscaped 
12 Mile greenbelt/ 
park area

3.28 acre park and trailhead 
conveyed to the City with 
improvements

11,550 sq. ft. of commercial as shown (up to 12,000 sq. ft. 
allowed) with two drive-through uses or up to 22,000 sq. 
ft. with one or no drive-throughs. Restrictions on more 
intense permitted B-3 uses

5+ acre park area and open 
space (42% open space overall)

42 single-family lots with underlying R-4 
zoning - density of 3.09 units/acre (2.49 
including park and open space)

minimum 50 ft.-plus wide landscaped 
greenbelt to contribute to the beautification 
of Meadowbrook Rd.

 



 

Shoppes at Beacon Hill: 
• Commercial will be no 

more than 12,000 sq. ft. 
with two drive through 
uses as shown or no 
more than 22,000 sq. ft. 
with no drive through 
uses 

• No fast food drive 
through  

• New building elevations 
• See Tab 7 

Wetlands: 
• King MacGregor prepared a detailed wetland 

evaluation  
• Habitat restoration and wetland enhancements, 

including addition of native vegetation to 
stabilize altered or exposed streambanks and 
addition of a meandering creek 

        
     

  
    

Park, Trailhead and 
Open Space: 

• Increased size of 
park to 3.28 acres 

• New park amenities 
including 6 parking 
spaces, bike racks, 
and a bench 

• Woodlands/ Open 
Space increased 
from 38% to 42% 

• Conservation 
easement 

• See Tab 4 

Meadowbrook Greenbelt: 
• Minimum 50-foot wide landscaped greenbelt 
• Increased buffer depth, developed area now 50 ft. farther 

from Meadowbrook 
• Upsizing tree credits to provide larger trees (e.g. 10 and 12-

foot high evergreens) for more immediate screening benefit 

Detailed Traffic Study: 
• Detailed traffic study submitted 
• Level of service will remain acceptable 

along Meadowbrook at its intersection 
with 12 Mile Road. 

• See Tab 11 

42 Single Family Homes: 
• Adjusted plan layout to 

eliminate lots with backyards 
facing Meadowbrook Rd.  

• Changed request from RM-1 
to R-4 Single Family for 
residential 

• Density of 2.49 units/acre 
when including the open 
space and park, consistent 
with city’s R-4 single family 
zoning district 

• Walkable- sidewalks 
throughout, pedestrian 
connection between 
neighborhood and Shoppes at 
Beacon Hill 

• See Tab 6 

Woodlands: 
• More detailed woodland 

survey conducted 
• Woodlands restoration area 

added in center 
• 3x more woodland preserved 

than previously 
• Preserved more visually 

prominent woodlands along 
the northern property line 

• Invasive species trees being 
removed 

    

KEY CHANGES TO THE PLAN 
The graphic below highlights the key changes to the previous plan. These were the result of comments of the Planning Commission, city staff/consultants, our meeting with 
representatives of Tollgate, and our own continued evaluation. 
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February 5, 2016 
 
Ms. Barbara McBeth 
Deputy Director of Community Development 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
RE:  Beacon Hill Revised PRO Plan 

Response to Clearzoning Report 
 
Dear Ms. McBeth: 
 
This letter provides a response to the report prepared by Mr. Rodney L. Arroyo from Clearzoning on the previous 
PRO concept plan submittal. While the entire revised submittal packet can be viewed as a response, we wanted to 
highlight how the revised PRO package responds to some specific comments and suggestions Mr. Arroyo had 
made. In addition, some of the points below are in response to a meeting I understand that Mr. Shapiro had with 
you and Mr. Arroyo on September 17, 2015. 
 

1. As suggested, our request for the underlying residential zoning has changed from RM-1 to R4. The 
residential density is 2.49 units per acre, within the R-4 density range that was noted by Mr. Arroyo. 
While the current Master Plan suggests a density of 0.8 units for our site, that was based in part on the 
density of the Tollgate Farms and more rural residential to the north and northeast. It did not acknowledge 
the change in character of the area. Also, keep in mind that north of the six large lots along Meadowbrook 
Road are a church, school and a wide variety of residential densities. We believe our proposed density 
and the site’s design with deep buffers provides an appropriate transition from the more intensely 
developed 12 Mile corridor to the lower density residential to the north.  
 
The proposed lot sizes, lot widths and setbacks allow clustering of the homes so that more of the desired 
open space, buffers and woodlots can be preserved. 

 
2. It was recommended that the plan be revised to change the layout so three lots did not have back yards 

facing Meadowbrook Road. The revised plan goes even further as we reconfigured all six lots with rear 
yards facing Meadowbrook Road so that none now do. In addition, the developed area has been set back 
further from Meadowbrook Road. The Meadowbrook Road greenbelt is now deeper (min. 50 feet) with 
extensive landscaping, including larger trees than the minimum required. Details are noted on the plans. 
 

3. The revised plan increases the compatibility with the area as requested through an increase in the buffers 
along the north and west edges of the development. A traffic study was prepared that concluded that the 
traffic impact along Meadowbrook Road will be modest; the access point will operate at a high level of 
service. 
 

4. Mr. Arroyo had commented that the proposed park and trailhead previously shown was “unfinished”. 
Improvements and details have now been provided for the park and trailhead so the proposed public 
benefits of the PRO plan can be seen as more compelling. The specific boundary of the park has now 
been shown. The PRO includes: grading, contouring and hydroseeding of the park, planting of 
landscaping as shown, construction of six parking spaces, a bench and bike racks. Other changes have 
also been made including restoration of the creek and wetland enhancements, with support of the MDEQ. 
The overall open space was increased to 42% of the site area. 

 

2 
 

 
5. Details on the wetlands and woodlands have been provided as requested. The report from King and 

MacGregor indicates that most of the trees (54%) are non-native species, with little of the diversity 
associated with a quality woodland resource. Much of the woodlands is dominated by relatively young 
trees. The replacement trees will be species recommended in the city’s Landscape Design Manual 
arranged in a well-designed pattern. 
 

6. As requested, more information has been provided on the two drive-through uses proposed.  
 
 

7. The amount of commercial has been clarified and reduced to not more than 12,000 square feet with two 
drive-through uses (11,550 sq. ft. shown on concept plans) and up to 22,000 sq. ft. with one or no drive 
through uses. The traffic study was done for the highest traffic scenario with two drive-through uses. The 
actual size and tenant types will be identified in the final site plan. 
 

8. A traffic impact study was prepared by HRC. The study concludes that the resulting level of service at the 
Meadowbrook Road access and its intersection with 12 Mile Road will operate at acceptable levels of 
service in the a.m. and p.m. peak hours. 
 

9. We note that this mixed use project will provide the city tax base benefits that would not be realized if the 
site were developed with tax exempt users as had been previously considered by the landowner. 
 

10. As requested, a complete list of the benefits of the PRO and the conditions offer by Mr. Shapiro have 
been provided (see cover letter). These conditions will be included in the PRO Agreement. 
 

11. As requested, Mr. Shapiro met with representatives of Tollgate Farms. A number of the changes to the 
plan were, in part, a result of discussions at that meeting.  
 

Finally, the entire application package has been refreshed to ensure consistency and eliminate the “options” that 
were noted to be confusing.  
 
We believe that the changes to the plan and the additional details requested respond to the comments from Mr. 
Arroyo’s report and the subsequent meeting.  Many of these changes also respond to input from the planning 
commission, other city reports, and at a meeting Mr. Shapiro had with representatives of Tollgate Farms. We are 
hopeful that with these changes we can obtain his endorsement that the PRO Plan is ready to move onto the next 
phase of the approval process.  
 
Please let me know if you have any questions on this letter or other items in the submittal package.  
 
Sincerely,  
 
 
B. Strader 



306 S. Washington Ave. Ste. 400  Royal Oak, Mich igan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

January 15, 2015 

Mr. Gary Shapiro 
6689 Orchard Lake Road, Suite 314 
West Bloomfield, MI  48322 

Dear Mr. Shapiro, 

As requested, we have been assisting you with your due diligence regarding the site located on the north east corner 
of Twelve Mile and Meadowbrook Roads in the City of Nov i.  You have asked for our professional planning opinion 
regarding the potential uses for the si te and ideas for site layout.  Our professional community planner opinions 
expressed in this letter are based on the following: 

LSL Planning’s experience as professional land planners.  As you know, LSL Planning is a community planning
firm that works on an ongoing basis for dozens of communities.  We have prepared over 80 land use plans
and zoning codes for municipalities in several states.
We are frequent instructors at planning commission training progra ms for municipal and planning
organizations.  We have used the rezoning criteria promoted by the Michigan Association of Planning as part
of our assessment (attached to this letter).
Review of the City’s Master Plan and zoning ordinance.
Site reconnaissance to observe the conditions in terms of land uses in the area, views, the transportation
system, and site features.
Information you provided, particularly the variety of al ternative land uses and development layouts that have
been considered for this site.

We took the following approach to evaluate the site and provide guidance: 
1. Site Evaluation: The site is just west of an M-5 interchange, which was constructed to improve access to this part of

Oakland County.  The site has frontage along 12 Mile Road, a regional arterial designed with a median for high 
volumes of traffic.  The site is surrounded by a variety of land uses and zoning districts.  Land to the west contains 
the MSU Tollgate conference center (an institutional use); to the north is single family residential, to the east is a 
vacant lot where you indicated church campus is going to be constructed.  Land to the south of the site is currently 
vacant, but scheduled for a medical facility.  Large scale professional office and OST uses exist and are planned 
at the southwest corner of the 12 Mile/Meadowbrook intersection.  Thus this site is a transition piece between more 
and less intense land uses. 

2. We reviewed the City’s Master Plan, Non-Motorized Plans and prioritization report, and zoning ordinance.  The
City of Novi future land use map designates this site as Single Family Residential.  While the site is currently zoned
RA for low density single family residential, it has remained undeveloped while much of the surrounding area has
changed into more intense uses.  We do not believe single family is a reasonable use for the southern part of the
site.  Instead, we believe a mixture of uses including single family residential on most of the site with neighborhood
type commercial along the 12 Mile Road frontage is reason able.  In addition, the provision of a public park at the
corner will provide the city a public benefit that would not likely be provided by most other types of development
that might be pursued for this site.

3. The City’s PRO option provides the zoning mechanism to integrate an appropriate mix of uses into a coordinated
design.  This type of coordinated development offers an excellent land use transition from 12 Mile Road to the
residential areas to the north.  This type of development is also consistent with many of the city’s goals in the
Master Plan.

Provide for planned development areas that provide a transition between high intensity office, industrial
and commercial uses and one-family residential uses.
Encourage development of alternative housing type s to provide diversity and higher density in
appropriate locations.

Attract new residents to the City by providing a full range of quality housing opportunities that meet the
housing needs of all demographic groups including but not limited to singles, couples, first time home
buyers, families and the elderly.
Create, preserve and enhance quality residential areas in the City.
Enhance Novi’s reputation as an attractive community in which to live.
Create aesthetically pleasing developments, especially in residential areas.
Encourage residential developments that promote healthy lifestyles.

The park at the corner is consistent with several Master Plan and Non-Motorized Plan goals concerning park space
and walkability, the corresponding trail head connection and the comm ercial businesses fronting 12 Mile Road:

Provide parks to meet the needs of the city’s current and future residents, and particularly in this part of
the city.
Encourage recreation opportunities in the City in the face of diminished open space and funding.
Provide walkable residential developments with pedestrian amenities, open space and a park.
Interconnect the City’s pedestrian and bicycle paths.

The City’s Planned Residential Overlay (PRO) in the zoni ng ordinance was crafted to allow unique projects with
features to benefit the public.  The City’s PRO allows for a mixed use rezoning tied to a concept plan and
development agreement to establish condit ions that make the rezoning appropriate, such as uses allowed, lot size,
setbacks, design standards and the amount  of open space.  The provision of public park space at the corner and
other amenities being provided will be consistent with the PRO’s requirement that you provide a project that is “in
the public interest.”  Among the public benefits provided will be the donation of a key corner as a highly visible
park and trailhead.  In addition, the PRO option will allow you to include some of the commercial uses that are
appropriate for the site, like a restaurant or drive through coffee or bank, but re strict uses that are not compatible
with the character of the PRO and surrounding area that th e zoning district would otherwise allow.  The PRO also
allows the smaller lot single family residential that is no t addressed in any of the City’s single family districts.  This
will provide a type of owner occupied housing that studies have shown are missing in the region but will still fit the
character of Novi.

Based on the above, I believe a mixed use development with a city park/trailhead, single family neighborhood and 
small scale commercial developed under a PRO is an exciting use for the site and reflective of the changes in the area.  
This integrated mix of uses will provide an  effective land use transition between institutional and professional offices to 
the south, west, and east and the single family neighborhoods to the north and northeast.  Other uses previously 
considered, such as institutional uses would create more traffic and also more impervious surface.  The cluster of shops 
fronting 12 Mile Road will provide an amenity (a “place”) to complement the park and also serve as a buffer for the 
residential parcels from the noise and other impacts associated with the high traffic speeds and volumes along 12 Mile 
Road.  The shops will also be convenient for the surrounding residents, employees and park visitors.  But the key 
feature is the park/trailhead at this high ly visible corner.  Combined with the ample open space, this will provide an 
asset that benefits both the development and the city. 

In summary, the proposed plan is a well-conceived concept for this site.  We believe it is consistent with the City’s 
Master Plan objectives and sound planning principles. Your attention to design details will meet the expectations for 
high quality development in the City of Novi.  We hope your proposal will be well received.  We look forward to 
working with you through the approval process with the City. 

Respectfully submitted, 
LSL PLANNING, INC. 
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Artist's rendering of conceptual building elevation and site views of Shoppes at Beacon Hill. 
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areas in commercial landscaping. This mix has a combination of plants that are
adapted to moist conditions, but will tolerate drought once established.

Mesic Prairie Mix:

Andropogon gerardii (Big Bluestem)
Carex bicknellii (Copper Oval Sedge)
Elymus canadensis (Canada Wild Rye)
Panicum virgatum (Switchgrass)
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Recommended Seed Rate: 30lb/acre
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20% Native Wildflowers:

will contain at least four of the following species.

will contain at least fourteen of the following species.

Avena sativa (Seed Oats)
Lolium multiflorum (Annual Rye)

50% Temporary Grasses: will contain the following species.
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 5A entrance planting details

City of Novi landscape notes:

 5B  5D

native wildflower seed mix:

   A widely adaptable mix recommended for areas of medium soil texture in full
sun and partial shade conditions.  The best mix to use to replace large lawn
areas in commercial landscaping. This mix has a combination of plants that are
adapted to moist conditions, but will tolerate drought once established.

Mesic Prairie Mix:

Andropogon gerardii (Big Bluestem)
Carex bicknellii (Copper Oval Sedge)
Elymus canadensis (Canada Wild Rye)
Panicum virgatum (Switchgrass)
Schizachyrium scoparium (Little Bluestem)
Sorghastrum nutans (Indian Grass)

30% Native Grasses and Sedges:

Recommended Seed Rate: 30lb/acre

Aster novae-angliae (New England Aster)
Aster pilosus (Heath Aster)
Coreopsis tripteris (Tall Coreopsis)
Baptisia leucantha (White False Indigo)
Echinacea purpurea (Purple Cornflower)
Eryngium yuccifolium (Rattlesnake Master)
Heliopsis helianthoides (Ox Eye Sunflower)
Liatris aspera (Rough Blazing Star)
Liatris spicata (Dense Blazingstar)
Monarda fistulosa (Bergamot)
Physostegia virginiana (Obedient Plant)
Pycnanthemum virginianum (Mountain Mint)
Ratibida pinnata (Yellow Cornflower)
Rudbeckia hirta (Black-Eyed Susan)
Rudbeckia laciniata (Green-headed Coneflower)
Silphium terebinthinaceum (Prairie Dock)
Solidago altissima (Tall Goldenrod)
Solidago graminifolia (Lance-leaved Goldenrod)
Solidago rigida (Stiff Goldenrod)
Tradescantia ohioensis (Spiderwort)
Verbena urticifolia (White Vervain)

20% Native Wildflowers:

will contain at least four of the following species.

will contain at least fourteen of the following species.

Avena sativa (Seed Oats)
Lolium multiflorum (Annual Rye)

50% Temporary Grasses: will contain the following species.
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tree replacement plant material list

key

quantities

SHT.L-3
cost totals

totals

detention basin seed mix:

annual cover:

   A mix of sedges, grasses and wildflowers recommended
for soils that are saturated during most of the growing
season. Use just above the normal waterline in the
capillary zone in our Lake Edge Enhancement System.

Sedge Meadow Mix:

Carex comosa (Bristly Sedge)
Carex cristatella (Crested Sedge)
Carex frankii (Frank's Sedge)
Carex hystericina (Porcupine Sedge)
Carex lurida (Lurid Sedge)
Carex stipata (Awl-Fruited Sedge)
Carex tribuloides (Pointed Oval Sedge)
Carex vulpinoidea (Fox Sedge)
Elymus virginicus (Virginia Wild Rye)
Glyceria striata (Fowl Manna Grass)
Leersia oryzoides (Rice Cut Grass)
Panicum virgatum (Switchgrass)
Scirpus atrovirens (Dark Green Bulrush)

Sedge Meadow Mix oz/acre
1
1
6
2
4
2
2
6
64
6
8
8
2
112

Alisma subcordatum (Water plantain)
Angelica atropurpurea (Angelica)
Aster novae-angliae (New England Aster)

Forbs oz/acre

Aster puniceus (Swamp Aster)
Aster umbellatus (Flat-topped Aster)
Cassia hebecarpa (Wild Senna)
Eupatorium maculatum (spotted Joe-Pye Weed)
Eupatorium perfoliatum (Boneset)
Helenium autumnale (Autumn Sneezeweed)
Liatris spicata (Dense Blazing Star)
Lobelia cardinalis (Cardinal Flower)
Lobelia siphilitica (Great Blue Lobelia)
Penstemon digitalis (Foxglove Beardtongue)
Pycnanthemum virginianum (Mountain Mint)
Rudbeckia fulgida speciosa (Showy Black-Eyed Susan)
Rudbeckia hirta (Black-Eyed Susan)
Rudbeckia subtomentosa (Sweet Black-Eyed Susan)
Silphium integrifolium (Rosinweed)
Silphium perfoliatum (Cupplant)
Silphium terebinthinaceum (Prairie Dock)
Solidago patula (Swamp Goldenrod)
Solidago riddellii (Riddell's Goldenrod)
Verbena hastata (Blue Vervain)
Vernonia fasciculata (Smooth Ironweed)
Veronicastrum virginicum (Culver's Root)
Zizia aurea (Golden Alexanders)

1
1
3
2
2
2
2
1
1
2
1
3
4
3
2
2
2
1
2
2
2
1
1
48

Sedge Meadow
Components per acre
8 lbs grasses and sedges, 3 lbs forbes

   A mix of sedges, grasses and wildflowers that will
tolerate seasonal saturation, but also drier conditions
during summer and fall. Use above the sedge meadow
mix in our Lake Edge Enhancement System.

Wet Mesic Prairie Mix:

Andropogon gerardii (Big Bluestem)
Carex annectans xanthocarpa (Yellow Fox Sedge)
Carex frankii (Frank's Sedge)
Carex vulpinoidea (Fox Sedge)
Elymus canadensis (Canada Wild Rye)
Elymus virginicus (Virginia Wild Rye)
Glyceria striata (Fowl Manna Grass)
Panicum virgatum (Switchgrass)
Sorghastrum nutans (Indian Grass)

Sedge Meadow Mix oz/acre
16
2
2
6
32
32
2
4
16
112

Aster ericoides (Heath Aster)
Aster novae-angliae (New England Aster)
Baptisia leucantha (White False Indigo)
Cassia hebecarpa (Wild Senna)
Coreopsis tripteris (Tall Coreopsis)
Echinacea purpurea (Purple Cornflower)
Heliopsis helianthoides (False Sunflower)
Liatris spicata (Dense Blazing Star)
Monarda fistulosa (Bergamot)
Penstemon digitalis (Foxglove Beardtongue)
Pycnanthemum virginianum (Mountain Mint)
Ratibida pinnata (Yellow Cornflower)
Rudbeckia fulgida speciosa (Showy Black-Eyed Susan)
Rudbeckia hirta (Black-Eyed Susan)
Rudbeckia subtomentosa (Sweet Black-Eyed Susan)
Silphium integrifolium (Rosinwood)
Silphium terebinthinaceum (Prairie Dock)
Solidago riddellii (Riddell's Goldenrod)
Solidago rigida (Stiff Goldenrod)
Vernonia fasciculata (Smooth Ironweed)
Veronicastrum virginicum (Culver's Root)

Forbs oz/acre

   A widely adaptable mix recommended for areas of
medium soil texture. Use above the wet mesic mix in our
Lake Edge Enhancement System. The best mix to use to
replace large lawn areas in commercial landscaping.

Mesic Prairie Mix:

Andropogon gerardii (Big Bluestem)
Elymus canadensis (Canada Wild Rye)
Elymus virginicus (Virginia Wild Rye)
Panicum virgatum (Switchgrass)
Schizachyrium scoparium (Little Bluestem)
Sorghastrum nutans (Indian Grass)

Grasses oz/acre
16
32
12
4
32
16
112

Mesic

Components per acre

8 lbs grasses, 3 lbs forbes
Wet Mesic 8 lbs grasses and sedges, 3 lbs forbes

Aster ericoides (Heath Aster)
Aster novae-angliae (New England Aster)
Baptisia leucantha (White False Indigo)
Cassia hebecarpa (Wild Senna)
Coreopsis tripteris (Tall Coreopsis)
Echinacea purpurea (Purple Cornflower)
Eryngium yuccifolium (Rattlesnake Master)
Helianthus grosseserratus (Sawtooth Sunflower)
Heliopsis helianthoides (False Sunflower)
Monarda fistulosa (Bergamot)
Penstemon digitalis (Foxglove Beardtongue)
Pycnanthemum virginianum (Mountain Mint)
Ratibida pinnata (Yellow Cornflower)
Rudbeckia hirta (Black-Eyed Susan)
Rudbeckia subtomentosa (Sweet Black-Eyed Susan)
Silphium integrifolium (Rosinwood)
Silphium laciniatum (Compass Plant)
Silphium terebinthinaceum (Prairie Dock)
Solidago rigida (Stiff Goldenrod)
Solidago riddellii (Riddell's Goldenrod)
Vernonia altissima (Tall Ironweed)
Veronicastrum virginicum (Culver's Root)

Forbs oz/acre
1
2
2
3
2
4
4
1
3
1
1
1
4
4
3
2
2
2
2
1
2
1
48

50% Temporary Grasses: will contain two of the following species.
Seed Oats
Annual Rye
Winter Wheat
American Slough Grass

Avena sativa
Lolium multiflorum
Triticum aestivum
Beckmannia syzigachne

cost estimate summary

landscape maintenance notes:
size

common namebotanical name

plant material list

key

size
common namebotanical name

key

size
common namebotanical name

key

SHT.L-1

quantities

SHT.L-2

cost

cost

cost

totals

totals

totals

SHT.L-3 totals

totals

SHT.L-1 SHT.L-2 SHT.L-3 totals

perennial planting detail
no scale

PLANTING MIXTURE
6'-10" DEPTH

SUBGRADE

MIN. 2" DEPTH DOUBLE SHREDDED
HARDWOOD BARK. MULCH SHALL
BE NEUTRAL IN COLOR

shrub planting detail
no scale

subgrade

fold down or pull back string,
burlap or plastic exposing rootball.
remove all non-degradable materials.
do not remove soil from the rootball

center rootball in planting hole.
leave bottom of planting hole firm.
do not amend soil unless planting in
poor or severely disturbed soil or
building rubble. use water to settle
soil and remove  air pockets and firmly
set shrub. gently tamp if needed.

set top of rootball level with grade
or slightly above grade if in clay soil

mulch 2"-3" depth with shredded
hardwood bark.mulch shall be
neutral in color.

break up (scarify) sides of
planting hole.

evergreen planting detail
no scale

set top of rootball level with grade
or slightly above grade if in clay soil.

stake with 2x2 hardwood stakes or
approved equal driven 6"-8" outside
of rootball.loosely stake tree trunk to
allow for trunk flexing.stake trees just
below first branch with 2"-3" wide belt-like,
fabric straps (2 per tree on opposite
sides of tree, connect from tree to stake
horizontally. do not use rope wire thru a hose.).
remove all staking materials after 1 year.

mulch 2"-3" depth with shredded
hardwood bark. mulch shall be
neutral in color. leave 3" circle of
bare soil at base of tree trunk.

fold down or pull back string,
burlap or plastic exposing rootball.
remove all non-degradable materials.
do not remove soil from the rootball.

break up (scarify) sides of
planting hole.

center rootball in planting hole.
leave bottom of planting hole firm.
do not amend soil unless planting
in poor or severely disturbed soil or
building rubble.use water to settle
soil and remove air pockets and firmly
set tree. gently tamp if needed.

do not prune terminal
leader or branch tips.
prune away dead or
broken branches only.

remove nursery applied
tree wrap, tape or string
from tree trunk and crown.

tree planting detail
no scale

do not prune terminal
leaderor branch tips.
prune away dead or
broken branches only.

set top of rootball level
with grade or slightly
above grade if in clay
soil.

prune suckers off.

center rootball in planting
hole.leave bottom of planting
hole firm.do not amend soil
unless planting in poor or
severely  disturbed soil or
building rubble.use water to
 settle soil and remove air
pockets and firmly set tree.
gently tamp if needed.

do not stake trees unless in heavy
clay soil, windy conditions, 3" or
greater diameter tree trunk or large
crown. if staking is needed due to
these conditions:- stake with 2x2
hardwood stakes or approved equal
driven 6"-8" outside of rootball.- loosely
stake tree trunk to allow for trunk flexing.
- stake trees just below first branch with
2"-3" wide belt-like, fabric straps (2 per
tree on opposite sides of tree, connect
from tree to stake horizontally. do not
use rope wire thru a hose.).- remove all
staking materials after 1 year.

fold down or pull back string,
burlap or plastic exposing rootball.
remove all non-degradable materials.
do not remove soil from the rootball.

break up (scarify) sides of
planting hole.

mulch 2"-3" depth with shredded
hardwood bark. mulch shall be
neutral in color. leave 3" circle of
bare soil at base of tree trunk.

remove nursery applied tree wrap,
tape or string from tree trunk and
crown. remove any tags or labels.

Plant Material List, Planting Details and Notes

sedimentation basin and wetland plant mix

SHT.L-2

size
common namebotanical name

key cost
totals

SHT.L-1 SHT.L-2 SHT.L-3 totals
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January 11, 2016 

Ms. Barbara McBeth 
City of Novi Community Development 
45175 West Ten Mile Road 
Novi, MI  48375 

RE:  Beacon Hill, Preliminary Site Plan, Job # JSP15-0008 

Dear Ms. McBeth, 

The landscape plan for the Beacon Hill Park located at Meadowbrook Road and 12 Mile 
Road was designed with intent to create a natural forested park-like setting.  Both residents living 
within the development and the bordering communi ties will benefit from the use of up-sized 
plantings not typical of new developments whic h exceeds the city landscape size requirement 
standards.  We have used a conservative calculation to upsize trees within the residential and 
park areas. The upsizing includes 196-3” caliper deciduous trees, 114- 10’ high evergreen trees 
and 34’ 12’ high evergreen trees. We request that  the city accept the proposed upsizing. The 
greenbelt, pocket park areas, detention basins and open space areas have been enhanced with 
extensive plantings.  In particular the areas ar ound the detention basins within the development, 
for both residential and commercial, have been enri ched to create a forested woodland by use of 
large evergreens and canopy trees complimented wi th smaller ornamental flowering trees. The 
enhanced landscape plan extends over to the wetl and areas where invasive species are treated 
and restored with a native wetland wildflower mix. The woodland preserved area located along 
the north property is supplemented and enhanced wi th additional plantings of small ornamental 
trees and evergreen trees. The development w ill certainly create a mixed used neighborhood 
unique to its location. 

The following is in response to the city landscape review comments dated  
April 14, 2015. Please see our revised landsc ape plans, Job No. LS16.006.01, dated 01-11-2016, 
sheets LS-1 to LS-6 for details and offer the following comments below: 

Existing Trees 
1. See tree survey prepared by Zeimet Wozniak & Associates for details. 
2. See landscape plan for tree replacement calculations, proposed locations 

and details. Many replacement trees within the park and residential have 
been upsized to enhance these areas. We request that the city accept the 
proposed upsizing. 

Adjacent to Public Rights-of-way-Berm 
1. Site plan has been revised to provide minimum 50 ’ wide greenbelt.
2. Table has been updated to reflect the correct distance and the required 

plantings have been updated accordingly.
3. Landscape plantings have been provided to create adequate screening along 

Meadowbrook Road

Screening Between Residential and Non-residential Berm 
The estimated distance of 300+ feet bet ween the two land uses creating a large 
park open space area with extensive en hance landscape plantings will provide 
adequate screenings. A waiver will be requested for the berm required. 

Street Tree Requirements 
No action is required 



 

 

WETLANDS EVALUATION AND ENHANCEMENT WITH HABITAT RESTORATION PLAN 
THE IVANHOE COMPANIES 
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January 11, 2016 
 
Mr. Gary Shapiro 
Ivanhoe Meadowbrook LLC 
6689 Orchard Lake Road, Suite 314 
West Bloomfield, MI 48322 
 
Re: Wetland Restoration and Stream Habitat Enhancement 

Beacon Hill Park Trailhead 
 
Dear Mr. Shapiro: 
 
The Beacon Hill Park Trailhead property includes an open water/emergent 
wetland and a headwater stream which is tributary to the Walled Lake Branch of 
the Rouge River.  The emergent wetland area is dominated by non -native 
invasive species including common reed and reed canary grass with the 
adjoining upland also dominated by invasive species such as common 
buckthorn.  The extent of the invasive species is likely to continue to spread, 
further diminishing habitat funct ions and, in the case of the common reed along 
Meadowbrook Road, inhibiting even visual access to the wetland.   
 
The stream is confined to an approximately 10 -foot wide man -made channel 
whose flow is significantly impeded by an existing culvert.  Upstream  of the 
culvert, the stream is dominated by backwater hydrology and the existing 
channel lacks established features typical of stable natural stream systems 
such as sinuosity and riffle -pool sequences. A  qualitative assessment of the 
stream bed found more than six inches of accumulated silt. Downstream of the 
culvert, the stream has some indications of natural features attempting to form, 
such as bank full shelves and a more defined bank full channel. However, these 
features are underdeveloped and do not have a consistent form that is typical of 
established geomorphic features. Furthermore, it is unlikely these features 
would develop to a point of geomorphic stability as the upstream backwater 
traps most of the sediment that would otherwise become the buildi ng materials 
for stable geomorphic features. 
 
The Beacon Hill Park Trailhead proposes to restore the degraded functions of 
both the wetland and stream.  Invasive species in the wetland and the wetland 
buffer setback will be addressed through a multi -year p rogram using a 
combination of physical removal  and chemical treatment  followed by the 
installation of native wildflowers, shrubs and trees.  The design of the proposed 
relocated stream intends to remedy many of the deficiencies in the existing 
stream by ut ilizing a natural stream channel design methodology. Based on the 
size of the contributing watershed, we propose an approximately 7.5-foot wide 
bank full channel flowing through within a created 15 to 30 -foot wide floodplain 
corridor. A boulder weir is pro posed at the outlet of the open water wetland to 
stabilize the channel bottom during periods of high flow.  Created stream banks 
would be enhanced with native vegetation consisting of grasses, wildflowers 
and shrubs  as well as native tree plantings which w ill stabilize the banks and 

 

 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

     

provide shade to cool stream water temperatures . This design will also bring 
both hydraulics and sediment transport into stable equilibrium.   
 
The proposed Beacon Hill Park Trailhead will restore degraded natural 
functions, improve wildlife and fisheries habitat, increase vegetative diversity, 
provide passive recreational opportunities, and enhance the aesthetics of a 
Natural Beauty Road. 
 
Please contact us if you have any questions or need any additional 
information. 
 
Sincerely 

 
King & MacGregor Environmental, Inc. 
Woody L. Held 
 



King & MacGregor 
Environmental 

Inc.

2520 Woodmeadow SE 
Grand Rapids, MI 49546 

Phone: 616/957-1321 
Fax: 616/957-2198 

43050 Ford Road, Suite 130 
Canton, MI 48187 

Phone: 734/354-0594 
Fax: 734/354-0593 

162 Kuivila Road 
Crystal Falls, MI 49920 

Phone: 906/367-0171 

email: kme@king-macgregor.com 

January 11, 2016 

Ms. Barbara McBeth 
Deputy Director of Community Development
City of Novi 
45175 W. Ten Mile Road
Novi, Michigan 48375 

Re: Beacon Hill Park Preliminary Site Plan 

Dear Ms. McBeth: 

This letter is provided to address the Wetland Review Comments provided by ECT in 
their August 3, 2015 Wetland Review of the Concept/Planned Rezoning Overlay Plan 
(PSP15 0108).  Responses to the comments are provided below. 

Comment 1. It appears as though a MDEQ Wetland Permit and a City of Novi 
Wetland Use Permit would be required for any proposed impacts to site wetlands. 
The wetlands associated with the existing stream are likely regulated by MDEQ due 
to their proximity to an inland stream.  A City of Novi Authorization to Encroach the 
25 Foot Natural Features Setback would be required for any proposed impacts to 
on site 25 foot wetland buffers. 

An on-site pre-application meeting was held with MDEQ staff members Sue Tepatti 
and Patrick Durack on December 3, 2015.  Ms. Tepatti and Mr. Durack confirmed that 
MDEQ would have jurisdiction over the stream and wetlands within 500 feet of the 
stream and that an MDEQ permit will be required for the proposed development.  As of 
this date, we have not received the MDEQ’s pre-application meeting letter addressing 
regulatory issues.  It is the Applicant’s intent to apply for all necessary wetland related 
approvals from the City. 

Comment 2. ECT encourages the Applicant to minimize impacts to on site wetlands 
and wetland setbacks to the greatest extent practicable. The Applicant should consider 
modification of the proposed site design to preserve wetland and wetland buffer 
areas. The City regulates wetland buffers/setbacks. Article 24, Schedule of 
Regulations, of the Zoning Ordinance states that: 

“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 subject property contains 1.54 acres of wetland and 1.98 acres of wetland buffer 
setback.  The Applicant is proposing impacts to 0.20 acres of wetland or approximately 
13 percent of the wetland on the property.  The wetlands proposed for impact are 
primarily emergent and wet meadow habitats largely dominated by non-native wetland 
plant species.  Proposed wetland buffer setback impacts are primarily around small, 
isolated wetlands where the wetland buffer setback area is larger than the wetland.  
The establishment of open space adjoining the wetlands to remain will provide wetland 
buffer setbacks in excess of 25-feet.  Current and previously site planning efforts have 
endeavored to minimize wetland impacts to the extent that is practicable. 

Ms. Barbara McBeth January 11, 2016
City of Novi Page 2

     

Comment 3. While the Plan appears to involve proposed impacts to on site 
wetlands and the associated 25 foot wetland setbacks, these impacts do not 
appear to be indicated, quantified and labeled on the Plan. In addition, the overall 
on site acreage of wetlands and wetland setbacks should be included on the Plan. 
The Plan should be reviewed and revised as necessary. 

Existing and impacted wetland and wetland buffer setback are shown and quantified 
on Sheet SP-14.   

Comment 4. A plan to replace or mitigate for any permanent impacts to existing 
wetland buffers should be provided by the Applicant. In addition, the Plan should 
address how any temporary impacts to wetland buffers shall be restored, if 
applicable. 

See landscape plans for wetland buffer restoration/mitigation. 

Comment 5. The City’s threshold for the requirement of wetland mitigation is 0.25
acre of proposed wetland impact. This should be taken into account on subsequent 
site Plan submittals, if necessary. 

The Applicant is only proposing 0.20 acres of wetland impact, which is below the 
threshold for required wetland mitigation. 

Comment 6. The Applicant should demonstrate that alternative site layouts that 
would reduce the overall impacts to wetlands and wetland setbacks have been 
reviewed and considered. 

The Applicant is proposing to impact four small, isolated wetlands; Wetlands, B, D, 
G and H and a portion of the largest wetland; Wetland EE.  Avoiding impacts to 
Wetland B would result in the loss of two residential lots and leave the wetland 
surrounded by development on three sides.  Avoiding impacts Wetland D would also 
result in loss of at least one lot.  Avoiding impacts to Wetlands G and H would place 
them in the setback between the proposed commercial development and 12 Mile 
Road, making them significantly functionally diminished.  Given the size and quality 
of these wetlands, avoiding them was not considered practicable.  The proposed 
impact to Wetland EE is required for vehicular circulation to service the proposed 
commercial buildings.  The proposed area of impact is dominated by an invasive 
wetland plant species (Common Reed, Phragmites australis). Wetland impacts to 
this area are unavoidable but are reduced by grading with the steepest allowable 
slope. 

Comment 7. The Applicant is encouraged to provide wetland conservation 
easements for any areas of remaining wetland or 25 foot wetland buffer. 

The Applicant is willing to provide conservation easements for remaining areas of 
wetland, wetland buffer setback and woodland in areas which will not conflict with 
future use of the property by residents and visitors. 



Ms. Barbara McBeth January 11, 2016
City of Novi Page 3

     

Comment 8. It should be noted that it is the Applicant’s responsibility to confirm the 
need for a Permit from the MDEQ for any proposed wetland impact. Final 
determination as to the regulatory status of each of the on site wetlands shall be 
made by MDEQ. 

See response to Comment 1.

Thank you for your time and efforts associated with this project.  Please call or 
contact me via email at wheld@king-macgregor.com if you have any questions or 
need any additional information. 

Sincerely, 

King & MacGregor Environmental, Inc. 
Woody L. Held 

Cc: Mr. Gary Shapiro – Ivanhoe Meadowbrook, LLC 
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NORTH

N

W-1

Conceptual Restoration
Program

Relocated stream
Natural stream channel design

Bankfull width 7.5'±
485± LF

Created floodplain
Width 15-30'

Boulder weir for
grade control

Treat invasive species
0.5± acres
Mechanical and chemical treatment of common
reed and reed canary grass. Replant with native
wildflower species. Improve aesthetic character from
Meadowbrook Road.

Natural Features Setback
Mechanical and chemical treatment of

common buckthorn (0.2± acres).
Seed with native wildflower species

and plant native trees.

Existing emergent/
open water wetland
0.75± acres
Habitat restoration to improve
plant species diversity

Existing stream channel to
be abandoned
350± LF

Existing failed culvert to be removed
32± LF 30" dia.

Meadowbrook Road

Conceptual Restoration Plan 50' 100'0 25'



Existing edge
of open water

Wetland plant
tuber/plug beds, typ.
(see species list)

Treat all Buckthorn
within wetland buffer,
see notes.

Treat all Phragmites &
reed canary grass,
see notes.

Wetland Buffer
25'

Wetland Buffer
25'

Existing wetland
boundary

W-2

Preliminary
Not for

Construction

Detailed Concept
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N

Wetland Restoration Plan

WETLAND SEED MIX:
SPECIES COMMON NAME RATE (PLS OZ./AC.)
Acorus calamus Sweet Flag 8.50
Agrostis alba Redtop 8.00
Alisma plantago-aquatica Water Plantain 8.00
Asclepia incarnata Swamp Milkweed 1.50
Carex cristatella Crested Oval Sedge 1.00
Carex lurida Bottlebrush Sedge 6.00
Carex vulipinoidea Brown Fox Sedge 6.00
Eleocharis obtusa Blunt Spike Rush 3.00
Helenim autumnale Sneezeweed 3.00
Iris virginica shrevei Blue Flag Iris 4.00
Juncus effusus Common Rush 3.00
Leersia oryzoides Rice Cut Grass 4.00
Lobelia cardinalis Cardinal Flower 0.75
Lobelia siphilitca Great Blue Lobelia 1.00
Mimulus ringens Monkey Flower 2.00
Peltandra virginica Arrow-arum          16.00
Penthorum sedoides Ditch Stonecrop 0.50
Polygonum pensylvanicum Smartweed 6.00
Pontederia cordata Pickerel Weed 8.00
Sagittaria latifolia Common Arrowhead 8.00
Senna hebecarpa Wild Senna 1.00
Scirpus atrovirens Bulrush 6.00
Scirpus fluviatilis River Bulrush 6.00
Scirpus validus Great Bulrush 6.00
Sparganium eurycarpum Common Burreed          10.00

TOTAL        108.25

Cover Crop
Avena sativa Seed Oats 320.0
Lolium multiflorum Annual Rye   80.0

Note: Proposed for 0.4± acres of wetland.

WETLAND PLANTS:
SPECIES COMMON NAME QUANTITY
Acorus calamus Sweet Flag
Iris virginica Southern Blue Flag
Nymphaea tuberosa Sweet-Scented Waterlily
Peltandra virginica Arrow-Arum
Pontederia cordata Pickerel Weed
Sagittaria latifolia Common Arrowhead
Sparganium americanum American Bur-Reed
Sparganium eurycarpum Common Bur-Reed

Total 2,000

Notes: Final plant selection to be based on availability at the time of installation. Plants to be installed in
groupings of 100± of a single species within the planting beds shown. Plants to be protected with Goose
Grid following installation.

Wetland Restoration Sequence &
Specifications
2016/Year 1
1. Apply herbicide to all reed canary grass (Phalaris arundinacea), common

reed (Phragmites australis), and buckthorn (Frangula alnus, Rhamnus
cathartica) within the areas identified during treatment periods
recommended by the herbicide manufacturer. Application shall include an
initial large-scale treatment with follow-up treatments as required to bring
live plants to less than 10% cover within the treatment areas.

2. When target plants are less than 10% cover within the treatment areas,
install specified seed mixes and wetland planting beds in the locations
indicated on the drawings.

2017-2020/Years 2-5
1. Apply herbicide as spot treatments as necessary to control the

reestablishment of invasive plants.

20' 40'0

1"=20'

10'

Phragmites & Reed
Canary Grass
(0.5± acres)

Buckthorn
(0.2± acres)

Note: Refer to Zeimet Wozniak & Associates
drawings for site engineering. Refer to Felino
Pascual & Associates drawings for landscaping
outside of the stream and wetlands.
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20' 40'0
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NA Green SC250
underwrap 2'

overwrap 3.3'±

NA Green S150BN

Topsoil wrapped in erosion
control blanket to create bankfull shelf.

Subgrade

Belt Width ±20'

Bankfull Channel 7'-6"

1.0'

Native Material

Bankfull Channel Construction
Not to scale

Shrubs and
trees on shelves
and side slopes

Top 6" in bankfull shelves
and side slopes to be

topsoil

Live stakes through NA Green
SC 250 (where specified)

Profile A-A

Plan View

Anchor stone with flat surface
flush with finish grade

8-12" diameter boulder
with flat surface finish

flow

12" min. depth
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5'-0"
Edge of Bankfull Channel

Rip Rap Bed:
4" to 6" round stone

Edge of Bankfull Channel
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"A A

8" - 12" dia.
Boulders

1'

Rip Rap Bed

Boulder Grade Control Structure
Not to scale

SEED MIX:
SPECIES COMMON NAME RATE (PLS LBS./AC.)
Alisma subcordatum Water Plantain 0.3
Andropogon gerardii Big Blue Stem 5.0
Andropogon scoparius Little Blue Stem 5.0
Aster nova-angliae New England Aster 0.2
Bouteloua curtipendula Side Oats Gramma 5.0
Elymus canadensis Canada Wild-Rye 8.0
Carex vulpinoidea Fox Sedge 0.5
Eleocharis spp. Spike Rush 0.2
Elymus virginicus Virginia Wild-Rye 8.0
Glyceria striata Fowl Manna Grass 1.0
Helenium autumnale Sneezeweed 0.2
Juncus spp. Rush species 0.2
Leersia oryzoides Rice Cut Grass 1.0
Lolium multiflorum Annual Rye           20.0
Panicum virgatum Switch Grass 1.0
Scirpus validus Great Bulrush 0.2
Sorghastrum nutans Indian Grass 10.0
Spartina pectinata Prairie Cord Grass 0.5

NOTE: Seed mix to be sown over all stream bank areas disturbed by construction.

LIVE STAKES:
SPECIES COMMON NAME       QUANTITY
Cornus amomum Silky Dogwood
Cornus stolonifera Red Osier Dogwood
Salix discolor Pussy Willow
Salix exigua Sandbar Willow

TOTAL               450

NOTE: Live stakes to be 36-42 inches long. Select a minimum of 3 species from list provided with no less than
100 individuals of a single species. Live stakes to be planted 12" on center in groups of 10 individuals of a
single species in the locations described in Live Stake Planting detail.

Stream Relocation Plan

Note: Refer to Zeimet Wozniak & Associates
drawings for site engineering. Refer to Felino
Pascual & Associates drawings for landscaping
outside of the stream and wetlands.
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December 29, 2015 
Sent Via Email 

 
 
Ms. Barbara McBeth 
Deputy Director of Community Development  
City of Novi 
45175 W. Ten Mile Road  
Novi, Michigan 48375 
 
Re: Beacon Hill Park Preliminary Site Plan 

Woodland Evaluation 
  
Dear Ms. McBeth: 
 
This letter is provided to provide additional information regarding the Novi-
designated Woodland on the subject site.  
 
In October, 2015, we performed a tree survey in accordance with our 
understanding of the requirements described in the Novi Woodlands Protection 
ordinance. These identified trees were subsequently located by surveyors from 
Zeimet Wozniak & Associates and the results of that combined effort are 
provided as part of this Preliminary Site Plan submittal. In total, 577 8-inch DBH 
or larger trees were identified on the property. 
 
In addition to the tree survey, we performed an evaluation of the character and 
quality of the woodland for the purpose of providing an opinion as the 
contribution of this woodland to the natural resources of Novi and the potential 
for the trees within the woodland to become an asset to the proposed site plan.  
To that end, we offer the following observations: 
 
The Novi Woodlands Map depicts an approximately 11-acre regulated 
woodland in the northern half of the site (Figure 1), and this corresponds with 
the majority of the regulated trees encountered on the property. Of the 577 8-
inch or larger trees documented, 507 (88%) occur within the mapped woodland. 
Historical aerial photography obtained from Oakland County suggests that the 
subject property was maintained predominantly as either pasture or lawn at 
least as recently as 1980 (Figures 2 & 3), with the exception of trees within 
hedgerows and scattered around home sites. After 1980, and prior to 1990 
(Figure 4), property maintenance appears to have changed and trees began to 
colonize the previously open portions on the northern half of the property. As 
such, it appears that the woodland at present (Figure 5) is comprised mostly of 
trees that are between 25 and 35 years old. 
 
An analysis of the tree survey data suggests that the woodland has a high 
concentration of early successional and non-native species. Although 77% of 
the trees that are 8-inch or larger represent native species, only 46% of the 
trees represent native species that the Novi Landscape Design Manual does 
not expressly prohibit planting. Our interpretation of the Landscape Design 
Manual is that it allows planting of high quality tree species that are suitable for 
residential and commercial settings such as are proposed for this site. For 
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purposes of this discussion, we consider native trees that are allowed by the 
Landscape Design Manual to be planted to be the “suitable” trees on the site 
and all others to be “unsuitable” trees.  
 
When 8-inch and larger woodland trees are subdivided into the two groupings 
(suitable trees and unsuitable trees) and the locations of those tree groups 
mapped, concentrations of suitable trees are readily apparent. From this 
mapping, we observe two general trends within the woodland: a diffuse 
scattering of suitable species throughout the majority of the woodland and a 
concentration of suitable species in an approximately 1.5-acre area in the 
southeast corner of the woodland (Figure 7). When we examine these two 
general regions in the field, we find it appropriate to further subdivide the 
majority of the woodland into three subregions: 1) the former homestead along 
Meadowbrook Road, 2) a plantation of Scots pine; and 3) the remaining young 
woods. In total, this results in four regions as depicted in Figure 8 and which 
we describe as follows: 
 

Homestead 
The homestead region (Photo 1) is characterized by a discontinuous 
canopy comprised of occasional mature black walnut trees and young, 
early successional trees developing in the understory. This area also 
contains an existing, vacant house, out buildings, and tennis court. 
 

 
Photo 1: Eastern Edge of Homestead Region Facing West. 

 
Plantation 
This area is a near monoculture of the non-native Scots pine with average 
DBH of approximately 12 inches. There is little understory vegetation, 
most likely because of the dense shade cast from the close growth habit 
of these trees. 
 
Young Woods 
This is the northern approximately half of the woodland and is a mix of 
scrub areas with very little canopy and treed areas (Photos 2 and 3). On 
average, this area has approximately 20 regulated trees per acre with the 
five most abundant tree species being American elm (Ulmus americana), 
sugar maple (Acer saccharum), black cherry (Prunus serotina), 
cottonwood (Populus deltoides), and red cedar (Juniperus virginiana). 
Dominant shrub species include honeysuckles (Lonicera sp.), prickly ash 
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(Zanthoxylum americanum), gray dogwood (Cornus amomum), and 
common buckthorn (Rhamnus cathartica). 
 

 
Photo 2: Southeast Portion of Young Woods. 

 
 

 
Photo 3: Northwestern Portion of Young Woods. 

 
Basswood Grove 
This area has a higher concentration of suitable tree species with 
continuous canopy resulting in a sparse shrub and herbaceous layer.  
However when the trees within that area are examined, we found 108 of 
the 136 suitable trees (79%) are basswood. Therefore, we observe that 
this area is a near monoculture of one species, which significantly 
reduces its value as a natural area.  
 

 
Photo 4: Eastern Edge of Basswood Grove Facing West. 
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The City of Novi Woodland Ordinance (Section 37-29) states the following as 
part of the use permit review standards:  
 

“No application shall be denied solely on the basis that some trees are 
growing on the property under consideration. However, the protection and 
conservation of irreplaceable natural resources from pollution, 
impairment, or destruction is of paramount concern.”   

 
To that end, we note that this woodland is dominated by relatively young trees 
and with a significant concentration of trees that are either non-native or that 
the Novi Landscape Design manual prohibits the planting of. Furthermore, 
where concentrations of trees of suitable species do exist, they do not occur in 
diverse woodland habitats but in monotypic stands. Based on these 
observations, it is our opinion that this woodland represents a very common 
habitat type in southeast Michigan, is not something we would consider 
notable or unique, and does not meet the threshold as an “irreplaceable 
natural resource.”  
 
Sincerely,  
 

 
King & MacGregor Environmental, Inc.  
Matt Stone-Palmquist, LLA, Certified Arborist 
 
Enclosures 
 
cc: Mr. Gary Shapiro (Ivanhoe Meadowbrook, LLC) 
 Mr. Andy Wozniak (Zeimet Wozniak & Associates, Inc.) 
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Crystal Falls, MI 49920 

Phone: 906/367-0171 
 
 

email: kme@king-macgregor.com 

 

January 11, 2016 
 
Ms. Barbara McBeth 
Deputy Director of Community Development  
City of Novi 
45175 West Ten Mile Road  
Novi, MI  48375 
 
Re:   Beacon Hill Park Preliminary Site Plan 
 
Dear Ms. McBeth: 
 
This letter is provided on behalf of Ivanhoe Meadowbrook, LLC to address the 
Woodland Review Comments provided by ECT in their August 3, 2015 Woodland 
Review of the Concept/Planned Rezoning Overlay Plan (PSP15 0108).  Responses to 
the comments are provided below. 
  
Comment 1, ECT encourages the Applicant to minimize impacts to on site 
Woodlands to the greatest extent practicable; especially those trees that may meet 
the minimum size qualifications to be considered a Specimen Tree. It is unclear how 
many, if any, on site trees are proposed to be preserved. In general, the applicant 
should demonstrate why trees cannot be preserved within the proposed lots (for 
example, in areas that fall outside of the proposed building envelopes). 
 
The applicant notes this comment and has incorporated these suggestions into the 
proposed site plan to the extent practicable. 
 
Comment 2.  The Applicant should demonstrate that alternative site layouts that would 
reduce the overall impacts to woodlands have been reviewed and considered. The 
Applicant should consider modification of the proposed lot boundaries in order to 
preserve existing woodland areas. 
 
The proposed site plan represents an effort to preserve visually prominent woodlands 
and wetlands along the western and northern property boundaries while also allowing 
for the prudent development of the property. 
 
Comment 3.  The Applicant is encouraged to provide preservation/conservation 
easements for any areas of remaining woodland. 
 
The applicant notes this comment. 
 
Comment 4.  The Applicant is encouraged to provide woodland conservation 
easements for any areas containing woodland replacement trees, if applicable. 
 
The applicant notes this comment. 
 
Comment 5.  It is currently not clear if the Applicant is proposing on site Woodland 
Replacement credits or if the intent is to pay into the City of Novi Tree Fund for the 
removal of any regulated trees. Please clarify on the Plan.  
 
Proposed tree removals are calculated on drawings produced by Zeimet Wozniak & 
Associates and submitted as part of this Preliminary Site Plan package. Proposed 
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replacement credits are calculated on landscape plans produced by Felino Pascual 
& Associates and submitted as part of this Preliminary Site Plan package. 
 
 
Comment 6.  A Woodland Permit from the City of Novi would be required for 
proposed impacts to any trees 8 inch d.b.h. or greater. Such trees shall be 
relocated or replaced by the permit grantee. 
 
The applicant notes this comment and anticipates applying for a Woodland Permit. 
 
Comment 7.  A Woodland Replacement financial guarantee for the planting of 
replacement trees will be required, if applicable. This financial guarantee will be 
based on the number of on site woodland replacement trees (credits) being 
provided at a per tree value of $400. 
 
The applicant notes this comment. 
 
Comment 8.  The Applicant will be required to pay the City of Novi Tree Fund at a 
value of $400/credit for any Woodland Replacement tree credits that cannot be 
placed on site. 
 
The applicant notes this comment. 
 
Comment 9.  Replacement material should not be located 1) within 10’ of built 
structures or the edges of utility easements and 2) over underground 
structures/utilities or within their associated easements. In addition, replacement 
tree spacing should follow the Plant Material Spacing Relationship Chart for 
Landscape Purposes found in the City of Novi Landscape Design Manual. 
 
The applicant notes this comment. 
 
We trust that this additional information addresses these comments at this point in 
the Novi review process and we anticipate continuing to work with the City and ECT 
to more-fully address some of the tree issues highlighted as the project advances 
through the site plan approvals process. 
 
Sincerely, 
 

 
King & MacGregor Environmental, Inc. 
Matt Stone-Palmquist, Landscape Architect, Certified Arborist 
 
cc: Gary  Shapiro, Ivanhoe Meadowbrook, LLC 
 Andy Wozniak, Zeimet Wozniak & Associates 
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February 18, 2016

Ivanhoe Meadowbrook LLC
c/o Ivanhoe Companies
6689 Orchard Lake Road #314
West Bloomfield, MI  48322

Attn: Mr. Gary Shapiro

Re: Beacon Hill Park HRC Job No. 20150819.23
Trip Generation Comparison

Dear Mr. Shapiro:

At your request, Hubbell, Roth & Clark, Inc. (HRC) prepared a trip generation comparison 
for the proposed Beacon Hill Park in the City of Novi, Michigan.  

HRC was asked to compare trip generation for three alternative site plans for the south 
section of the Beacon Hill Park development that corresponds to the commercial portion of 
the development. The residential portion of the development is the same for all three site 
plans.  The three site plans show a mix of commercial uses that range in size from 11,500
to 22,000 square feet.  The three site plans compared are:

1. Mixed commercial – drive-in bank, restaurants, and retail (as evalu ated in the 
Beacon Hill Park Traffic Impact Study dated 1/8/16)

a. fast casual restaurant with drive thru – 2,200 square feet 
b. specialty retail center – 3,700 square feet
c. drive-in bank – 3,250 square feet
d. hi-turnover (sit down) restaurant – 2,400 square feet

2. Mixed commercial – drive-in bank, restaurants, and retail (as evaluated in the 
Beacon Hill Park Traffic Impact Study dated 1/8/16)

a. fast casual restaurant with drive thru – 2,200 square feet 
b. specialty retail center – 16,100 square feet

3. Single commercial - specialty retail center – 22,000 square feet

The attached table shows the total number of trips generated by all three scenarios 
compared.  Scenario 1, as studied in the TIS, generated the highest number of peak hour 
trips of the three scenarios and found no impact to operations of the adjacent roadways. In 
my professional opinion, any of the three alternatives could be constructed and the trips 
generated accommodated by the adjacent roadways and the signalized intersection of 12 
Mile and Meadowbrook Roads.

If you have any questions or require any additional information, please contact me.

Very truly yours,

HUBBELL, ROTH & CLARK, INC.

Colleen Hill-Stramsak, P.E., PTOE
Associate – Transportation Department
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