








City of Novi Central Park South  

 
 

Overview of Tree 1829 within the wetland on-site 
 

 
 

Tree 1830 �± a 12-inch Acer saccharinum 
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City of Novi Central Park South  

 
 

Overview of Trees 1754 and 1755 on-site 
 

 
 

Typical wetland flagging seen on-site 
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City of Novi Central Park South  

 
 

Overview of woodland on-site 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Humna Anjum, Diana Shanahan, Dan 
Commer, Milad Alesmail, Stacey Choi, Kate Purpura 
 

  AECOM 
39575 Lewis Dr, Ste. 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP25-33 – Central Park South Preliminary 
Traffic Review  
 
From: 
AECOM 
 
Date: 
December 17, 2025 

  
 

 

Memo 
Subject: JSP25-33 – Central Park South Preliminary Traffic Review  
 
The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval as long as the 
comments provided below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Nobe Property Group II LLC, is proposing a 178,650 SF five-story residential building with 106 units. 
2. The development is located on the east side of Beck Road and west of Manhattan Circle. Beck Road is under the 

jurisdiction of the City of Novi and Manhattan Circle is a private street.  
3. The site is zoned RM-2 (High-Density Multiple Family). 
4. There are no traffic-related deviations required at this time. 

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

 
ITE Code: 221 – Multifamily Housing (Mid-Rise) 
Development-specific Quantity: 106 Units 
Zoning Change: N/A 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 40 31 100 No 
PM Peak-Hour Trips 40 26 100 No 

Daily (One-Directional) Trips 473  750 No 
 

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

Type of Study: Justification 
None N/A 

 

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 Not 

dimensioned 
and 15’ tying 
into 
Manhattan 
Circle 

Partially Met Dimension radii at Beck 
Road entrance, including 
median island.  

2 Driveway Width | O Figure IX.3 56’ at 
boulevard and 
24’ tying into 
Manhattan 
Circle 

Partially Met Standard width is 24’ on 
either side of median 
island, minimum 22’. 
Dimension distance from 
edge of road to median 
island, standard is 12’, 
minimum 6’.   

3 Driveway Taper | O Figure IX.11   Clarify proposed 
pavement along Beck 
Road at entrance, 
proposed does not tie 
into existing edge of 
pavement.  

3a Taper length None 
proposed 

Inconclusive  

3b Tangent None 
proposed 

Inconclusive  

4 Emergency Access | O 11-194.a.19 2 access 
points 

Met  

5 Driveway Sight Distance | O Figure 
VIII-E 

>510’ 
 

Met  

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
6 Driveway Spacing    
6a Same-side | O 11.216.d.1.d Exceeds 

minimum 
spacing 
required 

Met  

6b Opposite side | O 11.216.d.1.e Directly 
across from 
Heritage Drive 

Met  

7 External Coordination (Road Agency) N/A -  
8 External Sidewalk | Master Plan & 

EDM 
8’ Met Tying into existing 8’ 

boardwalk. 
9 Sidewalk Ramps | EDM 7.4 & R-28-K Not indicated, 

detail 
provided 

Partially Met Label ramps on plan at 
entrance.  

10 Any Other Comments: 
 

 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading Zone | ZO 5.4 22’ x 33’ Met  
12 Trash Receptacle | ZO 5.4.4 Trash room in 

building 
Inconclusive Indicate how trash will 

be collected from the 
trash room in future 
submittal. 

13 Emergency Vehicle Access Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 24’ and 25’ Met  
15 End Islands | ZO 5.3.12    
15a Adjacent to a travel way Dimensioned Met  
15b Internal to parking bays Dimensioned Met  
16 Parking Spaces | ZO 5.2.12 215 required, 

215 proposed 
 See Planning review 

letter.  
17 Adjacent Parking Spaces | ZO 

5.5.3.C.ii.p 
<15 spaces 
per parking 
bay 

Met  

18 Parking Space Length | ZO 5.3.2 17’ standard, 
23’ parallel, 22’ 
garage 

Met  

19 Parking Space Width | ZO 5.3.2 9’ and 8’ 
parallel 

Met  

20 Parking Space Front Curb Height | 
ZO 5.3.2 

4” Partially Met 4” in front of 17’ 
spaces, 6” required 
everywhere else. Detail 
on sheet C3.3 correct, 
labels on site plan 
show 4” not in front of 
parking space.  

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
21 Accessible Parking – number | 

ADA 
8 proposed, 7 
required 

Met  

22 Accessible Parking – size | ADA 9’ x 19’ with 8’ 
or 9’ aisle 

Met  

23 Number of Van Accessible Space | 
ADA 

2 proposed, 2 
required 

Met The accessible space 
on the north side of the 
building labeled as van 
accessible is not due 
to the below standard 
aisle width. 

24 Bicycle Parking    
24a Requirement | ZO 5.16.1 21 required, 

21 proposed 
(14 uncovered, 
8 covered) 

Met  

24b Location | ZO 5.16.1 Indicated Met  
24c Clear Path from Street | ZO 5.16.1 Partially 

indicated 
Partially Met Add sidewalk 

dimension on south 
side of building to 
verify 6’ clear path. 

24d Height of Rack | ZO 5.16.5.B Not indicated Not Met Provide in future 
submittal. 

24e Other (Covered / Layout) | ZO 
5.16.1, Text Amendment 18.301  

Not indicated Not Met Provide in future 
submittal.  

25 Sidewalk – min 5’ wide | Master 
Plan 

6’ and 7’ with 
2’ overhang 

Met  

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

Indicated Met  

27 Sidewalk – distance back of curb | 
EDM 7.4  

- N/A  

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

 
 

 
 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing - sizes | MMUTCD Accessible sign 

sizes provided 
Partially Met Provide sizes for all 

proposed signs. 
33 Signing Table - quantities and 

sizes 
Table provided Partially Met Include sign sizes in 

table. There are only 2 
van accessible space 
(BFV). In table for BFV 
sign, list both the R7-
8 and R7-8p signs.  

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

Not indicated for all 
signs 

Not Met Provide in future 
submittal. 

https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
35 Signs greater than 12” x 18” 

shall be mounted on a 
galvanized 3 lb. or greater U-
channel post | MMUTCD 

Not indicated Not Met Provide in future 
submittal. 

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

Indicated on 
accessible signing 
detail 

Partially Met Indicate for all proposed 
signing.  

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 

Not indicated Not Met Provide in future 
submittal. 

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

Not indicated Not Met Provide in future 
submittal. 

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

Not indicated Not Met Provide in future 
submittal. 

40 Parking space striping notes Indicated Met On sheet C3.3 - revise 
paving construction 
note 13 so it does not 
refer to restriping an 
existing lot. Remove 
note 14 since there 
are no proposed 
arrow or letter 
markings.  

41 The international symbol for 
accessibility pavement 
markings | ADA 

Detail not provided Not Met Provide in future 
submittal. 

42 Crosswalk Pavement Marking 
Detail 

Detail provided Met  

43 Any Other Comments: 
 

 

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 

 

https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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December 12, 2025 

 

City of Novi Planning Department              

45175 W. 10 Mile Rd.  

Novi, MI      48375-3024 

 

Re:  FACADE ORDINANCE – Central Park South, JSP25-33 

 Façade Region: 1, Zoning District: RM-2 

 

Dear Ms. McBeth; 

This review is based on the drawings prepared by Geis Companies, dated 10/15/25. The proposed 

and allowable percentages of facade materials are indicated in the chart below. The sample board 

required by Section 5.15.4.D was provided by way of photographic images on sheet SP-1.  

 

West 

(Front)

North 

(Left)

South 

(Right)

East   

(Rear)
Ordinance Maximum 

(Minimum)

Brick (Glen Gery 3-Tone Brown) 48% 40% 56% 65% 100% (30% Min.)

Simulated Wood (Arbor Wood / Luna Wood) 19% 25% 20% 16% 25%

Flat Metal (Canopies and Balconies) 29% 31% 18% 15% 50%

Cast Stone (Wainscot) 4% 4% 6% 4% 50%  
 

As shown above, all façade materials are in full compliance with the Façade Ordinance. The 

photographic sample board indicates high quality materials and carefully coordinated colors. The 

sample board indicates an alternate Simulated Wood material (Mac Metals, Harrywood Collection, 

6” Metal Siding – Teak). This material is equally compliant with the Façade Ordinance.    

 

The renderings indicate that the garage structures will substantially match the main building, 

however the facade materials are not identified. The garage structures should have 30% minimum 

brick or cast stone and approximately 70% simulated wood on all facades to fully comply with the 

Façade Ordinance. 

 

Notes to the Applicant:  
1.  Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials displayed 

on the approved sample board will be compared to materials delivered to the site. It is the 

applicant’s responsibility to request the inspection of each façade material at the appropriate 

time. Inspections may be requested using the Novi Building Department’s Online Inspection 

Portal. 

 

2.   RTU Screening - It should be noted that all roof top units must be screened from view from all 

vantage points both on-site and off-site using materials in compliance with the Façade 

Ordinance. 

 

Sincerely, 

DRN & Architects PC 

 

 

Douglas R. Necci, AIA  

Façade Review Status Summary:  

Approved, Full Compliance.  

 



 
FIRE REVIEW 



 
 
 
 

 
 
December 2, 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: Central Park South  
 
PreApp24-014 
JSP25-33 
 
        
Project Description:  
Construct a 5-story residential structure off Beck Rd south of Grand River. 
 
 
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. 

 Fire apparatus access drives to and from buildings through 
parking lots shall have a minimum fifty (50) feet outside 
turning radius and designed to support a minimum of thirty-
five (35) tons. (D.C.S. Sec 11-239(b)(5)) 

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

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

 Water mains greater than 25’, shall be at least 8” in 
diameter. Shall be put on plans for review. (D.S.C. Sec.11-
68(C)(1)(c) 

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

 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 

CITY COUNCIL 
 
Mayor 
Justin Fischer 
 
Mayor Pro Tem 
Laura Marie Casey 
 
Dave Staudt 
 
Brian Smith 
 
Matt Heintz 
 
Priya Gurumurthy 
 
Aaron Martinez 
 
City Manager 
Victor Cardenas 
 
Director of Public Safety 
Chief of Police 
Erick W. Zinser 
 
Fire Chief 
John B. Martin 
 
Assistant Chief of Police 
Scott R. Baetens 
 
Assistant Fire Chief 
Todd Seog 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 



be no more than five hundred (500) feet apart. The spacing 
of hydrants around commercial and/or industrial 
developments shall be considered as individual cases 
where special circumstances exist upon consultation with 
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c) 

 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.   

 Prior to construction above the foundation of all multi-
residential buildings and single-family dwellings, all roads 
are to be paved.  Note this on all plans. 

 
 
 
Recommendation: 
 
Approved, with the conditions that the above comments are followed at 
time of construction.  
 
 
 
Sincerely, 

 
Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
 
 
cc: file 
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City of Novi, 
 
This narrative is intended to supplement the variance application by providing additional context and 
rationale for the requested variances associated with the Central Park South development (JSP-33). 
Each variance is addressed individually by applicable ordinance section and separated by break lines 
to enhance readability. 
 
 
SECTION 3.1.8.D (Multiple Requests) 
 
Variance Request #1 
To allow for a parking setback of 11.5 feet along the northern property line. 
 
Narrative 
This request seeks approval to allow a parking setback of 11.5 feet along the northern property line. 
Similar to the previously requested building setback variance, this request is rooted in a site planning 
strategy that prioritizes environmental preservation, compact development, and functional integration 
with adjacent property under common ownership. 
 
Locating parking areas closer to the northern property line allows vehicular circulation and parking to be 
consolidated toward the portion of the site that directly abuts the existing Central Park Estates 
development. Both properties are owned and operated by the same entity, and the reduced setback in 
this location supports coordinated site planning, internal connectivity, and efficient circulation between 
the two developments. This adjacency is intentional and appropriate given the shared ownership and 
complementary land uses. 
 
Reducing the parking setback along this boundary allows the remainder of the site to remain less 
disturbed by paving and grading. A more restrictive setback would push parking deeper into the site, 
increasing impervious surface coverage within sensitive woodland and wetland areas and requiring 
additional grading and site modification. By consolidating parking toward the northern edge, the 
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proposal avoids a more horizontally expansive site layout and limits the overall extent of site 
disturbance. 
 
Variance Request #2 
 
To allow for a minimum of 14,600 square feet of usable open space to be provided in lieu of the 
required 21,200 square feet. 
 
Narrative 
This request seeks approval to allow a minimum of 14,600 square feet of usable open space to be 
provided in lieu of the 21,200 square feet otherwise required. This request reflects a coordinated 
approach to open space planning that considers both on-site amenities and the availability of adjacent 
usable open space under common ownership. 
 
The proposed development directly abuts the existing Central Park Estates community, which is owned 
and operated by the same entity and contains a substantial amount of established, underutilized usable 
open space and amenity areas. Ownership intends for these amenities to function in conjunction with 
the proposed development, allowing residents of Central Park South to access and utilize open space 
that already exists and is capable of accommodating additional users without degradation or overuse. 
 
Providing the full amount of required usable open space exclusively within the proposed development 
would result in the creation of additional exterior amenity areas that are likely to be underutilized and 
redundant. Rather than dispersing amenities across multiple sites with limited activation, this approach 
allows open space to be right-sized and intentional, ensuring that the spaces provided are meaningful, 
active, and well-maintained. The proposed open space within Central Park South remains generous 
and functional, while the shared amenity framework expands residents’ overall access to usable 
outdoor areas beyond what would be achieved through isolated on-site compliance. 
 
Overall, the requested variance supports efficient land use and coordinated site planning while 
maintaining access to high-quality open space. This approach avoids needless excess, reinforces the 
integration of adjacent developments under common ownership, and fulfills the intent of the open space 
requirement by prioritizing usability and function over strict numerical thresholds. 
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Variance Request #3 
To allow for usable open spaces to have dimensions less than 50 feet in width. 
 
Narrative 
This request seeks approval to allow usable open space areas with minimum dimensions of less than 
50 feet in width. This request is closely related to the previously requested usable open space variance 
and is intended to provide flexibility in how open space is configured, rather than reducing its overall 
quality or functionality. 
 
Strict adherence to the minimum 50-foot dimensional requirement would result in open space areas 
that are oversized in certain locations and less responsive to how these spaces are intended to be 
used. Allowing modest reductions in width enables usable open spaces to be designed at a more 
appropriate human scale, supporting comfort, usability, and intentional programming without 
unnecessary expansion. 
 
This flexibility allows the proposed open spaces to meet the underlying objectives of the ordinance—
access, usability, and resident amenity—while avoiding excess that does not materially enhance 
function. The requested variance ensures that open space is thoughtfully designed and right-sized, 
reinforcing the coordinated and efficient approach to site planning established throughout the proposal. 
 
 
SECTION 3.8.2.C (References Section 3.1.8.D – Setbacks) 
 
Variance Request 
To allow for a maximum building length of 261.5 feet, and a minimum required setback of 85 feet. This 
minimum required setback is a reduction of the 102 feet required due to excess building length beyond 
the 180 feet threshold. 
 
Narrative 
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This request seeks approval to allow a maximum building length of 261.5 feet with a corresponding 
minimum setback of 85 feet, representing a reduction from the 102-foot setback otherwise required due 
to the building length exceeding the 180-foot threshold. The intent of this request is to enable a site 
design that minimizes environmental disturbance, supports compact residential development, and 
maintains compatibility with surrounding uses. 
 
The proposed building length and reduced setback allow development to be consolidated toward the 
northern and western portions of the site, where it directly abuts the existing Central Park Estates 
development. Both properties are owned and operated by the same entity, and this adjacency allows 
the two developments to function cohesively, including improved pedestrian connectivity and 
coordinated site planning. Concentrating the building mass and parking areas in this location reduces 
fragmentation of the site and avoids unnecessary intrusion into sensitive woodland and wetland areas 
elsewhere on the parcel. 
 
The proposed building length is also a function of the construction types utilized in the design, which 
allow residential density to be achieved in a compact and organized form. These construction methods 
support consistent unit layouts and building systems that enable density to be accommodated within a 
controlled footprint, rather than dispersed across the site. This approach directly supports the City of 
Novi’s intent to increase residential unit density on this site while maintaining a deliberate and orderly 
development pattern. 
 
Along the remaining property lines, which do not adjoin Central Park Estates, the proposal exceeds the 
minimum required setbacks and preserves substantial green buffers. These setbacks maintain the 
integrity of existing woodland and wetland features and provide meaningful separation from adjacent 
properties. Overall, the requested variance allows development to be oriented toward land under 
common ownership while accommodating increased residential density in a manner that is 
environmentally responsible, visually cohesive, and consistent with the underlying intent of the Zoning 
Ordinance and Future Land Use Map. 
 
 
SECTION 5.2.4 
 



 

 

VARIANCE REQUEST 
NARRATIVE        

 

10020 AURORA HUDSON ROAD. STREETSBORO. OHIO. 44241. 330.528.3500 PH 330.528.0008 FX GEIS-COMPANIES.COM 
H T T P S : / / G E I S C O M P . S H A R E P O I N T . C O M / S I T E S / G E I S E S T I M A T I N G / S H A R E D  D O C U M E N T S / 2 0 2 5 / O H  2 5 - 0 3 6  C E N T R A L  P A R K  S O U T H  A P A R T M E N T S  ( S U B U R B A N  

S H O W P L A C E )  -  N O V I ,  M I / P R E L I M / 0 3  M E E T I N G S / P R E L I M I N A R Y  S I T E  P L A N  S U B M I S S I O N  0 2 _ 0 1 2 1 2 6 / 0 0 _ D O  N O T  S E N D / C P S _ S O H _ 0 1 2 1 2 6 . D O C X  

 

Variance Request 
To allow for a minimum 14-foot parking setback from the face of building. 
 
Narrative 
This request seeks approval to allow a minimum 14-foot parking setback from the face of the building. 
This request is closely aligned with the previously requested setback variances and reflects the same 
site-planning objectives of minimizing environmental impact while maintaining functional and well-
designed residential spaces. 
 
Allowing a reduced parking setback in this condition enables the development to remain compact and 
further limits disturbance to the woodland and wetland areas present on the site. Requiring a greater 
separation between parking and the building would push paved areas outward, resulting in additional 
grading and encroachment into sensitive natural features. The proposed setback instead supports a 
more contained site layout that preserves environmental resources elsewhere on the parcel. 
 
Importantly, a parking setback in the range of 14 to 17 feet still provides ample space to accommodate 
high-quality resident amenities. This distance allows for meaningful balcony and patio areas, 
landscaped buffers between parking and residential units, and generous pedestrian walkways around 
the building. The result is a comfortable and visually cohesive interface between parking, landscaping, 
and residential uses, without unnecessary expansion of paved surfaces. 
 
 
SECTION 5.10.1.B.IV 
 
Variance Request 
To allow for 8 parking spaces to be located off-site. 
 
Narrative 
This request seeks approval to allow eight parking spaces to be located off-site and counted toward the 
total required parking for the development. These spaces are located immediately adjacent to the site 
along the northern property line within the neighboring Central Park Estates property. 
 



 

 

VARIANCE REQUEST 
NARRATIVE        

 

10020 AURORA HUDSON ROAD. STREETSBORO. OHIO. 44241. 330.528.3500 PH 330.528.0008 FX GEIS-COMPANIES.COM 
H T T P S : / / G E I S C O M P . S H A R E P O I N T . C O M / S I T E S / G E I S E S T I M A T I N G / S H A R E D  D O C U M E N T S / 2 0 2 5 / O H  2 5 - 0 3 6  C E N T R A L  P A R K  S O U T H  A P A R T M E N T S  ( S U B U R B A N  

S H O W P L A C E )  -  N O V I ,  M I / P R E L I M / 0 3  M E E T I N G S / P R E L I M I N A R Y  S I T E  P L A N  S U B M I S S I O N  0 2 _ 0 1 2 1 2 6 / 0 0 _ D O  N O T  S E N D / C P S _ S O H _ 0 1 2 1 2 6 . D O C X  

 

These eight spaces are essential to meeting the overall parking requirement for the development and 
are appropriately situated to serve Central Park South due to their proximity, shared ownership, and 
integrated site planning. Allowing these spaces to be counted toward the required parking total 
supports a coordinated development approach while maintaining adequate parking availability 
consistent with the intent of the zoning ordinance. 
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Respectfully, 
The Central Park South Development Team 



PLAN REVIEW CENTER REPORT 

1. Density and Total Number of Rooms 

a. While ownership maintains a continued interest in providing the Future Land Use map 

recommended residential density, the natural limitations of this specific site inhibit the 

capability of providing needed design provisions to accomplish this within a reasonable 

manner. The development team believes the current proposal to be the best maximal 

utilization of buildable land area relative to the City of Novi Zoning Ordinance with 

reasonable encroachment beyond certain provisions as noted within this Review Letter. 

The development team acknowledges the identified variances required and will request 

approval. 

2. Building Length (Section 3.8.2.C) 

a. Acknowledged 

3. Parking Setback (Sections 3.1.8.D and 3.8.2.F) 

a. Acknowledged 

4. Parking Adjacent to Building (Section 5.10.1.B.iv) 

a. Acknowledged 

5. Off-Site Parking (Section 5.2.4) 

a. Acknowledged 

6. Usable Open Space (Section 3.1.8.D) 

a. Acknowledged – The development team will pursue a variance on this item. Additional 

details for the noted amenity areas will be included within the Final Site Plan submittal. 

7. Bicycle Parking 

a. Please see Sheet C3.0 for the relocated bike rack position on the site. 

8. Wetland Impacts 

a. The total wetland impact of this proposal is 0.19 acres. Any locations where it has been 

stated otherwise have been corrected. 

9. Façade 

a. Please see Sheet EL-2 for the detached garage elevations. 

10. Conservation Easements 

a. Ownership has agreed to place the remaining woodland and wetland areas within a 

Conservation Easement under the condition that the easements are not finalized until 

the start of construction. The development team will provide a draft exhibit of the 

conservation easement boundary with the Final Site Plan submission. 

11. Planning Review Chart 

a. Acknowledged 

12. Project & Street Name 

a. Acknowledged – Project and Street Name will be provided with the Final Site Plan 

submittal package. 

 

 

 



PLANNING REVIEW CHART 

The responses below are limited to any items noted as “TBD” or “No” within the “Meets Code” 

column in descending order. All language from the review letter has been reiterated in italics. 

1. Usable Open Space Area (Section 3.1.8.D) 

a. 200 sf Minimum usable open space per dwelling unit For a total of 106 dwelling units, 

required: 21,200 SF 

i. Acknowledged – The development team will pursue a variance on this item. 

Additional details for the noted amenity areas will be included within the Final 

Site Plan submittal. 

2. Parking Setbacks (Sec. 3.1.8.D) – Side (North) 

a. Acknowledged – The development team will pursue a variance on this item. 

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

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

i. Acknowledged – The development team will pursue a variance on this item. 

4. Modification of maximum length (Sec. 3.8.2.C) 

a. Acknowledged – The development team will pursue a variance on this item. 

5. Off-Street Parking or related drives (Sec. 3.8.2.F) 

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

living areas. 

i. Acknowledged – The development team will pursue a variance on this item. 

b. No closer than 20 ft from ROW and property line. 

i. Acknowledged – The development team will pursue a variance on this item. 

6. Pedestrian Connectivity (Sec. 3.8.2.G) 

a. All sidewalks shall comply with barrier free design standards. 

i. The development team can guarantee that all walks and parking areas will be 

compliant with the barrier free design standards. Additional details regarding 

this will be provided within the Final Site Plan submittal. 

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

a. Acknowledged – The development team will pursue a variance to allow the 8 off-site 

spaces to satisfy the onsite parking space requirements. 

8. Barrier Free Signs - Barrier Free Code 

a. The development team can guarantee that all walks and parking areas will be compliant 

with the barrier free design standards. Additional details regarding this will be provided 

within the Final Site Plan submittal. 

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

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

i. Please see Sheet C3.0 for the revised locations 

b. When 4 or more spaces are required for a building with multiple entrances, the spaces 

shall be provided in multiple locations. 

i. The noted bike rack location has been relocated. Please see Sheet C3.0 for the 

revised location. 

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



i. Please see Sheet C3.0 and the exterior bike rack cut sheet included with this 

submission. 

10. Bicycle Parking Lot layout (Sec 5.16.6) 

a. Parking space width: 7 ft. - One tier width: 11 ft. - Two tier width: 18 ft. - Maneuvering 

lane width: 4 ft.  - Parking space depth: 32 in.   

i. Refer to detail provided on C3.3 

11. Parking on Major and Minor Drives 

a. Building less than 25 feet from parking stall 

i. Acknowledged – The development team will pursue a variance on this item. 

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

a. All roof top equipment, including mechanical and electrical equipment, shall not exceed 

the maximum permitted building height limits, unless the following are met: for every 1 

foot of excess height, it shall be set back 5 feet from any and all building faces. No roof 

top appurtenance shall exceed 5 feet above max height of district. 

i. Please see Sheet SP-4 for preliminary roof equipment plan. 

13. Roof top appurtenances screening 

a. Roof top appurtenances shall be screened in accordance with applicable façade 

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

i. Please see the renderings included with this submission package for parapet 

screening conditions 

14. Entryway lighting (Sec. 5.7.N) 

a. One streetlight is required per entrance. 

i. Please see the revised Site Lighting Plan. 

15. Woodlands (City Code Ch. 37) 

a. Replacement of removed trees 

i. Refer to landscape & woodlands response. 

16. Design and Construction Standards Manual 

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

Liber, and page for subdivisions). 

i. Above items have been provided as requested. Refer to the survey plan. 

17. General layout and dimension of proposed physical improvements 

a. Location of all existing and proposed buildings, proposed building heights, building 

layouts, (floor area in square feet), location of proposed parking and parking layout, 

streets and drives, and indicate square footage of pavement area (indicate public or 

private). 

i. Pavement areas to be provided with final site plan submittal 

18. Economic Impact Information 

a. Total cost of the proposed building & site improvements. 

i. The estimated cost of the above is $27,710,992 

b. Number of anticipated jobs created (during construction & after building is occupied, if 

known) 

i. The estimated number of jobs to be created during construction is 125. The 

estimate numbers of jobs to be created post occupancy is 5. 

19. Building Exits 



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

i. Please see Sheet C3.0 for paving from building exits. 

20. Development/ Business Sign (City Code Sec 28.3) 

a. The leading edge of the sign structure shall be a minimum of 10 ft. behind the right-of-

way. Entranceway shall be a maximum of 24 square feet, measured by completely 

enclosing all lettering within a geometric shape. Maximum height of the sign shall be 5 

ft.   

i. The proposed monument sign location is shown on the Site Lighting Plan and a 

placeholder monument sign is represented within the renderings. Additional 

detailed information and a final iteration of the property branding will be 

submitted once a permit is required. 

21. Project & Street Naming Committee 

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

i. Additional information will be provided with the Final Site Plan Submittal, if 

allowed at this time. 

22. Lighting and Photometric Plan (Sec. 5.7) 

a. All lighting details, along with a photometric plan, will be provided with the Final Site 

Plan submittal. 

23. Lighting Plan (Sec. 5.7.2.A.i) 

a. Site plan showing location of all existing & proposed buildings, landscaping, streets, 

drives, parking areas & exterior lighting fixtures 

i. All sheet name redundancies have been removed. 



ENGINEERING COMMENT RESPONSES 
1. Show a hatched area on relevant sheets representing the cross-access easement 

(24 feet wide) from the parking lot entrance to the secondary connection to the 

adjoining property. 

• Hatched area representing cross access easement has been added to C3.0 

General Plan 

2. 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. 

• Traffic control sign table has been provided on C3.1 & C3.2 

3. Provide a traffic control plan for the proposed road work activity on Beck Road. 

• It is our understanding that the proposed work within the Beck Road right-

of-way is to be constructed by the City of Novi in lieu of payment for 

granting additional right-of-way.  

4. Provide a note that compacted sand backfill (MDOT sand Class II) shall be provided 

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

profiles. 

• Note provided as requested. Refer to utility plans. 

• Profiles to be provided in a future submission. 

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. 

• Provided as requested. 

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. Indicate which crossings do not 

have 18-inch vertical clearance, a concrete bedding detail was provided. 

• To be provided in a future submission. 

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. 

• Note provided as requested. Refer to utility plans. 

8. Generally, all proposed trees shall remain outside utility easements. Where 

proposed trees are required within a utility easement, the trees shall maintain a 

minimum 5-foot horizontal separation from water main and storm sewer and 10- 

foot horizontal separation from sanitary sewer. All utilities shall be shown on the 

landscape plan, or other appropriate sheet, to confirm the separation distance. 

• Noted. Utilities are shown on the landscape plan as requested.  

9. Show the locations of all light poles on the utility plan and indicate the typical 

foundation depth for the pole to verify that no conflicts with utilities will occur. Light 

poles in a utility easement will require a License Agreement. Light pole is proposed 

within the water main easement; this should be relocated if possible or a license 

agreement will be needed. 



• Lightpoles shown on utility plan as requested. 

• Foundation plans to be provided at the time of easement submittal 

 

10. A Right-of-Way Permit will be required from the City of Novi. 

• Noted. 

11. 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). The most updated details can be found on the City’s 

website under Engineering Standards and Construction Details. 

• Noted. City detail sheets will be provided with stamping set. 

WATER MAIN 

12. Provide a profile for all proposed public water main 8-inch or larger. 

• To be provided in a future submission. 

13. Provide easements for existing water main, indicate if a portion of the easement must 

be vacated. 

• Easements provided for existing water main. As noted on the plans, the 

existing easement is to be vacated and a new easement over the entire 

system is to be granted. 

14. Provide a water main basis of design. Indicate material of main where 

connection is proposed. Water main basis of design should use peak factor of 

2.5. Basis of design should use City of Novi REU factors (.6 for one-

bedroom, .75 for two-bedroom, and 1 for three-bedroom units). 

• Watermain basis of design provided as requested. 

15. Water systems must have the ability to serve at least three thousand (3,000) gallons 

per minute in apartment complexes. 

• Noted. Hydrant flow tests will be requested to determine existing 

capacity. 

16. Use two 45-degree bends in lieu of any 90-degree water main bends proposed. 

• Min. 45 degree bends used as requested. 

17. 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. 

• Noted. 

18. 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”. 

• Noted. 

19. Valves shall be arranged so that no single line failure will require more than eight 

hundred (800) feet of main to be out of service. 

• Noted. Valve spacing is less than 800 feet. 

20. Valves shall be arranged so that none are over or under the sanitary sewer. 



• Noted. No existing or proposed valves are located under the sanitary sewer. 

21. Provide a separate domestic lead and, if required by the Fire Marshal, a minimum 

6-inch fire lead for each building with a unique shut-off valve for each. 

• Separate domestic and fire suppression leads provided as requested. 

 

22. An EGLE water main permit will be needed for the proposed water main extension. 

• Noted 

 

IRRIGATION 
23. Provide irrigation plans at time of final site plan submittal. 

• To be provided in a future submission 

24. For common area irrigation systems connected to public water supplies: Install a 

backflow prevention Reduced Pressure Zone Assembly (RPZ) with an ASSE 1013 

listing approval at each tap to the public water supply. A minimum clearance of 12-

inches measured from the bottom of pressure relief valve to the finished 

landscaped grade shall be required. Provide a detail showing the RPZ installation 

setup and height above grade. If backflow preventer is to be enclosed, provide a 

detail of the enclosure with required drainage outlets. Show all locations on a site 

plan. A plumbing permit is required for the installation of the backflow preventer. 

Installation of the backflow preventer shall be in such a manner as to not require 

blowing out the system through the backflow preventer. Drain ports and blow out 

ports shall be included. Any deviations from these requirements must be approved 

through the Novi Water & Sewer Division Cross Connection Control Specialist (248-

735-5661). 

• Noted.  To be provided in a future submission 

SANITARY SEWER 
25. Provide a sanitary sewer basis of design for the development on the utility plan 

sheet. (Calculations should use peaking factor of 4.0 and 3.2 People/REU, peaking 

factor of 4.0 is only for sanitary not for water main). 

• Basis of design provided as requested. 

26. Drainage from parking garage cannot tie into sanitary sewer, it must tie into the 

storm sewer. 

• Parking garage drainage has been re-directed to the storm sewer. 

27. Section 11-164 (g)-4 states the maximum length of a sanitary sewer lead shall not 

exceed 100-feet unless otherwise approved. Extend Sanitary Sewer so that leads 

are not more than 100 feet long. 

• Extension of public sanitary sewer proposed. Proposed sanitary lead is 

less than 100-feet.  

28. Note on the construction materials table that 6-inch sanitary leads shall be a 

minimum SDR 23.5, and mains shall be SDR 26. 

• Note added as requested. 

29. Illustrate all pipes intersecting with manholes on the sanitary profiles. 



• To be provided in a future submission 

30. An EGLE sanitary sewer permit will be required for this project. 

• Noted 

STORM SEWER 

31. A minimum cover depth of 3 feet shall be maintained over all proposed storm sewer. 

• Noted 

32. Proposed 6” floor drain in covered parking area will need to connect to storm sewer, 

parking lot discharge into the sanitary sewer not allowed. 

• Floor drain re-directed to storm system. 

33. Storm manholes with differences in invert elevations exceeding two feet shall 

contain a 2-foot-deep plunge pool. 

• Noted 

34. Provide a four-foot-deep sump and an oil/gas separator in the last storm 

structure prior to discharge to the storm water basin. 

• Four foot sump and oil/gas separator provided in last storm structure 

prior to discharge to basin provided.  

35. Provide profiles for all storm sewer 12-inch and larger at time of final site plan 

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

• To be provided in a future submission 

36. 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. 

• To be provided in a future submission 

37. Illustrate all pipes intersecting storm structures on the storm profiles. 

• To be provided in a future submission 

38. An easement is required over the storm sewer accepting and conveying off- site 

drainage. 

• Noted. There is an existing easement for the pipe conveying off-site 

drainage to the proposed detention basin. 

39. 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. 

• To be provided in a future submission 

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

• The location of roof conductors is yet to be determined. The roof drainage 

area was calculated an included in the storm water management 

calculations. 

41. Provide a storm sewer basis of design table. We recommend revising the storm 

sewer design, so the Q provided is greater than or equal to the Q calculated to 



maximize the life of the pipe and structures. 

• To be provided in a future submission 

 

 

STORM WATER MANAGEMENT PLAN 

42. The Storm Water Management Plan (SWMP) for this development shall be designed 

in accordance with the Storm Water Ordinance and Chapter 5 of the Engineering 

Design Manual (updated Jan 31, 2024). 

• Stormwater management plan provided per the stormwater ordinance 

and the engineering design manual. 

43. Provide details about the additional flow being added to the detention basin from 

the existing 21” storm sewer, the ties into the existing basin for the Central Park 

Estates site. Any off-site drainage being accepted on-site will require a storm sewer 

easement; this will be needed if there are two different property owners for the 

Central Park Estates and the Central Park Estates South site. 

• Details of additional flows to the proposed basin provided as requested. 

44. An additional soil boring was provided where basin is proposed on-site. Provide 

elevation of area where boring was done, provide proposed bottom of basin 

elevation. 

• Elevation provided as requested. 

45. Provide overall volume that is proposed within the basin, provide couture 

elevations, high water, low water and bottom of basin elevations. 

• Volumes and elevations provided as requested. 

46. Soil borings will be needed for the entire site; applicant must provide updated soil 

borings to determine ground water elevations. Applicant can use previously 

submitted soil boring if they provide a new letter from the geotechnical consultant 

stating that they believe the ground water elevations have not changed since the 

last soil boring. Soil borings are needed to check groundwater elevations, typically 

old soil borings are acceptable if the borings are used to show soil type, but 

groundwater elevations can change over time. 

• Additional borings to be provided with future submission.  

• The boring provided within the basin found groundwater at a depth of 7’ 

below existing grade. Per the survey, existing grade at the boring location 

is +/- 960.30 putting the ground water elevation at +/- 953.30. The 

proposed bottom of the basin is 958.00.  

47. C factor calculation should be based on hydrologic soil type for the site, provide the 

soil type on the plans and update the C factor based on soil type. 

• C factor and soil types provided as requested. Soil types provided on C3.0. 

48. Provide calculations verifying the post-development runoff rate directed to the 



proposed receiving drainage course does not exceed the pre-development runoff 

rate for the site. 

• Calculations verifying post-development runoff rate provided as 

requested. Refer to C4.4. 

49. 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. 

• Access provided as noted above. 

50. Provide a 5-foot-wide stone bridge/access route allowing direct access to the 

standpipe from the bank of the basin during high-water conditions (i.e. stone 6- 

inches above high water elevation). Provide a detail and/or note as necessary. 

• Stone access provided as noted above. 

51. As part of the Storm Drainage Facility Maintenance Easement Agreement, provide 

an access easement for maintenance over the storm water detention system and 

the pretreatment structure. Also, include an access easement to the detention area 

from the public road right-of-way. 

• Easement shown on plans.  

• To be provided in a future submission 

52. Pretreatment unit will be required if no permanent pool is proposed. Provide 

manufacturer’s details and sizing calculations for the pretreatment structure(s) on 

the plans. Provide drainage area and runoff coefficient calculations specific to the 

area tributary to each treatment structure. The treated flow rate should be based 

on the 1-year storm event intensity (~1.6 In/Hr). 

• Forebay with permanent pool proposed. 

53. Pretreatment structure shall limit the concentration of Total Suspended Solids (TSS) 

to 80% based on the 110-micron particle size. The NJDEP standard of 50% removal 

is also allowable, as it is for the target median particle size of 75- microns. 

• Forebay with permanent pool proposed. 

54. Provide release rate calculations for the three design storm events (VCP-R and V100). 

• Release rate calculations provided as requested. 

55. Due to maintenance concerns, each restricting orifice in the control structure shall 

be a minimum of 1 inch in diameter, even though this may result in a flow rate above 

that calculated. 

• Noted. 

56. The primary outlet standpipe shall be designed with a secondary outer pipe with 

numerous holes. The stone filter would rest against this outer pipe and would help 

protect the outlet standpipe from clogging. 

• Noted. Detail to be provided with future submission. 

57. Provide supporting calculations for the runoff coefficient determination. 

• Runoff coefficient calculation provided. 

58. A 4-foot-wide safety shelf is required one foot below the permanent water surface 



elevation within the basin. 

• Noted. 

59. A 25-foot vegetated buffer shall be provided around the perimeter of the storm 

water basin where impervious area is directed to the basin via surface flow. A 25-

foot buffer has been provided where surface flow is proposed, a 15-foot buffer has 

been provided where parking lot is curbed, and water is directed towards a catch 

basin. 

• Noted. 

 

Paving & GRADING 

60. Provide a construction materials table on the Paving Plan listing the quantity and 

material type for each pavement cross-section being proposed. 

• To be provided in a future submission 

61. Provide existing and proposed contours on the Grading Plan at the time of the Final 

Site Plan submittal. 

• To be provided in a future submission 

62. Provide spot elevations at the intersection of the proposed pathway with the 

existing pathway. 

• Provided as requested. 

63. Verify the slopes along the ingress/egress routing to the building from the barrier- 

free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free regulations. 

• Slopes verified. 

64. Provide a note on the Grading Plan stating that the proposed pathway within the 

road right-of-way shall match existing grades at both ends. 

• Note added as requested. 

65. Provide at least 3-foot buffer distance between the sidewalk and any fixed objects, 

including hydrants and irrigation backflow devices. Include a note on the plan where 

the 3-foot separation cannot be provided. 

• 3-foot buffer distance provided. 

66. Sidewalk proposed in the ROW must have a stone base, Class II sand cannot be used 

for sidewalks in the ROW. 

• Noted. 

67. Revise the on-site concrete pavement cross-section to 6 inches of MDOT Grade P1L 

4000 PSI concrete on 8 inches of 21AA [limestone only if within 100 feet of a 

watercourse] aggregate base. 

• On-site concrete pavement revised per above. 

68. Site grading shall be limited to 1V:4H (25-percent), excluding landscaping berms. 

• Noted. 

69. The grade of the drive approach shall not exceed 2-percent within the first 25 feet 

of the intersection. Provide spot grades as necessary to establish this grade. 



• Spot grades provided as requested. 

70. The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided. 

Remove detail and attach City standard paving details. 

• Noted. Detail removed. 

71. Provide top of curb/walk and pavement/gutter grades to indicate height of curb 

adjacent to parking stalls or drive areas. 

• Grades provided as requested above.  

 

 

72. Dimensions of parking stalls abutting a curb or sidewalk are to the face of curb or 

walk. All other dimensions are to back of curb unless otherwise indicated. 

• Noted. 

73. Soil borings along the proposed road will be required at 500-foot intervals per 

Section 11-195(d) of the Design and Construction Standards. 

• Noted. 

74. Per Section 26.5-35(h), a statement is required on any plan containing a private 

street with the following language: "City of Novi has no responsibility to improve or 

maintain the private streets contained within or private streets providing access to 

the property described in this [plan/plat]". 

• Note provided as requested. 

SOIL EROSION & SEDIMENT CONTROL 

75. 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. 

• Noted. 

OFF-SITE EASEMENTS 

76. Any off-site utility easements anticipated must be executed prior to Stamping Set 

Approval. If you have not already done so, drafts of the easements and a recent 

title search shall be submitted to the Community Development Department as soon 

as possible for review and shall be approved by the Engineering Division and the 

City Attorney prior to executing the easements. 

• To be provided in a future submission 

77. Declaration of Covenants shall be needed for the connection to the Central Park 

Estates parking lot and the sidewalk connection; this is needed if the property 

owner for both parcels is the same. If there is a different property owner, then a 

cross-access easement will be needed. 

• Noted. To be provided in a future submission 

78. If property owner is not the same cross-access easement will be needed for the 

connection. 



• Noted. 

 

 

 

 

 

THE FOLLOWING MUST BE SUBMITTED WITH THE 

NEXT SUBMITTAL: 

79. 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. 

• Note provided as requested above. 

80. 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). 

• Itemized cost estimate provided as requested. 

 

LEGAL DOCUMENTS 

The following legal documents may be required for this project, based on 

review letter response these documents may change. Legal review transmittal 

will be provided with Final Site Plan Review Letter. 

81. A draft copy of the Storm Drainage Facility Maintenance Easement Agreement 

(SDFMEA), as outlined in the Storm Water Management Ordinance, must be 

submitted to the Community Development Department. Once the agreement is 

approved by the City’s Legal Counsel, this agreement will then be sent to City Council 

for approval/acceptance. The SDFMEA will then be recorded at the office of the 

Oakland County Register of Deeds. This document is available on our website.  

• To be provided in a future submission 

82. A draft copy of the Cross-Access Easement for the connection to the parking lot on 

the Central Park Estates parcel must be submitted to the Community Development 

Department. 

• To be provided in a future submission 

83. A draft copy of the 20-foot-wide Watermain System Easement onsite must be 



submitted to the Community Development Department. 

• To be provided in a future submission 

84. A draft copy of the 20-foot-wide Sanitary Sewer Easement onsite must be submitted 

to the Community Development Department. 

• To be provided in a future submission 

 

 

85. A draft of the License Agreement will be required for the light pole proposed within 

the water main easement. This must be submitted to the Community Development 

Department. 

• To be provided in a future submission 

86. A 20-foot-wide easement where storm sewer or surface drainage crosses lot 

boundaries must be shown on the Exhibit B drawings of the Master Deed. 

• To be provided in a future submission 

87. Executed copies of approved off-site utility easements must be submitted. 

• To be provided in a future submission 

 



Central Park South Development – Response to Landscape Comments 

 

General Notes: 

• It is not clear that a professional landscape architect created the landscape plans, as is required. If a 

landscape architect did not create them, please hire one, have them review and revise the plans per 

the comments on this letter and the landscape chart, and add their name and seal to the plans.  I will 

not review the next plan submittal unless they are created by a professional landscape architect.  

 Landscape plans prepared by Nicholas Wallace, PLA 

 Phone: (507) 679-4400 ext. 1206 

 Email: nwallace@sda-eng.com 

 

• The trees provided are not labeled such that it is clear what requirement each tree is intended to 

meet.  Please uniquely label the tree so it is clear what requirements they are meeting. 

 Trees designation labels have been added to sheet C7.2 and C7.4.  

 

Ordinance Considerations: 

Existing Trees 

2. Woodland replacement calculations are not provided. 

Woodland Replacement calculations are provided on sheet C7.6. These calculations are based on 

the assumption that 339 surplus tree credits were provided in 2001 as part of the Central Park 

Estates development in preparation for this future development. Confirmation and documentation 

will be provided in support of this assumption prior to final approval. 

4. Please clearly show the tree protection fencing limits on the demolition plan, per the actual tree 

driplines, not the edges of the tree symbols, and add the city tree protection fence detail to the sheet. 

Tree protection fencing is now shown on the demolition plan sheet C2.1 

 

Adjacent to Residential – Bu�er (Zoning Sec. 5.5.3.B.ii and iii) 

2. The required screening berm is not proposed. This requires a landscape waiver.  It could be 

supported by sta5 to preserve the natural woodland if it can be shown that the preserved woodland 

will provide su5icient screening for the residences to the south. 

 A planted berm is now proposed along the south property line. See sheet C7.4 for details. 

 

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

2. The required berm is not provided.  This requires a landscape waiver.  It would be supported by sta5 

since the parking lot is 120 feet away from the right-of-way and there is significant greenbelt, 

detention basin and parking lot landscaping proposed between the right-of-way and the site. 

 The owner is requesting a waiver on this item. 

 

Existing and proposed overhead and underground utilities, including hydrants. (LDM 9 and 10.h(3)and(4)) 

2. Please revise the utility layouts as described on the landscape chart to provide room for the required 

trees in the islands where they are located. 

 The utility lines have been revised to accommodate the landscape requirements. 

3. Please add all proposed light posts and resolve any tree/post conflicts. 

The light poles have been added to the landscape plan sheets are the plant material has been 

aligned to not interfere. 

4. Please remove the tree from in front of the Fire Department Connector. 

 The tree has been removed. 

 

Parking Lot Landscaping (Zoning Sec 5.5.3.C) 

1. The required parking lot interior area appears to be provided, but additional landscape islands are 

required as end caps and to break up lines of parking spaces, covered and uncovered.  Currently, a 

landscape waiver is required for the interior landscaping.  It is not supported by sta5. 



The additional landscaped islands requested to break up the spaces have been added and 

adequately landscaped. 

2. There is a deficiency in parking lot perimeter trees provided and the layout of the provided trees is too 

dense in certain areas and too sparse in others.  A landscape waiver is required for the current 

configuration.  It is not supported by sta5. 

The required trees have been provided. The layout of the trees has been revised to create a more 

even application of plant material. 

 

Multifamily Residential Landscaping Requirements (Zoning Sec 5.5.3.F.iv) 

Multifamily Unit Trees: 

2. Only 12 new trees are shown in the calculation with the rest being provided by existing preserved 

woodland trees.  This is not allowed and the deficiency in trees provided would require a landscape 

waiver.  It would not be supported by sta5. 

The woodland replacement calculations have been revised and labels have been added to clearly 

represent the ordinance requirements. 

 

Interior Drive Trees: 

1. Based on the layout, a total of 17 trees are required along sections of drive that aren’t bounded by 

parking spaces on both sides.  13 are provided near the drives, but many are not within 15 feet of the 

drive, which is required to count toward the requirement.    

Calculations have been revised on sheet C7.1 and plan has been revised. Existing tree #1945 was 

used to meet the requirement. All proposed trees are within 15’ of the curb. 

 

Plant List (LDM 10.h(10)): 

3. The proposed tree diversity meets the requirements of the Landscape Design Manual for all but 

Kindred oaks and the Oak genus.  

The planting plan has been revised. Kindred Spirit Oak has been removed from all but the foundation 

planting. Gleditsia Triacanthos ‘skyline’ is the most used species with 16 trees making up 12% of the 

trees used. Acer is the most used genus with 29 trees making up 22% of the trees used. 

 

Planting Notations and Details (LDM 10.h(12)) 

2. Please make the corrections noted on the landscape chart. 

 See response matrix below. 

 

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

2. No indication of any Phragmites or Knotweed was noted on the plans.  Please survey the site and 

show any stands of either weed on the plans along with instructions for its treatment and removal. 

A survey will be conducted in the spring when the vegetation is visible. 

 

Irrigation (LDM 10.l) 

1. The proposed landscaping must be provided with su5icient water to become established and survive 

over the long term.  

2. Please provide an irrigation plan or note how this will be accomplished if an irrigation plan is not 

provided on Final Site Plans.    

Irrigation will be provided for all proposed landscape areas outside of the detention basin with an 

automated irrigation system. Irrigation system will be installed under a design/build contract by a 

qualified irrigation contractor. 

 

  



Responses to items identified as not meeting code. 

ITEM COMMENTS RESPONSE 

Landscape Plan Requirements 

Project Information 

(LDM 10) 

Please copy the  

location plan to the  

landscape plans. 

A vicinity map has been added to 

sheet C7.1 

Landscape Architect Contact 

Information 

(LDM 10) 

 Nicholas Wallace, PLA 

Phone: (507) 679-4400 ext. 1206 

Email: nwallace@sda-eng.com 

 

Sealed by LA 

(LDM 10) 

 Seal included. 

EXISTING CONDITIONS 

Existing plant material existing 

woodlands or wetlands 

(LDM 10.h) 

 Woodland Replacement 

calculations are provided on 

sheet C7.6. These calculations 

are based on the assumption that 

339 surplus tree credits were 

provided in 2001 as part of the 

Central Park Estates 

development in preparation for 

this future development. 

Confirmation and documentation 

will be provided in support of this 

assumption prior to final 

approval. 

Proposed Improvements 

Existing and Proposed Utilities 

 

 Proposed lights are shown. Utility 

layout has been revised to allow 

for required landscaping. 

Proposed Topography – 2’ contour 

min. 

1. Please add proposed  

grading to the plans. 

 

2. Show all required  

landscape screening  

berms on the  

grading plan and  

landscape plan if  

they are provided.   

They should match. 

Contours have been included on 

all landscape plan sheets. 

 

Berm is shown on all Landscape 

plan sheets and detailed on sheet 

C7.4 

Clear Zones Please revise the clear  

vision zones to have  

them oriented at the  

back of curb, not edge  

of asphalt. 

Clear zones have been revised. 

Landscape Requirements 

Berm Requirements 

(Zoning Sec 5.5.3.A) 

1. A landscape waiver  

is required along the  

south side of the site  

for the proposed  

configuration, which  

Berm is shown on all landscape 

plan sheets. The aerial image and 

berm detail are shown on sheet 

C7.4.  

 



may not provide  

su5icient screening  

for the single-family residential 

property to the south.  

2. Additional plantings or an 

alternate means of screening  

that provides the same or better  

opacity and audible blockage as 

the required berm may be 

required to earn sta5 support for 

the waiver.  

3. Please indicate, from an aerial 

view of the site, the edges of  

woodland on the adjacent 

property south of the site on  

the landscape plan to highlight 

what areas need additional 

screening.  Woodland 

replacement trees could be used 

to provide additional screening.  

4. If the berm will not be 

provided, provide evidence 

(photos, cross sections, etc.)  

showing that what will remain 

provides su5icient bu5ering for  

the residences to the south. 

The berm reaches a maximum 

height of 3.3’ due to the space 

restrictions imposed by the 

property line and the proposed 

detention basin. 

Adjacent to Public Right of Ways 

Min. Berm Crest Width 1. A landscape waiver is required 

for the missing berm.  

2. It would be preferable to have  

the berm south of the entry, but 

as the building is behind the  

detention pond and significant  

landscaping, this waiver would be  

supported by sta5. 

Owner will be requesting a waiver 

for a reduced berm width. 

Canopy deciduous or large 

evergreen trees 

(7)(10)(11) 

1. Please correct the calculations 

and required trees on the  

landscape plan.  

2. A landscape waiver would be 

required for the deficiency.  It  

would not be supported by sta5. 

Calculations have been revised 

on Landscape Plan sheet C7.1. 

Multi-Family Residential 

Multi-Family Unit Landscaping 

(Zoning  

Sec 5.5.3.F.iii.b) 

1. Preserved trees in the 

regulated woodland may not be 

counted as multi-family unit  

trees.  

2. A landscape waiver would be 

required for the proposed  

landscaping.  It would not be  

supported by sta5.  

3. Multi-family unit trees may be 

used to meet the interior and  

Calculations have been revised 

on Landscape plan sheet C7.1. 

 

Tree Designation Labels have 

been added to plant tags in order 

to provide clarification as to 

which requirement each tree 

meets. Multi-family unit trees are 

labeled with the tag “M” 

 



parking lot perimeter 

requirements but not interior 

drive trees.  

4. Please uniquely label multi-

family trees with an M to assist  

with verification of which are 

being used to meet the 

requirement. 

There are 60 canopy and 14 

subcanopy trees proposed. The 

subcanopy trees make up 19% of 

the total multi-family unit trees. 

 

 

Interior street landscaping 

(Zoning  

Sec 5.5.3.F.iii.b) 

See the image below.  

2. Please use the sections of 

drive highlighted with blue on the 

image below as the basis for the  

calculation and provide all 

required trees (do not include  

the short section crossed out 

with red Xes.)  

3. Multi-family unit trees may not 

be used to meet this 

requirement.  

4. Existing trees within 15 feet of 

the drive may be used toward  

the requirement if they’re not too  

closely packed. 

5. Trees located near accessways 

could count as accessway  

perimeter trees if they are moved 

to no further than 15 feet away 

from the curb (preferably closer).  

6. Please uniquely label trees 

serving as Interior Street Trees  

with a letter such as I.  

7. A landscape waiver would be 

required for any deficiency.  It  

would not be supported by sta5. 

The accessway trees were 

removed from the unit tree 

calculations.  

 

Calculations were revised on 

landscape plan sheet C7.1 

 

Existing tree #1945 was used to 

meet the requirement. All 

proposed trees were brought 

closer to the curb (within 15’) 

 

All trees used in this calculation 

were within the radius of the blue 

zones provided on the map (from 

the previous round of comments) 

 

Interior Accessway trees are 

labeled with the tag “A” 

 

Parking lot islands 

(Zoning Sec 5.5.3.c.ii,  

iii) 

1. Please label the SF of every 

island. Unlabeled islands  

are highlighted in green on the 

image below.  

2. To count toward the parking lot 

interior landscaping the islands 

must meet or exceed the 

minimum requirements and  

have a canopy tree planted in it.    

3. If all of the required interior 

trees are used in islands,  

perimeter trees may be used in 

peninsula islands around the  

outer edges of the parking areas.  

4. A landscape waiver would be 

required for a deficiency in  

All interior parking islands now 

have a label showing their square 

footage.  

 

Islands were added where the 

map (from the previous round of 

comments) designated them to 

go.  

 

All islands now hold the required 

number of trees unless 

superseded by another 

ordinance.  



interior islands with canopy trees.  

It would not be supported by 

sta5. 

Contiguous space limit 

(Zoning Sec  

5.5.3.c.ii.o)) 

1. The island noted needs to be at 

least 200sf and have a canopy 

tree planted in it.  

2. There should be landscaped 

endcap islands with canopy  

trees for all parking bays.  

3. A landscape waiver would be 

required for the non-compliant 24  

space bay.  It would not be 

supported by sta5. 

The line of spaces noted for 

having 24 contiguous spaces has 

now been broken up by a 

landscape island that exceeds 

200 SFT.  

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,B,C, D Calculations Please use the areas of the 

parking lots on the insides of the 

lines breaking up the vehicular 

use areas between access drives  

and parking on the image below 

(arrows point toward the areas  

to be used for interior parking). 

 

If necessary, please increase the 

area of the island between the 

two 12-space parking bays 

noted above as well as any other 

undersized island to at least 

200sf per tree planted in it. 

Please correct the calculations 

as noted above and provide  

all required trees.  

2. Interior trees must be within 

islands that project into the  

interior of the lot to provide better  

shading and aesthetics within the  

parking lot.  Several interior trees 

are not within the lot.  

3. Please uniquely label interior 

trees as such.  

4. A landscape waiver would be 

required for any deficiency in  

trees provided.  It would not be  

supported by sta5.  

5. Multi-family unit trees may be 

used to meet the interior parking  

lot tree requirement, 

Areas used in the calculations are 

hatched and called out on sheet 

C7.1. 

 

Calculations have been revised 

on sheet C7.1. 

 

Trees provided to meet the 

requirements are labeled “I”. 

 

Parking Lot perimeter trees 

(Zoning Sec  

5.5.3.C.iv) 

1. Please correct the calculations 

based on the image below  

2. The basis should be all of the 

perimeter highlighted in green  

on the markup below.  

Calculations were revised on 

sheet C7.1.  

 

The tree planting layout has been 

revised to more evenly distribute 



(perimeter within 20 feet of the 

building, except that on the  

south end of the building does 

not need to be included in the 

calculation since the building will 

help to shade the lot)  

3. Trees should not be crowded in 

one area and sparse in others.  

4. Be careful not to crowd existing 

trees with new trees.  

5. A landscape waiver would be 

required for any deficiency in  

trees provided.  It would not be  

supported by sta5.  

6. Please uniquely label trees as 

parking lot perimeter trees.  

7. Multi-family unit trees may be 

used to meet the parking lot  

perimeter tree requirement.  

8. Existing trees may also be used 

to meet the requirement if they 

are spaced reasonably and are  

within 15 feet of the parking lot or  

garage.   

the trees throughout the 

requirement areas. 

Trees provided to meet the 

requirements are labeled  

“P”. 

 

 

Miscellaneous Landscaping Requirements 

Plantings around fire hydrant 

(Zoning Sec  

5.5.3.c.ii.j) 

1. Please lay out the utility lines 

and structures such that the 

required trees can be planted 

with the required spacing.   

2. One island in the north parking 

lot shows a water line running 

through the center of it such that  

the required tree couldn’t be 

planted in it.  Please revise  

the water line layout so there is 

room for the tree.  

3. The storm line leading from the 

parking lot to the detention basin 

also limits the room available for 

the tree in that island.  Please  

move that line.  

4. Please move the tree in front of 

the FDC so it is easily accessed  

and don’t plant anything taller 

than 12” near it. 

Utility lines were rerouted so that 

the landscape requirements 

could be met. 

 

Tree that was previously shown in 

front of the FDC has been 

relocated. 

Snow Deposit 

(LDM 10) 

Please indicate areas good for 

snow deposits that won’t damage  

landscaping. 

Snow deposit zones have been 

located where appropriate across 

the site. 

 

These area have been delineated 

on sheet C7.1. 



Transformers/Utility Boxes (LDM 

6) 

2.If box locations are not 

determined by final site plans, 

add a note to plan stating  

that all utility boxes are to be  

landscaped per the detail. 

3. Please add an allowance of 10 

shrubs per box on the plant list 

and label as such 

The note was added. 

 

The allowance of 10 shrubs per 

utility box was added to the plant 

schedule. 

Detention/Retention Basin 

Planting Requirements 

(LDM 6) 

1. Please clearly show and label 

the permanent water level line on 

Sheet C7.5  

2. Please correct the seed mix 

callout on Sheet C7.5.  

3. Please add a note stating that 

“The contractor shall send  

proof of the native mix to be used 

in the form of a photo of the seed 

bag or copy of the invoice to  

rmeader@cityofnovi.org for 

approval prior to planting.”  

4. Woodland replacement trees  

may be used to meet the tree 

requirement if they are protected  

by a conservation easement.  

5. Please uniquely label such 

trees as woodland replacements. 

The permanent water line is now 

called out on sheet C7.5.  

 

The seed mix callout on sheet 

C7.5 has been updated to add 

the requested information. 

 

Trees provided to meet this 

requirement are tagged “B”. 

 

Landscape Notes and Details – Plant List (LDM 4,11) 

Botanical and Common Names 

(LDM 4, 11) 

1. Woodland replacement trees  

should not be included in the tree  

diversity calculation, and species 

that represent what is being 

removed should dominate the  

woodland replacements.   

2. Kindred oaks may not count as  

deciduous canopy trees as their 

mature canopy width does not 

meet the minimum 20 feet. They 

can be used as foundation  

landscaping and multi-family unit 

trees but they would count as 

subcanopy trees. 

3. Kindred oaks may also not 

count as woodland replacement 

trees since they are a hybrid of a 

native and a non-native species. 

Kindred Spirit Oak has been 

removed from all but the 

foundation plantings.  

 

Gleditsia Triacanthos ‘skyline’ is 

now the most used species with 

16 trees making up 12% of the 

trees used. 

 

Acer is now the most used genus 

with 29 trees making up 22% of 

the trees used. 

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

Slope, Height, and Width 

(LDM 1.a.(1)) 

If a berm is proposed,  

please add a cross-section 

detail showing  

the specifications to the  

left. 

Berm cross section has been 

added to sheet C7.4.  

 

 

Notes (LDM 10) 



Installation date 

(LDM 2.I. & Zoning Sec 5.5.5.B) 

• Provide intended date  

• Between Mar 15 – Nov 15 

 

Please add to the landscape 

plans. 

The requested note was added to 

sheet C7.3 in the ‘NOVI 

SPECIFICATIONS’  

Maintenance and 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. 

 

Please show maintenance period 

as 2 years. 

The requested note was added to 

sheet C7.3 in the ‘NOVI 

SPECIFICATIONS’  

Plant Source 

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

Shall be northern nursery grown, 

No.1 grade. 

 

Please add to the landscape 

plans. 

The requested note was added to 

sheet C7.2 in the ‘LANDSCAPE 

NOTES’  

Establishment Period 

(Zoning Sec 5.5.6.B) 

2 yr. Guarantee 

 

Please show maintenance period 

as 2 years. 

The requested note was added to 

sheet C7.3 in the ‘NOVI 

SPECIFICATIONS’  

Approval of Substitutions 

(Zoning Sec 5.5.5.E) 

City must approve any 

substitutions in writing prior to 

installation. 

 

Please add to the landscape 

plans. 

The requested note was added to 

sheet C7.3 in the ‘NOVI 

SPECIFICATIONS’  

General Landscape Requirements (LDM) 

General Conditions (LDM 11) 

 

Plant materials shall not be 

planted within 4 ft. of property 

line 

 

Please add callouts  

near the property line. 

The requested note was added to 

page C7.2 in the ‘LANDSCAPE 

NOTES’. 

 

Additionally callouts were added 

to each landscape plan sheet. 

Irrigation (LDM 10.1) Please add irrigation plan or 

information as to how plants will  

be watered su5iciently for 

establishment and long- term 

survival. 

Irrigation will be provided for all 

proposed landscape areas 

outside of the detention basin 

with an automated irrigation 

system. Irrigation system will be 

installed under a design/build 

contract by a qualified irrigation 

contractor. 

Plant Sizes for ROW, Woodland, 

Replacement, and others 

(LDM 11.b) 

Refer to LDM section 11.b for size  

Requirements 

 

Please include required  

sizes on the plant list. 

Req. sized from the LDM were 

added in a new column next to 

the sizes of each tree. 

Recommended trees for planting 

under overhead utilities 

1. Clearly show any overhead 

lines on landscape plan.  

There are no proposed or existing 

overhead utility lines. 



(LDM 3.e) 2. Use plants of appropriate size 

in proximity to those lines.  

3. If there are no overhead lines 

on the site, please add a note 

stating that. 

 

A note has been added to sheet 

C7.5 stating that. 
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