
GRAND RIVER SOCCER PARK 
JSP16-20 

GRAND RIVER SOCCER PARK JSP 16-20 
Consideration at the request of City of Novi and Suburban Showplace, LLC for Planning 
Commission’s approval of  Preliminary Site Plan, Woodlands Permit, Wetlands Permit and 
Stormwater Management Plan. The subject property is currently zoned I-1, Light Industrial 
and is located in Section 16, west of Taft Road and south of Grand River Avenue.  The 
applicant is proposing two soccer fields and associated parking on site.  

Required Action 
Approval/Denial of the Preliminary Site Plan, Wetland Permit, Woodland Permit, and 
Stormwater Management Plan. 
REVIEW RESULT DATE COMMENTS
Planning Approval 

recommended 
06-03-16 • Items to be addressed on the final site 

plan submittal 
Engineering Approval NOT 

recommended 
05-18-16  City Council variances for absence of 

curb, gutter, hard surface, end islads, 
pavement markings, not meeting the 
minimum requirements for storw water 
management and right turn taper lane 
along Grand River Avenue 

 Items to be addressed on the final site
plan submittal

Landscaping Approval NOT 
recommended 

05-17-16  Waiver for absence of parking lot 
landscape, landscape island area, 
right of way trees, residential use 
screening and for exceeding the 
maximum number of contiguous 
spaces within a parking bay. 

 Items to be addressed on the final site
plan submittal

Wetland Approval 
recommended

05-24-16  Requires a City of Novi Wetland Permit 
and an Authorization to encroach the 
25-Foot Natural Features Setback 

 Items to be addressed on the final site
plan submittal

Woodland Approval 
recommended

05-24-16  Requires a City of Novi Woodland 
Permit 

 Items to be addressed on the final site
plan submittal

Traffic Approval NOT 
recommended 

05-19-16  Items to be addressed on the final site 
plan submittal 

Facade Not Applicable
Fire Approval 

recommended 
05-20-16  Items to be addressed on the final site 

plan submittal 



Motion sheet 
 

Approval – Preliminary Site Plan 
 
In the matter of Grand River Soccer Park, JSP 16-20, motion to approve the Preliminary Site Plan 
based on and subject to the following waivers due to the temporary nature of primary and 
secondary uses proposed and subject to City Council approval of Design and Constructions 
standard variances:  

a. Planning Commission finding based on Section 5.2.9. that the 79 proposed parking 
spaces for the proposed use are sufficient, as the use is not specifically mentioned in the 
requirements for off-street parking facilities of the zoning code; 

b. A Planning waiver to permit the absence of required bike racks (8 required, 0 provided) 
until it is determined to be required by the City based on future use of the facilities;  

c. A Landscape waiver to permit the absence of the required berm and screening required 
between non-residential and residential uses (R-1 One family residential to the South, 
none provided), as listed in Section 5.5.3.A; 

d. A Landscape waiver to permit the absence of required greenbelt plantings along Grand 
River Avenue frontage as listed in Section 5.5.3.B.ii.f (7 canopy and 11 sub canopy trees 
required; 0 provided), which is hereby granted;  (Berm is provided, the trees shown are 
required replacement trees); 

e. A Landscape waiver to permit the absence of the required Right of Way trees along 
Grand River Avenue (5 required, 0 provided)  as listed in Section 5.5.3.B.ii.f; 

f. A Landscape waiver for exceeding the maximum number of contiguous spaces within a 
parking bay (15 maximum allowed, 16, 20 and 21 provided) as listed in Section 5.5.3.C.ii.i; 

g. A Landscape waiver to permit the absence of vehicular use area perimeter trees 
(approximately 52 trees required, 0 provided), as listed in Section 5.5.3.C.iii Chart 
footnote; 

h. A Landscape waiver to permit the absence of parking lot interior trees (approximately 28 
trees required, 0 provided), as listed in Section 5.5.3.C.iii ; 

i. A Landscape waiver to permit the absence of required landscaped area within the 
parking lot (approximately 2115sf is required, approximately 1300sf is provided, in non-
curbed islands), as listed in Section 5.5.3.C.iii ; 

j. City Council variance from Sec. 11-239(b)(1),(2)of Novi City Code for absence of hard 
surface for parking lot and driveway; 

k. City Council variance from Sec. 11-239(b)(1),(2)of Novi City Code for absence of curb 
and gutter for parking lot and driveway; 

l. City Council variance from Sec. 11-239(b)(3) of Novi City Code for absence of pavement 
markings and layout including end islands; 

m. City Council variance from Sec. 11-239(b) (4) of Novi City Code for not meeting the 
minimum requirements for drainage and grading including storm water management; 

n. City Council variance from Sec. 11-216 (c) (8) of Novi City Code for absence of  a right 
turn taper lane along Grand River Avenue; 

o. Applicant to work with the Road Commission for Oakland County (RCOC) to meet the 
requirements for road improvement within Grand River Avenue Right of way.  

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

q. (additional conditions here if any). 
 

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4 
and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 



 
– AND –  
Approval – Wetland Permit 
In the matter of Grand River Soccer Park, JSP 16-20, motion to approve the Wetland 
Permit based on and subject to the following:  

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

b. (additional conditions here if any). 
(This motion is made because the plan is otherwise in compliance with Chapter 12, 
Article V of the Code of Ordinances and all other applicable provisions of the 
Ordinance.) 
 
– AND –  
 
Approval – Woodland Permit 
In the matter of Grand River Soccer Park, JSP 16-20, to approve the Woodland Permit 
based on and subject to the following:  

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

b. (additional conditions here if any). 
(This motion is made because the plan is otherwise in compliance with Chapter 37 of the 
Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
– AND –  
 
Approval – Stormwater Management Plan 
In the matter of Grand River Soccer Park, JSP 16-20, motion to approve the Stormwater 
Management Plan, based on and subject to: 

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

b. (additional conditions here if any). 
(This motion is made because it otherwise in compliance with Chapter 11 of the Code of 
Ordinances and all other applicable provisions of the Ordinance.) 
 
– OR – 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Denial – Preliminary Site Plan 
In the matter of Grand River Soccer Park, JSP 16-20, motion to deny the Preliminary Site 
Plan…(because the plan is not in compliance with Article 3, Article 4 and Article 5 of the 
Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
– AND –  
 
Denial – Wetland Permit 
In the matter of Grand River Soccer Park, JSP 16-20, motion to deny the Wetland 
Permit…(because the plan is not in compliance with Chapter 12, Article V of the Code of 
Ordinances and all other applicable provisions of the Ordinance.) 
 
– AND –  
 
Denial – Woodland Permit 
In the matter of Grand River Soccer Park, JSP 16-20, motion to deny the Woodland 
Permit…(because the plan is not in compliance with Chapter 37 of the Code of 
Ordinances and all other applicable provisions of the Ordinance.) 
 
– AND –  
 
Denial – Stormwater Management Plan 
In the matter of Grand River Soccer Park, JSP 16-20, motion to deny the Stormwater 
Management Plan…(because the plan is not in compliance with Chapter 11 of the 
Code of Ordinances and all other applicable provisions of the Ordinance.) 
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SITE PLAN 
(Full plan set available for viewing at the Community Development Department.) 













PLANNING REVIEW 
 
 
 
 



 
 
 
 
 
 
 
 
 

 
Petitioner 
City of Novi and Suburban Collection Showplace, LLC 
 
Review Type 
Preliminary Site Plan Review  
 
Property Characteristics 
 
Section 16 

Site Location South of Grand River Avenue; West of Beck Road 

Site School District Novi Community School District 

Site Zoning I-1: Light Industrial  

Adjoining Zoning North OST: Office Service Technology 

 East I-1: Light Industrial 

 West I-1: Light Industrial 

 South R-1: One-Family Residential 

Current Site Use Vacant 

Adjoining Uses 

North Vacant 

East Vacant 

West Commercial/Industrial Building  

South Residential: Asbury Park 

Site Size 8.39 Acres 

Plan Date May 04, 2016 
 
Project Summary  
City Council recently approved a resolution regarding Cooperative Agreement for provision of 
Recreation Fields with temporary parking opportunity for this property on July 13, 201 (Agenda Item 
G). The applicant has offered to construct two regulation size athletic fields and the associated 
parking on the site for use by City of Novi Parks Recreation and Cultural Service Department. The 
fields would be available during spring, summer and fall except during the Michigan State Fair 
period. At that time, the applicant is anticipating using the site for parking and staging of Exhibitor 
and Participant vehicles. Additional details can be found in the resolution agreement.   
 
The applicant is proposing gravel parking bays and drives. The applicant is currently requesting 
approval of Preliminary Site Plan, Storm Water Management, a Wetland and a Woodland Permit.  
 

 
PLAN REVIEW CENTER REPORT 

May 18, 2016 
Edited: 06-03-16 

 
JSP16-20 GRAND RIVER SOCCER PARK 

 

Planning Review 
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Recommendation 
Approval of the Preliminary Site Plan is recommending approval. However, all other reviews except 
Fire are not currently recommending approval with outstanding comments to be addressed. 
Applicant is advised to consider the comments provided and resubmit a revised site plan. Items in 
bold should be addressed with the revised submittal.  
 
Ordinance Requirements 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3.0 
(Zoning Districts), Article 4.0(Use Standards), Article 5.0(Site Standards) and any other applicable 
provisions of the Zoning Ordinance. Please see the attached charts for information pertaining to 
ordinance requirements and additional minor comments to be addressed.  
 

1. Parking Use: The applicant has indicated that the parking may be used for off-site employee 
or volunteer parking, if and as needed during major events at Suburban Collection show 
place. Staff considers it as a secondary temporary use and determined that the 
requirements of Section 5.2.3 would not apply.  

2.  
3. Number of Parking Spaces (5.2.9.): For those uses not specifically mentioned, the 

requirements for off-street parking facilities shall be in accord with a use which the Planning 
Commission considers is similar in type. If no use is deemed to be similar, the Planning 
Commission may accept the recommendation of its Traffic Consultant or undertake a study 
to determine the most appropriate standard to use. Provide the source for the required 
parking numbers provided on the site plan.  
 

4. Parking Space Dimensions and Maneuvering Lanes (Sec. 5.3.2): Parking lot layout does not 
meet the Ordinance requirements with regards to materials, end islands and few others as 
listed in the Planning Review Chart. Please revise the layout to meet with the code 
requirements. Refer to Engineering, Landscape and Traffic reviews for additional comments. 

 
5. Barrier Free Spaces (Michigan Barrier Free design Standards; Sec. 5.2.13): Required barrier 

free spaces are provided. However, Traffic, Engineering and Planning have concerns about 
the ADA compatibility with the proposed gravel surface. Refer to Engineering and Traffic 
reviews for additional comments. Propose ADA compatible parking design. 

 
6. Minimum number of Bicycle Parking (Sec. 5.16.1): For Public Parks, ten (10) percent of 

required or provided automobile parking spaces or minimum of eight (8) spaces are 
required. Provide the minimum required bicycle parking spaces per the applicable design 
standards. 

 
7.  Dumpster (Sec 4.19.2.F): A dumpster is not currently proposed. Provide a dumpster for the 

proposed site or specify the means of acceptable trash collection for this proposed use. 
 

8. Performance standards (Sec 3.14.3.C): The lighting, noise, vibration, odor and other possible 
impacts are in compliance with standards and intent of the article and performance 
standards of Section 5.14.Please provide the required information with your response letter. 

 
9. Planning Commission Findings: Please refer to the Planning Review Chart and provide 

additional information with regards to Hazardous materials checklist etc.  
 

10. Exterior lighting (Sec. 5.7: A lighting and photometric plan conforming to the Ordinance 
requirements has to be submitted along with Final Site Plan submittal. Provide the intent in 
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the response letter as what type of lighting is being proposed, if any. Add notes to the plan in 
this regard. 
 

11. Performance standards (Sec 3.14.3.C): The lighting, noise, vibration, odor and other possible 
impacts are in compliance with standards and intent of the article and performance 
standards of Section 5.14. Applicant is not proposing any new changes to the existing site 
plan. However, a statement indicating the compliance with performance standards as listed 
is required for the Special Land Use permit approval. 

 
12. Planning Review Chart: Please refer to Planning Review Chart for other comments that need 

to be included on the Site plan.  
 
1. Other Reviews:  

a. Engineering Review: Additional comments to be addressed with revised Site Plan 
submittal. Council Variances may be required for some items. Engineering is currently not 
recommending approval for reasons noted in the letter. 

b. Landscape Review: Landscape review has identified many waivers that may be 
required if the plan is not revised to conform to the requirements. Refer to review letter 
for more comments. Landscape is currently not recommending approval. 

c. Wetland Review: A City of Novi Wetland Permit and an authorization to encroach into 25 
foot buffer maybe required for this site plan. Additional comments to be addressed with 
revised Site Plan submittal. Wetland is currently recommending approval. 

d. Woodland Review: A City of Novi woodland permit may be required for this Site Plan. 
Additional information is requested with revised Site Plan submittal. Woodlands is 
currently recommending approval. 

e. Traffic Review: Council Variances may be required for some items. Additional Comments 
to be addressed with revised Site Plan submittal. Traffic is currently not recommending 
recommend approval. 

f. Facade Review: Façade review is not required for this project. 
g. Fire Review: Additional Comments to be addressed with Final Site Plan submittal. Fire 

recommends approval. 
 
Next Submittal 
Planning Commission will move forward to holding a public hearing on May 25, 2016 as advertised.  
 
However, due to the various outstanding concerns and recommendations for denials from other 
reviews, staff recommends that the concerns are addressed in a satisfactorily manner before the 
site plan is scheduled for a Planning Commission consideration.  
 
Please submit 5 copies of revised site plan addressing all the concerns in all review letters along with 
a response letter and a site plan revision form.  
 
Development and Street Names:  
The proposed development name and street names must be approved by the Street Naming 
Committee before Preliminary Site Plan approval. Contact Richelle Leskun at 248-347-0475 to 
schedule a meeting with the Committee as soon as possible. 
 
Site Addressing 
The applicant should contact the Building Division for an address prior to applying for a building 
permit.  Building permit applications cannot be processed without a correct address.  The address 
application can be found on the Internet at www.cityofnovi.org under the forms page of the 
Community Development Department.  
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Please contact Jeannie Niland at 248-347-0438 or via jniland@cityofnovi.org in the Community 
Development Department with any specific questions regarding addressing of sites. 
 
Pre-Construction Meeting 
Prior to the start of any work on the site, Pre-Construction (Pre-Con) meetings must be held with the 
applicant’s contractor and the City’s consulting engineer. Pre-Con meetings are generally held 
after Stamping Sets have been issued and prior to the start of any work on the site.  There are a 
variety of requirements, fees and permits that must be issued before a Pre-Con can be scheduled.  
If you have questions regarding the checklist or the Pre-Con itself, please contact Sarah Marchioni 
at 248-347-0430 or via smarchioni@cityofnovi.org in the Community Development Department. 
 
Chapter 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed 
within two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-347-
0430 for additional information on starting permits.  The applicant should review and be aware of 
the requirements of Chapter 26.5 before starting construction. 
 
Signage 
Exterior Signage is not regulated by the Planning Division or Planning Commission.  Please contact 
Jeannie Niland at 248-347-0438 or via jniland@cityofnovi.org for information regarding sign permits. 
 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org. 
 
 

 
 

 
___________________________________________________ 
Sri Ravali Komaragiri – Planner 
 



 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan. Underlined 
items need to be addressed on the Final Site Plan.   

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted 
August 25, 2010) 

Industrial Research 
Development and Technology 
 

No Change Yes  

Area Study The site does not fall under any 
special category NA NA  

Zoning 
(Effective 
December 25, 
2013) 

I-1: Light Industrial District 

Public Operated 
Outdoor 
Recreational 
Facilities 

Yes  

Uses Permitted  
(Sec 3.1.18.B & 
C) 
 

Sec 3.1.18.B Principal Uses 
Permitted. 
Sec 3.1.18.C Special Land Uses  

Public Operated 
Outdoor 
Recreational 
Facilities;  
 
parking and 
staging of Exhibitor 
and Participant 
vehicles during 
Michigan State 
Fair and other 
temporary uses 
listed in the 
applicants 
response letter 
(Edited 06-03-16) 

Yes  

City Council approved a 
resolution on July 13, 2015 
(Agenda item G) to allow 
for a cooperative 
agreement  for provision 
of recreation fields with 
temporary parking and 
staging opportunity 

Non-residential 
Outside Storage 
(Sec. 3.14.1.B.iv) 

The open storage is of new 
materials used for operations 
taking place inside a 
building on the same lot, or of 
new finished product prior to 
shipment. 

   

Height, bulk, density and area limitations (Sec 3.1.18) 
Frontage on a 
Public Street. 
(Sec. 5.12)   

Frontage on a Public Street is 
required 

Existing frontage 
on Grand River 
Avenue   

Yes   

PLANNING REVIEW CHART: I-1, Light Industrial  
 
Review Date: May 17, 2016 (Edited 06-03-16) 
Review Type: Preliminary Site Plan 
Project Name: JSP 16-20 GRAND RIVER SOCCER PARK 
Plan Date: May 04, 2016 
Prepared by: Sri Komaragiri, Planner    

E-mail: skomaragiri@cityofnovi.org; Phone: (248) 735-5607 
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Item Required Code Proposed Meets 
Code Comments 

Access to Major  
Thoroughfare 
(Sec. 5.13) 

vehicular access shall be 
provided only to an existing or 
planned major thoroughfare 
or freeway service drive 

Access to Grand 
River Avenue  is 
provided 

Yes  

Minimum Zoning 
Lot Size for each 
Unit in Ac 
(Sec 3.6.2.D) 

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

 NA  

Minimum Zoning 
Lot Size for each 
Unit: Width in 
Feet 

 NA  

Open Space 
Area ---- No buildings are 

proposed NA --- 

Maximum % of 
Lot Area 
Covered 
(By All Buildings) 

(Sec 3.6.2.D) No buildings are 
proposed NA  

Building Height  
(Sec. 3.1.18.D) 

40 ft.  
 

No buildings are 
proposed NA  

Building Setbacks (Sec 3.1.18.D) 
Front (north) 40ft.  

No buildings are 
proposed NA  

Rear (south) 20 ft.  
Side (north and 
east) 20ft. 

Side (west) 20ft. 
Parking Setback (Sec 3.1.18.D)& Refer to applicable notes in Sec 3.6.2 

Front (north) 40ft. (See 3.6.2.E) 
No parking is 
proposed in the 
front yard 

Yes 

Setbacks appear to be in 
conformance. Provide 
the parking setback 
dimensions on the plan 

Rear (south) 
Sec. 3.6.2.F 100 ft. abutting residential Not provided. Yes 
Side (north and 
east) 10 ft.  Not provided Yes 

Side (west) 10 ft.  No parking 
proposed Yes 

Note To District Standards (Sec 3.6.2) 
Exterior Side 
Yard Abutting a 
Street  
(Sec 3.6.2.C)  

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

No side yard 
abutting street NA  

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

Parking is allowed in front yard 
if the site is a minimum 2 acre, 
cannot occupy more than 
50% of the area between min. 
front yard setback & bldg. 
setback, must be screened by 

No parking is 
proposed in the 
front yard  

 
NA  
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Item Required Code Proposed Meets 
Code Comments 

brick wall or landscaped berm 
Off-Street 
Parking in Side 
and Rear Yards 
(Sec 3.6.2.F) - Off-street parking is allowed 

in side and rear yards if the 
site does not abut residential. 
If it does, additional 
conditions apply. 

- Cannot occupy more than 
50 percent of the area of the 
yard abutting residential 

- Shall setback 100 feet from 
the residential district 

- Parking is 
proposed in the 
side/rear yard 

- Information not 
provided, but it 
appears that 
parking is less 
than 50 percent 
as required 

- Information not 
provided, but it 
appears that 
parking is 
setback more 
than 100 ft.  

 
Yes 

 
 

Setback from 
Residential 
District  
(Sec 3.6.2.H) 

 
Building shall be setback 3 feet 
for each foot of building 
height 

No buildings are 
proposed NA  

Wetland/Waterc
ourse Setback 
(Sec 3.6.2.M) 

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

 
25’ setback is 
shown on the 
plans 

 
No 

Please refer to Wetlands 
review letter for further 
comments. Wetlands are 
not recommending 
approval.  

Additional 
Height  
(Sec 3.6.2.O) 

Additional heights for selected 
building is allowed based on 
conditions listed in Sec 3.6.2.O 

No buildings are 
proposed NA  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking setback 
area shall be landscaped per 
sec 5.5.3. 

Parking lot is not 
screened No 

Please refer to Landscape 
review for further 
comments 

Modification of 
parking setback 
requirements 
(Sec 3.6.2.Q) 

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

Parking setbacks 
are met NA  

Parking, Loading and Dumpster Requirements 
Number of 
Parking Spaces 
(5.2.9.) 

If the proposed use is not 
similar to the listed uses, 
Planning Commission may 
accept the recommendation 
of the Traffic Consultant or 
undertake a study to 
determine the most 
appropriate standard to use. 

79 parking spaces 
including 4 barrier 
free parking 
spaces (Edited 06-
03-16) 

Yes? 
 

Provide the source for the 
required parking numbers 
provided on the site plan. 
 
Planning Commission has 
to approve the number of 
spaces 

Parking Space 
Dimensions and 
Maneuvering 
Lanes  
(Sec. 5.3.2) 

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

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

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

Yes 

Applicant is proposing 
gravel surface for parking 
and maneuvering lanes 
which is not approved by 
Engineering. Please refer 
to the Engineering review 
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Item Required Code Proposed Meets 
Code Comments 

these locations and along 
landscaping 

landscaping for additional comments. 
 
A Council variance will 
be required for approval 
of alternate surface 
materials other than 
asphalt.  

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

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

Parking proposed 
far away from 
street ROW 

Yes  

End Islands 
(Sec. 5.3.12) 

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

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

End Islands are not 
proposed No 

Refer to Traffic and 
Landscape review for 
additional comments.  
 
A Council variance will 
be required for absence 
of end islands 

Barrier Free 
Spaces 
Michigan Barrier 
Free design 
Standards 
 
(Sec. 5.2.13) 

4 barrier free parking spaces 
(for total 76 to 100) including 1 
van barrier free parking space 
are required 

3 regular barrier 
Free parking & 1 
van barrier free 
space are 
provided 

Yes 

Applicant agreed to 
pave the Barrier free 
parking spaces per 
requirements. (Edited 06-
03-16) 

Barrier Free 
Space 
Dimensions 
Barrier Free 
Code 

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

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

Existing. No 
changes proposed Yes Refer to Engineering for 

further details 

Barrier Free 
Signs  
Barrier Free 
Code 

One sign for each accessible 
parking space. 

It appears that the 
signs are 
proposed, but 
unable to 
determine 

No 
Please indicate and label 
clearly if Barrier Free signs 
are proposed 

Minimum 
number of 
Bicycle Parking  
(Sec. 5.16.1) 

Public Parks:  
Ten (10) percent of required or 
provided automobile parking 
spaces, minimum eight (8) 
spaces 

No Bicycle parking 
is proposed No 

Provide the minimum 
required bicycle parking 
spaces 
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Item Required Code Proposed Meets 
Code Comments 

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

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

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

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

- Shall be accessible via 6 ft. 
paved sidewalk 

No Bicycle parking 
is proposed No 

Provide the minimum 
required bicycle parking 
spaces per the 
applicable design 
standards 

Bicycle Parking 
Lot layout 
(Sec 5.16.6) 

Parking space width: 6 ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane width: 4 ft.  
Parking space depth: 2 ft. 
single, 2 ½ ft. double 

No Bicycle parking 
is proposed NA 

Provide the minimum 
required bicycle parking 
spaces per the 
applicable design 
standards 

Loading Spaces 
(Sec. 5.4.1) Loading area in the rear yard 

Loading area in interior side 
yard if it is adjacent to I, EXPO 
or EXO district 

Loadings spaces 
are not proposed.  NA? 

Planning recognizes that 
loading spaces may not 
be required for the 
proposed use. Please 
clarify if loading spaces 
are not required. 

Accessory Structures 
Dumpster 
(Sec 4.19.2.F) 

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

building if not attached 
-   Not located in parking            

setback  
- If no setback, then it cannot 

be any closer than 10 ft, from 
property line.  

- Away from Barrier free 
Spaces 

A dumpster is not 
provided No? 

Provide a dumpster for 
the proposed site or 
specify the means of 
acceptable trash 
collection for this 
proposed use. 

Dumpster 
Enclosure 
(Sec. 21-145. (c)) 

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

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

three sides 
- Posts or bumpers to protect 

the screening 
- Hard surface pad.  
- Screening Materials: 

Masonry, wood or evergreen 
shrubbery 

A dumpster is not 
provided NA?  

Roof top 
equipment and 
wall mounted 
utility equipment 

All roof top equipment must 
be screened and all wall 
mounted utility equipment 
must be enclosed and 

No buildings are 
proposed NA  
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Item Required Code Proposed Meets 
Code Comments 

(Sec. 4.19.2.E.ii) integrated into the design and 
color of the building 

Roof top 
appurtenances 
screening 

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

No buildings are 
proposed NA  

I-1 District Required Conditions (Sec 3.14)  
Outdoor Storage 
of above ground 
storage tanks 
(Sec. 3.14.1.B.ii) 

Outdoor placement of above-
ground storage tanks of not 
more than 600 capacity per 
tank and accessory to an 
otherwise permitted use. 
Additional conditions apply 

Not Proposed NA  

Outdoor Storage 
of recreational 
equipment 
(Sec. 3.14.1.B.iii) 

 Not Proposed NA  

Other  
(Sec 3.14.2) 

Unless otherwise provided, 
dealing directly with consumer 
at retail, is prohibited. 

Not Proposed NA  

Adjacent to 
Freeway ROW 
(Sec 3.14.4) 

Where a permitted use abuts 
a freeway right-of way , 
special conditions listed in 
section 3.14.4 apply 

Not adjacent to 
Freeway ROW NA  

Adjacent to 
Residential 
district  
(Sec 3.14.5) Refuse pick-up shall be limited 

to the hours of 7:00 a.m. to 
5:00 p.m., prevailing time. 

adjacent to 
residential district, 
but not all 
additional 
conditions listed 
do not apply 
except for Refuse 
pick-up timings 

NA  

Planning Commission findings for permitted uses (Sec 3.14.3) 
Sec 3.14.3.A 
 

Protecting current and future 
residential uses from 
development impact 

Adjacent to 
residential districts TBD 

Planning Commission has 
to make the necessary 
finding 

Long term truck 
parking 
Sec 3.14.3.B 

No long term delivery truck 
parking on site  Yes 

Long term delivery truck 
parking is not allowed on 
site. Please add a note to 
the site plan 
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Item Required Code Proposed Meets 
Code Comments 

Performance 
standards 
Sec 3.14.3.C The lighting, noise, vibration, 

odor and other possible 
impacts are in compliance 
with standards and intent of 
the article and performance 
standards of Section 5.14 

Information not 
provided Yes? 

Applicant is not 
proposing any new 
changes to the existing 
site plan. However, 
please provide a 
statement indicating the 
compliance with 
performance standards 
as listed.  

Storage and/use 
of material 
Sec 3.14.3.D 

The storage and/or use of any 
volatile, flammable or other 
materials shall be fully 
identified in application and 
shall comply with any city 
ordinances regarding toxic or 
hazardous materials. 

Checklist not 
provided No Provide a note on the 

plan  

Hazardous 
material 
checklist 
Sec 3.14.3.E 

Compliance of City’s 
hazardous materials checklist 

Checklist not 
provided No 

Provide the required 
hazardous materials 
checklist 

Sidewalks and Pathways  
Pedestrian 
Connectivity 

- The traffic circulation 
features within the site and 
parking areas shall be 
designed to assure safety 
and convenience of both 
vehicular and pedestrian 
traffic both within the site 
and in relation to access 
streets  

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

 
 
A five foot wide 
gravel walkway is 
being proposed to 
access the soccer 
fields from the 
parking lot  
 
Buildings are not 
proposed in this 
site plan 

No 

Extend the sidewalk to 
connect to the public 
sidewalk 
 
Revise the surface 
material to concrete from 
gravel.  
 
Refer to Engineering 
review letter for 
additional comments 

Non-Motorized 
Plan 

No additional trails or walks are 
proposed for this property

Not Applicable NA  

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

A eight foot wide concrete 
walk is existing along Grand 
River Avenue 

Sidewalk existing NA 

 

Other Requirements 
Exterior lighting  
(Sec. 5.7) 
 Photometric plan and exterior 

lighting details needed at time 
of Final Site Plan submittal 

No lighting is being 
proposed Yes 

A lighting and 
photometric plan 
conforming to the 
Ordinance requirements 
has to be submitted 
along with Final Site Plan 
submittal 
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Item Required Code Proposed Meets 
Code Comments 

Provide the intent in the 
response letter as what 
type of lighting is being 
proposed, if any. Add 
notes to the plan as 
needed. 

Design and 
Construction 
Standards 
Manual 

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

Provided Yes  
 

General layout 
and dimension 
of proposed 
physical 
improvements 

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

Provided Yes? 
Provide additional 
dimensions as requested 
in the review letters 

Economic 
Impact 
Information 

- Total cost of the proposed 
building & site improvements 
 

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

Not provided No 
Please provide the 
required information in 
the response letter 

Development 
and Street 
Names 

Development and street 
names must be approved by 
the Street Naming Committee 
before Preliminary Site Plan 
approval 

Project Name has 
not been 
approved yet 

No 

Please contact Richelle 
Leskun at 248-347-579 
to apply for approval 
Project name 

Development/ 
Business Sign Signage if proposed requires a 

permit. Not Applicable NA 
Please contact Jeanie 
Niland at 248-347-0438 for 
sign permit information 

Legal Documents Required 
Property Split or 
Combination 

Property combination or split 
shall be reviewed and 
approved by the Community 
Development Department.     

No Parcel 
combination or 
split is proposed at 
this point  

No  

Master 
Deed/Covenant
s and 
Restrictions 
 

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

Not applicable  NA  

Conservation 
easements 
 

Conservation easements may 
be required for wetland and 
buffer impacts 

Not applicable NA The following documents 
will be required during 
Site Plan review process  
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Item Required Code Proposed Meets 
Code Comments 

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

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

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

modifications to the City of Novi Planning Department with future submittals. 
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LANDSCAPE REVIEW 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 

 
Review Type 
Preliminary Landscape Review 
 
Property Characteristics 
· Site Location:   Grand River – Sidwell #50-22-16-300-094  
· Site Acreage:  8.39 acres 
· Site Zoning:   I-1 
· Adjacent Zoning: I-1 east and west, R-1 south 
· Plan Date:    5/4/2016 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the Preliminary Site Plan submittal. Please follow guidelines of the Zoning Ordinance and 
Landscape Design Guidelines. This review is a summary and not intended to substitute for any 
Ordinance.  
 
Recommendation 
This plan is not recommended for approval.  No landscaping has been proposed for the site. 
 
Landscaping Waivers Required 

1. Greenbelt landscaping (street trees, canopy trees, subcanopy trees) along Grand River – 
a total of 15 trees are required, none are provided. 

2. Street trees along Grand River – a total of 5 are required, none are provided. 
3. Parking lot landscape space – approximately 2115sf is required, approximately 1300sf is 

provided, in non-curbed islands (for gravel lot only) 
4. Parking lot interior trees – approximately 28 are required, none are provided. (for gravel 

lot only) 
5. Parking lot perimeter (for gravel lot and drive only) – approximately 52 trees are required, 

none are provided. 
6. Screening from residential – landscaped berm 4.5 to 6 feet tall is required between non-

residential and residential uses (R-1 to south) but is not provided. 
 
Ordinance Considerations 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

No soils information has been provided.  Please add to plan set. 
 
Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 

1. Provided.  It appears that the only overhead utility line crosses the site in the proposed 
northern field and will be relocated.  Please indicate the proposed new location for the 
overhead line. 

2. Dimension distance from closest proposed tree(s) to all proposed and existing overhead 
utility lines. 

 
PLAN REVIEW CENTER REPORT 

May 17, 2016 
Preliminary Site Plan - Landscaping 

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

1. Only 1 large existing tree is shown, but an aerial photo indicates that the site has a 
number of trees, and the northeast corner of the lower “leg” of the property is shown as 
regulated woodland.  A tree survey for all areas to be impacted by development 
(parking, fields, detention, etc.) should be provided showing all trees 8” or larger at 4’ 
above ground (dbh) with its species and indication whether it is to be saved or removed.   

2. Show tree fencing at Critical Root Zone (1’ beyond dripline) for all existing trees to 
remain. 

3. Add tree protection fencing detail with fence located at Critical Root Zone (1’ beyond 
dripline). 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. Property is not adjacent to Residential on east or west, but is adjacent to R-1 to the south. 
2. A landscaped berm 4.5-6 feet high is required between Parking and residential, and a 

landscaped berm 10-15’ high is required between Industrial and residential.  The 
applicant should provide the appropriate berm between the parking area and the 
residential development to the south. 

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

1. The ordinance calls for a berm 3 feet tall with a 3 foot wide crest when adjacent to 
parking.  The proposed berm exceeds that requirement. 

2. Based on the 265 linear feet of frontage, a total of seven (7) canopy or large evergreen 
trees and nine (9) sub-canopy trees are required for frontage adjacent to parking and 
seven (7) canopy or large evergreen trees and eight (8) subcanopy trees for frontage 
not adjacent to frontage.  No existing trees are shown on the plan provided.  Since the 
property will not be used for parking for most of the year, it seems reasonable to only 
plant seven (7) canopy or large evergreen trees and eight (8) subcanopy trees in the 
area between the right-of-way line and the first soccer field.  

3. Please show calculations and required trees on the plan. 
4. Please uniquely label trees as greenbelt or street trees. 

 
Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 

1. Six (6) canopy trees are required for frontage adjacent to parking and only five (5) are 
required for areas not adjacent to parking.  As mentioned above, since the property will 
not be used for parking most of the year, it seems reasonable to only plant five 
deciduous canopy trees between the right-of-way line and the back of curb.  The plans 
need to be submitted to the Road Commission for Oakland County for review of the right-
of-way trees. 

2. If there are overhead property lines on the site, subcanopy trees should be planted at a 
rate of 1 per canopy tree for a total of ten trees. 

 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. Parking bays should not have more than 15 contiguous spaces. 
2. Calculations for the proposed parking should be provided using Category 2 on the Table 

5.5.3.C.iii to show the required amount of interior landscaping space for the gravel lot.   
3. The required interior islands and trees should be provided.  If curbed islands are not 

provided, the islands should be ringed with large rocks or curb stops to protect the 
interior island trees. 

4. Please indicate, with SF quantity labels, the areas in each island provided. 
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Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)   
1. Parking lot perimeter trees should be provided at a rate of 1 per 35lf around the gravel 

parking lot. 
2. Trees should also be placed along the perimeter of the soccer fields and along each side 

of the entry drive.  As most of this area will be grass, the trees can be spaced at about 1 
per 70lf of perimeter.  These should be placed on the side slopes of, or just adjacent to, 
the swales. 

 
Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   

No loading zone exists. 
 
Building Foundation Landscape  (Zoning Sec 5.5.3.D.) 

No building exists. 
 
Plant List (LDM 2.h. and t.) 

Plant list for the proposed plantings will need to be provided.  Canopy trees need to be 3” 
caliper and sub-canopy trees need to be 2.5” caliper. 

 
Planting Notations and Details  (LDM) 

Planting notes per City of Novi Standard Notes and Details will need to be provided on the 
landscape plan. 

 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 

1. No storm detention basin landscaping has been provided. 
2. 70-75% of the detention basin needs to have masses of large native shrubs planted along 

the high water line. 
 
Irrigation  (LDM 1.a.(1)(e) and 2.s) 

Irrigation plan for landscaped areas is required for Final Site Plan. 
 

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

 
Snow Deposit (LDM.2.q.) 

Snow deposit areas need to be indicated if the parking areas will be used during the winter. 
 

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  
1. Depending on tree survey, all trees to be saved should be indicated and protected with 

tree fencing located at 1’ outside the tree driplines or further. 
2. Please add a tree fencing detail to the plans showing the fence at 1’ outside the tree 

dripline. 
 

Corner Clearance (Zoning Sec 5.9) 
Trees at Grand River entrance need to be placed such that corner clearance is provided. 

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

 
 
 
 
 

_____________________________________________________ 
Rick Meader – Landscape Architect 
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Review Date: May 17, 2016 
Project Name: GRAND RIVER SOCCER FIELDS 
Plan Date: May 4, 2016 
Prepared by: Rick Meader, Landscape Architect  E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

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

§ New commercial or 
residential 
developments 
§ Addition to existing 

building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 
§ 1”=20’ minimum with 

proper North.  
Variations from this 
scale can be 
approved by LA 
§ Consistent with plans 

throughout set 

No No  

Project Information 
(LDM 2.d.) Name and Address Yes Yes On Sheet C-2 

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

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

Yes Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA 

No No  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature No No Required for Final Site 

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

Show on all plan sheets 
Yes Yes On Sheet C-2 

Zoning (LDM 2.f.) Include all adjacent 
zoning No No Not included – site is I-1 

Survey information 
(LDM 2.c.) 

§ Legal description or 
boundary line survey 
§ Existing topography 

No No Boundaries provided on 
C-2 

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 2.e.(2)) 

§ Show location type 
and size.  Label to be 
saved or removed.  
§ Plan shall state if none 

exists. 

No No 

1. Only 1 existing tree is 
shown. 

2. A tree survey will be 
required showing all 
existing trees to be 
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Item Required Proposed Meets 
Code Comments 

saved and to be 
removed. 

Soil types (LDM.2.r.) 

§ As determined by Soils 
survey of Oakland 
county 
§ Show types, 

boundaries 

No No  

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

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

Yes Yes On Sheet C-2 

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

Overhead and 
underground utilities, 
including hydrants 

No No  

Proposed grading. 2’ 
contour minimum 
(LDM 2.e.(1)) 

Provide proposed 
contours at 2’ interval No No  

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan No No 

Please add notes 
indicating snow deposit 
areas if parking will be 
used during winter. 

LANDSCAPING REQUIREMENTS 

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.) 

General requirements 
(LDM 1.c) 

§ Clear sight distance 
within parking islands 
§ No evergreen trees 

TBD TBD No interior island 
landscaping is shown 

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

As proposed on planting 
islands No No  

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

§ A minimum of 300 SF 
to qualify 
§ 6” curbs 
§ Islands minimum width 

10’ BOC to BOC 

TBD TBD Island dimensions need 
to be provided. 

Curbs and Parking 
stall reduction (c) 

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

No No 

No curbs are provided. 
Large boulders should 
be provided around 
perimeter of islands to 
protect trees. 

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces No No Maximum bay in gravel 

lot 24 spaces long. 

Plantings around Fire 
Hydrant (d) 

No plantings with 
matured height greater 
than 12’ within 10 ft. of 
fire hydrants 

No TBD 

1. No fire hydrants 
shown. 

2. Show all hydrants on 
landscape plan. 

Landscaped area (g) Areas not dedicated to No No Please indicate 
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Item Required Proposed Meets 
Code Comments 

parking use or driveways 
exceeding 100 sq. ft. 
shall  be landscaped 

landscaping and/or 
ground covers for all 
areas on site 

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.9 

No No 

Please indicate corner 
clearance zones per 
Section 5.9 on 
landscape plan and 
keep all trees and 
shrubs taller than 30” 
out of zones. 

Category 1: For  OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii) 
A = Total square 
footage of parking 
spaces not including 
access aisles x 10% 

§ A =   x 10% =  sf NA   

B = Total square 
footage of additional 
paved vehicular use 
areas (not including 
A) under 50,000 SF) x 
5% 

§ B =   x 5% = sf 
§ Paved Vehicular 

access area includes 
loading areas 
 

NA   

C= Total square 
footage of additional 
paved vehicular use 
areas (not including 
A or B) over 50,000 SF) 
x 1 % 

§ C =  x 1% =  sf NA   

Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii) 
A. = Total square 
footage of parking 
spaces not including 
access aisles x 7% 

§ A = 7% x xx sf = xx  sf NA  

Show calculations for all 
proposed parking areas 
(excluding soccer 
fields). 

B = Total square 
footage of additional 
Paved vehicular use 
areas (not including 
A) under 50,000 SF) x 
2% 

§ B = 2% x xx sf = xx sf NA  

Show calculations for all 
proposed parking areas 
(excluding soccer 
fields). 

C= Total square 
footage of additional 
paved vehicular use 
areas (not including 
A or B) over 50,000 SF) 
x 0.5% 

§ C = 0.5% x 0 sf = 0  SF NA   

All Categories 

D = A+B or A+C 
Total square footage 
of landscaped islands 

xx + xx = xxx SF None No 

1. Add calculations for 
all proposed parking 
areas (excluding 
soccer fields) 
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Item Required Proposed Meets 
Code Comments 

2. Add interior parking 
islands to meet 
required area. 

E = D/75 
Number of canopy 
trees required 

§ xxx/75=xx Trees None No 

1. Add calculations for 
all proposed parking 
areas (excluding 
soccer fields) 

2. Add interior parking 
trees to meet 
requirement. 

3. Indicate with unique 
labeling which trees 
are parking lot trees. 

Perimeter Green 
space 

§ 1 Canopy tree per 35 
lf;  
§ xx/35=x trees 
§ Perimeter green space 

canopy Plantings 
required at 1 per 35 LF. 
Sub-canopy trees can 
be used under 
overhead utility lines. 

None No 

1. Add calculations for 
perimeter of all 
proposed gravel 
parking areas and 
entry drive 

2. Add perimeter 
parking trees to meet 
requirement. 

3. Indicate with unique 
labeling which trees 
are perimeter trees. 

4. Please provide 1 
deciduous canopy 
tree per 70lf around 
perimeter of soccer 
fields, except at 
frontage along 
Grand River and 
along entry drive.  
Locate the trees on 
slopes of or adjacent 
to drainage swales. 

Parking land banked § NA No   

Berms, Walls and ROW Planting Requirements 

Berms 
§ All berms shall have a maximum slope of 33%. 

Gradual slopes are encouraged. Show 1ft. 
contours 
§ Berm should be located on lot line except in 

conflict with utilities. 
§ Berms should be constructed with 6” of top soil. 

No new berms 
proposed   

Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) 

§ Refer to Residential 
Adjacent to Non-
residential berm 
requirements chart 

No TBD 

Need to show berm 
screening south edge of 
parking lot from R-1 
property to south. 



Preliminary Site Plan Landscape Review                                          Page 5 of 9  
Landscape Review Summary Chart               GRAND RIVER SOCCER FIELDS  
May 17, 2016 
 

   
 

Item Required Proposed Meets 
Code Comments 

Planting requirements  
(LDM 1.a.) 

§ LDM Novi Street Tree 
List NA  No buffering planting 

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

Berm requirements  
(Zoning Sec 
5.5.3.A.(5)) 

§ Refer to ROW 
landscape screening 
requirements chart for 
corresponding 
requirements. 

Yes Yes 
Berm provided exceeds 
requirement in terms of 
size. 

Cross-Section of Berms   (LDM 2.j) 

Slope, height and 
width 

§ Label contour lines 
§ Maximum 33% 
§ Min. 5 feet flat 

horizontal area 

No No 

Include typical berm 
details for berm at 
Grand River and south 
of gravel parking lot 
showing 6” top layer of 
topsoil, construction of 
loam soils, slopes, 
height, etc. 

Type of Ground 
Cover   None No  

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole 

Yes – existing wires 
seem to be along 
Grand River, and a 
line crossing interior 
of site is shown to 
be relocated. 

No 

1. Please show location 
of relocated power 
line on Landscape 
Plan. 

2. Please clearly label 
any existing or 
proposed utility lines 
on landscape plan. 

3. Please dimension 
distance between 
new trees close to 
overhead lines. 

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

Material, height and 
type of construction 
footing 

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

None   

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

 NA   

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 
Greenbelt width 
(2)(3) (5) 25 ft 32’ to closest point 

of soccer field Yes  

Min. berm crest width 
§ Parking: 3 ft. 
§ Not adjacent to 

parking: Not Required 
11’ Yes 

Provided berm exceeds 
requirement at 
maximum height 

Minimum berm height 
(9) 

§ Parking: 3 ft. 
§ Not adjacent to Max ht:  4’ Yes Provided berm exceeds 

requirement at 
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Item Required Proposed Meets 
Code Comments 

parking: Not Required maximum height 

3’ wall (4)(7) None   

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

§ Parking: 1 tree per 40 
lf;  xx/35= x trees 
§ No Parking: 1 tree per 

40 lf; 267/40= 7 trees 

None No 

1. Provide trees as 
required for all 
frontages.  Use Not 
adjacent to parking 
requirements. 

2. Label trees uniquely 
as Greenbelt trees 

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

§ Parking: 1 tree per 20 
lf;  xx/20=xx trees 
§ No Parking: 1 tree per 

25 lf; 267/25 = 11 trees 

None No 

1. Provide trees as 
required for all 
frontages.  Use Not 
adjacent to parking 
requirements. 

2. Label trees uniquely 
as Greenbelt trees 

Canopy deciduous 
trees in area between 
sidewalk and curb 
(Novi Street Tree List) 

§ Parking: 1 tree per 35 lf 
§ No Parking: 1 tree per 

55 lf; 267/55 = 5 trees 
None No 

1. Provide trees as 
required for all 
frontages. Use Not 
adjacent to parking 
requirements. 

2. Label trees uniquely 
as Street trees 

Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2) 
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM 

Interior Street to 
Industrial subdivision 
(LDM 1.d.(2)) 

§ 1 canopy deciduous 
or 1 large evergreen 
per 35 lf along ROW 
§ No evergreen trees 

closer than 20 ft.  
§ 3 sub canopy trees per 

40 lf of total linear 
frontage 
§ Plant massing for 25% 

of ROW 

NA   

Screening of outdoor 
storage, 
loading/unloading  
(Zoning Sec. 3.14, 
3.15, 4.55, 4.56, 5.5) 

 NA TBD 
Provide proper 
screening for any 
loading area. 

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

§ A minimum of 2ft. 
separation between 
box and the plants 
§ Ground cover below 

4” is allowed up to 
pad.  
§ No plant materials 

within 8 ft. from the 
doors 

No utility boxes 
shown  

Provide proper 
screening for any 
transformers. 

Building Foundation Landscape Requirements (Sec 5.5.3.D) 
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Item Required Proposed Meets 
Code Comments 

Interior site 
landscaping SF  

§ Equals to entire 
perimeter of the 
building x 8 with a 
minimum width of 4 ft. 
§ xx  lf x 8ft = xx SF 

None   

Zoning Sec 5.5.3.D.ii. 
All items from (b) to 
(e)  
 

§ If visible from public 
street a minimum of 
60% of the exterior 
building perimeter 
should be covered in 
green space 

None   

Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 

Planting requirements 
(Sec. 5.5.3.E.iv) 

§ Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area 
§ 10” to 14” tall grass 

along sides of basin 
§ Refer to wetland for 

basin mix 

None No 

1. No detention basin 
landscaping is 
proposed.  

2. Please provide 
masses of large 
native shrubs around 
perimeter of 
detention pond. 

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 

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

Provide intended date No No 

1. Please include all 
required notes on 
Landscape Plan. 

2. Standard City of Novi 
notes and details are 
available upon 
request. 

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

Include statement of 
intent to install and 
guarantee all materials 
for 2 years. 
Include a minimum one 
cultivation in June, July 
and August for the 2-
year warranty period. 

No No See above 

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

Shall be northern nursery 
grown, No.1 grade. No No See above 

Irrigation plan  
(LDM 2.s.) 

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

No No Need for final site plan 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   
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Item Required Proposed Meets 
Code Comments 

Establishment  period  
(Zoning Sec 5.5.6.B) 2 yr. Guarantee No No See above 

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

No No See above 

Plant List (LDM 2.h.) – Include all cost estimates 

Quantities and sizes 

Refer to LDM suggested 
plant list  

No No Include on Landscape 
Plan 

Root type No No Include on Landscape 
Plan 

Botanical and 
common names No No Include on Landscape 

Plan 
Type and amount of 
lawn No No Include on Landscape 

Plan 

Cost estimate  
(LDM 2.t) 

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

No No Please add on Final Site 
Plans. 

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

Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes 

1. Please include all 
relevant details on 
Landscape Plan. 

2. Standard City of Novi 
notes and details are 
available upon 
request. 

Evergreen Tree No No See above 

Shrub No No See above 
Perennial/ 
Ground Cover No No See above 

Tree stakes and guys. 
(Wood stakes, fabric 
guys) 

No No See above 

Tree protection 
fencing 

Located at Critical Root 
Zone (1’ outside of 
dripline) 

No No 

1. Please include detail 
showing fence one 
foot outside of 
dripline. 

2. Show tree protection 
fence lines on 
demolition plan. 

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

No No 
Please add note on 
plan view near property 
line. 

Plant Materials & 
Existing Plant Material 
(LDM 3.b) 

Clearly show trees to be 
removed and trees to 
be saved. 

No No  

Landscape tree 
credit (LDM3.b.(d)) 

Substitutions to 
landscape standards for 
preserved canopy trees 

No No  
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Item Required Proposed Meets 
Code Comments 

outside woodlands/ 
wetlands should be 
approved by LA. Refer 
to Landscape tree 
Credit Chart in LDM 

Plant Sizes for ROW, 
Woodland 
replacement and 
others  
(LDM 3.c) 

Canopy Deciduous shall 
be 3” and sub-canopy 
deciduous shall be 2.5” 
caliper. Refer to section 
for more details 

No No Include on Plant list 

Plant size credit 
(LDM3.c.(2)) NA No No  

Prohibited Plants 
(LDM 3.d) 

No plants on City 
Invasive Species List No TBD  

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

Label the distance from 
the overhead utilities No No 

1. Please show any 
existing or proposed 
utility lines. 

2. Please dimension 
distance between 
new trees close to 
overhead lines. 

Collected or 
Transplanted trees 
(LDM 3.f) 

 No   

Nonliving Durable 
Material: Mulch (LDM 
4) 

§ Trees shall be mulched 
to 4”depth and shrubs, 
groundcovers to 3” 
depth 
§ Specify natural color, 

finely shredded 
hardwood bark mulch.  
Include in cost 
estimate. 
§ Refer to section for 

additional  information 

No No Include this information 
in planting details. 

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

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

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

3. Please include a written response to any points requiring clarification or for any corresponding site plan 
modifications to the City of Novi Planning Department with future submittals. 
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May 24, 2016 
 
Mr. Charles Boulard 
Community Development Director 
City of Novi  
45175 W. Ten Mile Road  
Novi, Michigan 48375  
 
 
Re:   Grand River Soccer Park (JSP16‐0020) 
  Wetland & Woodland Evaluation and Revised Preliminary Site Plan Review  
   
  Sidwell No. 50‐22‐16‐300‐094 
   
Dear Mr. Boulard: 
 
Environmental Consulting & Technology, Inc. (ECT) has conducted a preliminary wetland and woodland 
evaluation  for  the proposed Grand River Soccer Park project  located south of Grand River Avenue 
between Taft and Beck Roads, Section 16.  The proposed project site is to be located on a relatively 
disturbed 8.39 acre property  (Sidwell No. 50‐22‐16‐300‐094).   As part of our assessment, ECT has 
reviewed  the  proposed  Revised  Preliminary  Site  Plan  for  the  project  prepared  by  Environmental 
Engineers,  Inc.  dated May  23,  2016.    ECT  has  also  reviewed  a wetland  assessment  report  letter 
prepared by the Michigan Department of Environmental Quality (MDEQ) dated March 10, 2005 (MDEQ 
File Number 04‐63‐0027‐WA).  The proposed project includes an area designated as the Initial Clearing 
and Grading Land Improvement Permit (LIP) area. 
 
ECT  continues  to  recommend approval of  the  current  Land  Improvement Permit  (LIP) plan with 
respect to the initial clearing and grading limits.   
 
ECT  recommends  approval  of  the  Revised  Preliminary  Site  Plan  contingent  upon  the  applicant 
reviewing  and  addressing  the wetland  and woodland  comments  contained  in  this  letter.    The 
applicant  should  submit  revised  plans  addressing  these  comments  before  any  site 
development/disturbance outside of the current initial clearing and grading limits is authorized.  A 
small amount of additional information is required in order to assess and confirm the overall City of 
Novi regulated wetland and woodland permit requirements and the overall proposed  impacts to 
City‐regulated wetlands, wetland buffers and trees. 
 
The site was reviewed for the presence of regulated wetlands as defined in the City of Novi Wetland 
and Watercourse Protection Ordinance as well as for the presence of City‐regulated woodlands.   In 
addition to wetland areas, the City also regulates a twenty‐five (25) foot wetland buffer/setback area 
associated with all City‐Regulated wetlands.  ECT completed an initial site inspection on Tuesday, May 
17, 2016.  Some tree clearing and brush removal with light construction equipment was in process at 
the time of our site inspection.  ECT re‐inspected the site on Tuesday, May 24, 2016 in order to confirm 
that  the applicant  satisfactorily addressed  the  site‐specific  comments  contained  in our Wetland & 
Woodland Evaluation and Preliminary Site Plan Review letter dated May 19, 2016. 
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Wetland Evaluation 
ECT's  in‐office  review  of  available  materials  included  the  City  of  Novi  Regulated  Wetland  and 
Watercourse map,  other  available mapping  sources  and  aerial  photos.  The  proposed  project  site 
includes areas indicated as City‐regulated wetland on the official City of Novi Regulated Wetland and 
Watercourse Map (see Figure 1). 
 
The MDEQ wetland assessment letter identifies a total of five (5) wetland areas: Wetlands A, B, E, F, 
and G.   Wetland A  is a  forested wetland  (0.15‐acre) with an open‐water element.   This wetland  is 
located in the eastern/central portion of the site and extends east off of the subject property.  Wetland 
B is a small scrub shrub wetland (0.01‐acre) located along the east/west running property line in the 
central portion of the site (Wetland B  is  located on the northern side of the propped parking area).  
Wetland E is a 1.42 acre wetland located across the southern section of the site.  Wetland E contains 
areas of emergent, open water, and scrub‐shrub wetland.  Wetland F (0.08‐acre) is an emergent/scrub‐
shrub wetland located in the western/central portion of the property.  Finally, Wetland G (0.02‐acre) 
appears to be a scrub/shrub wetland located in the central portion of the property.  See Figure 2 (Site 
Layout Plan) for wetland locations).   
 
It  should  be  noted  that  the  Plan  notes  that  the wetland  delineation was  performed  by  King  and 
MacGregor Environmental,  Inc.   The Plan contains what appear to be delineated/surveyed wetland 
boundaries, however, there were  little to no signs of existing wetland boundary flagging  located on 
the site at the time of our preliminary site evaluation.  It is our understanding that the on‐site wetland 
areas have not been  flagged since approximately 2004.   Therefore, ECT was unable  to confirm  the 
accuracy of the wetland boundaries at the time of our site evaluation.  Generally, ECT agrees with the 
wetland locations as indicated on the Plan.  ECT previously recommended that the applicant have the 
wetland boundaries for one (1) of the existing wetlands (Wetland F) reflagged prior to the approval of 
any proposed wetland or wetland buffer impacts, and that the ECT confirm the accuracy of the wetland 
boundaries at that time.  The applicant’s wetland consultant has re‐flagged Wetland F in the field and 
ECT was able to verify the Wetland F flagged wetland boundaries on Tuesday, May 24, 2016.  These 
boundaries appear to be accurately shown on the Plan.  
 
Wetland Regulatory Assessment ‐ MDEQ 
The  wetland  assessment  report  correspondence  from  MDEQ  notes  that  MDEQ  conducted  a 
reassessment of the on‐site wetlands in 2005.  In a 2004 Wetland Assessment Report (MDEQ File 04‐
63‐0027‐WA), the MDEQ determined that Wetlands A and E were regulated under Part 303 wetlands 
protection and Wetlands B, G, and F were non‐regulated under Part 303.  At one point, it was argued 
that Wetlands A and E should not be regulated because it was believed that a pond adjacent to the 
property (southeast) was constructed “for the sole purpose of storing water” (Rule 281.921).  MDEQ 
determined that the pond in question does not meet the criteria in this Rule.  In addition, Wetland A 
is also part of a larger wetland complex that continues offsite and would be regulated based on acreage 
(i.e., greater than 5 acres in size).  Therefore, MDEQ has regulatory authority over Wetlands A and E.  
Wetlands B, F, and G are non‐regulated by the MDEQ. 
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Wetland Regulatory Assessment – City of Novi 
The City of Novi Wetland and Watercourse Protection Ordinance (City of Novi Code of Ordinances, Part 
II, Chapter 12, Article V.; Division 2.) describes the regulatory criteria for wetlands and review standards 
for wetland permit applications.   As stated  in the Ordinance,  it  is the policy of the city to prevent a 
further net loss of those wetlands that are: (1) contiguous to a lake, pond, river or stream, as defined 
in Administrative Rule 281.921; (2) two (2) acres in size or greater; or (3) less than two (2) acres in size, 
but deemed essential to the preservation of the natural resources of the city under the criteria set 
forth  in  subsection  12‐174(b).    The wetland  essentiality  criteria  as  described  in  the Wetland  and 
Watercourse Protection Ordinance are included below.  Wetlands deemed essential by the City of Novi 
require the approval of a use permit for any proposed impacts to the wetland:  
 

All noncontiguous wetland areas of  less  than  two  (2) acres which appear on  the wetlands 
inventory map, or which are otherwise identified during a field inspection by the city, shall be 
analyzed for the purpose of determining whether such areas are essential to the preservation 
of the natural resources of the city….In making the determination, the city shall find that one 
(1) or more of the following exist at the particular site: 
  

(1) The site supports state or federal endangered or threatened plants, fish or wildlife 
appearing on a list specified in Section 36505 of the Natural Resources 
Environmental Protection Act (Act 451 of 1994) [previously section 6 of the 
endangered species act of 1974, Act No. 203 of the Public Acts of 1974, being 
section 229.226 of the Michigan Compiled Laws]. 

(2)  The site represents what is identified as a locally rare or unique ecosystem. 
(3) The site supports plants or animals of an identified local importance. 
(4) The site provides groundwater recharge documented by a public agency. 
(5) The site provides flood and storm control by the hydrologic absorption and storage 

capacity of the wetland.  
(6) The site provides wildlife habitat by providing breeding, nesting or feeding grounds 

or cover for forms of wildlife, waterfowl, including migratory waterfowl, and rare, 
threatened or endangered wildlife species.  

(7) The site provides protection of subsurface water resources and provision of 
valuable watersheds and recharging groundwater supplies. 

(8)  The site provides pollution treatment by serving as a biological and chemical 
oxidation basin.  

(9) The site provides erosion control by serving as a sedimentation area and filtering 
basin, absorbing silt and organic matter.  

(10)   The site provides sources of nutrients in water food cycles and nursery grounds 
and sanctuaries for fish.  
 

After determining that a wetland less than two (2) acres in size is essential to the 
preservation of the natural resources of the city, the wetland use permit application shall be 
reviewed according to the standards in subsection 12‐174(a).  
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ECT  has  evaluated  the  on‐site wetlands  and  believes  that  three  (3)  of  the  five  (5) wetlands  (i.e., 
Wetland A, E, and F) provide one or more of the functions and values as described in the ordinance 
essentiality criteria.  Wetland A, Wetland E, and Wetland F should therefore be considered essential 
and therefore regulated by the City’s Wetland and Watercourse Protection Ordinance.    
   
It  should be noted  that  in  those  cases where  an  activity  results  in  the  impairment/destruction of 
wetland areas of 0.25‐acre or greater that are deemed essential under subsection 12‐174(b) mitigation 
shall be required.  The applicant shall submit a mitigation plan which provides for the establishment 
of replacement wetlands at a ratio of 1:1 through 2:1 times the area of the natural wetland impaired 
or destroyed. 
 
The MDEQ had determined that Wetlands A and E are regulated under their jurisdiction.  Wetlands B, 
F, and G are not regulated under MDEQ jurisdiction.  It should be noted that Wetlands A, E and F are 
considered essential regulated wetlands by the City of Novi.  Wetlands B and G are considered non‐
essential and non‐regulated by the City of Novi.  The applicant should modify the “regulated” vs. “non‐
regulated terminology on the Plan  (i.e., Wetland F  is regulated by the City of Novi,  in additional to 
Wetland A and Wetland E).   
 
Wetland Buffer/Setback Regulatory Assessment – City of Novi 
ECT encourages the Applicant to minimize impacts to on‐site wetlands as well as wetland setbacks to 
the greatest extent practicable.   The Applicant should consider any modifications to the site  layout 
that  would  preserve  existing  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”. 

 
Wetland Impact Review 
It should be noted that the Site Grading & Soil Erosion Control Plan (Sheet C‐2) indicates an area of 
temporary  proposed  grading  limits.    It  is  our  understanding  that  the  applicant  is  requesting 
authorization to clear the site within the proposed temporary grading limits as soon as possible.   
 
It should be noted that as currently shown, the proposed temporary grading limits avoid direct impacts 
to on‐site wetlands and wetland buffers (and also avoids regulated Woodland areas). 
 
Development of the overall site will include impacts to wetlands and wetland buffers (i.e., Wetlands B, 
F, and G).   The wetlands  that are MDEQ  regulated  (i.e., Wetlands A and E) will not be  impacted.  
Wetlands B and G have been determined to be non‐essential and therefore non‐regulated by the City.  
Wetland F is City‐Regulated.   
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The following table summarizes the existing wetlands and the proposed wetland impacts as shown on 
the Plan: 
 
                 Table 1. Proposed Wetland Impacts 

Wetland 
Area 

City 
Regulated?

MDEQ 
Regulated?

Wetland 
Area 
(acres) 

Impact 
Area (acre) 

Estimated 
Impact 
Volume 

(cubic yards) 

A  Yes  Yes  0.15  None  Not Provided 

B 
No (non‐
essential) 

No  0.01  N/A  Not Provided 

E  Yes  Yes  1.42  None  Not Provided 

F  Yes  No  0.08  0.08  Not Provided 

G 
No (non‐
essential) 

No 
0.02  N/A  Not Provided 

TOTAL  ‐‐  ‐‐  1.68  0.08  Not Provided 

 
Wetland buffer/setback is not shown on the Plan for Wetland F. This buffer should be indicated on the 
Plan as Wetland F and its 25‐foot buffer are regulated by the City.  In addition, all areas (i.e., acreage) 
of proposed wetland buffer  impact should be quantified and  labeled on  the Plan.    In addition,  the 
applicant should provide proposed quantities of fill within all regulated wetlands to be impacted.  In 
the  case of  the  current  Plan,  the  applicant  should  provide  a  fill  volume  (i.e.,  cubic  yards)  for  the 
proposed fill within wetland F.   
 
It should be noted that the temporary grading limits no longer encroach within the 25‐foot buffers of 
Wetland F.  A City of Novi Authorization to Encroach the 25‐Foot Wetland Setback would be required 
for any proposed impacts to the 25‐foot buffers of Wetlands A, E, or F.   
 
Wetland Comments 
The following are repeat comments from our Wetland & Woodland Evaluation and Preliminary Site 
Plan Review letter dated May 19, 2016.  The current status of each comment follows in bold italics: 

 
1. Wetland  boundary  flagging was  not  apparent  on‐site  at  the  time  of  our  site walk.    ECT 

recommends that the applicant’s wetland consultant re‐flag/re‐fresh the wetland delineation 
flags and submit  to  the City of Novi’s Community Development Department  for a Wetland 
Boundary Evaluation.  At a minimum, Wetland F should be reflagged. 

 

This  comment  has  been  addressed.    The  applicant’s wetland  consultant  has  re‐flagged 
Wetland F in the field and ECT was able to verify the Wetland F flagged wetland boundaries 
on Tuesday, May 24, 2016.  
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2. The following information shall be provided on future site plan submittals: 
a. Acreages of all on‐site wetlands; 
b. Indicate graphically and label all 25‐foot wetland buffers/setbacks on the Plan; 
c. Indicate, label and quantify any proposed impacts to wetlands (i.e., area of impact/ 

volume of fill) and 25‐foot wetland buffers on the Plan. 
   

This comment has been partially addressed: 

 The acreages of all on‐site wetlands have been provided on the Plan; 

 As Wetland F is considered regulated by the City, its 25‐foot setback shall be shown 
on the Plan; 

 The proposed volume of fill within Wetland F shall be indicated on the Plan (cubic 
yards).  This information is needed in order to prepare the City of Novi Wetland and 
Watercourse Permit that will be required for the overall site development; 

 The applicant shall quantify all proposed impacts (both temporary and permanent) 
within the 25‐foot wetland setbacks.  Please provide the impact area (acres) for all 
wetland buffer impacts.  This includes the proposed impact to Wetland Buffer E for 
the proposed overflow spillway from the detention basin; 

 Please also provide an impact area (acreage) for the impact to Wetland Buffer F. 
   

3. It should be noted  that  the  temporary grading  limits encroach within  the 25‐foot buffer of 
Wetland F.    In order  to proceed with  site  clearing and/or grading without  the  issuance of 
wetland permits and/or wetland buffer authorizations, ECT recommends that the applicant 
slightly modify the temporary proposed grading limits to remain greater than 25‐feet from all 
existing regulated on‐site wetlands.  Otherwise, a Wetland Buffer Authorization letter would 
be required from the City. 

 

This comment has been addressed.   The temporary grading  limits no  longer encroach  into 
City‐Regulated wetland buffers.    It  should be noted  that  the  temporary grading  limits no 
longer encroach within  the 25‐foot buffers of Wetland F.   A City of Novi Authorization  to 
Encroach the 25‐Foot Wetland Setback would be required for any proposed impacts to the 
25‐foot buffers of Wetlands A, E, or F.   
  

4. A City of Novi Wetland and Watercourse Permit will be required for any direct impacts (i.e., 
excavation or fill) within on‐site wetlands.   A City of Novi Authorization to Encroach the 25‐
Foot Wetland Setback will be required for all impacts within these natural feature setbacks. 

 
This comment still applies.  The overall site development will require a City of Novi Wetland 
and Watercourse Permit for the proposed impacts to Wetland F.  A City of Novi Authorization 
to Encroach the 25‐Foot Wetland Setback will be required for the proposed impacts to the 
Wetland E and Wetland F buffers.   

 
Please also note the following: 
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5. The MDEQ had determined  that Wetlands A  and  E  are  regulated under  their  jurisdiction.  

Wetlands B, F, and G are not  regulated under MDEQ  jurisdiction.    It should be noted  that 
Wetlands A, E and F are considered essential regulated wetlands by the City of Novi.  Wetlands 
B and G are considered non‐essential and non‐regulated by the City of Novi.   The applicant 
should modify the “regulated” vs. “non‐regulated terminology on the Plan (i.e., Wetland F is 
regulated by the City of Novi, in additional to Wetland A and Wetland E).   

 
 
Woodland Evaluation 
 
Existing Conditions and Regulatory Assessment 
ECT's in‐office review of available materials included the City of Novi Regulated Woodland map and 
other available mapping. The proposed project site does  include a relatively small area  indicated as 
City‐regulated woodland on the official City of Novi Regulated Wetland and Watercourse Map  (see 
Figure 1).  This area is located in the central/eastern section of the site.  The area that is mapped as 
regulated woodland on the City’s regulated woodland map also includes Wetland A and Wetland B.  
The majority of the property is not located within area mapped as City‐regulated woodland. 
 
The Plan was reviewed for conformance with the City of Novi Woodland Protection Ordinance Chapter 
37.  The purpose of the Woodlands Protection Ordinance is to: 
 

1) Provide  for the protection, preservation, replacement, proper maintenance and use of trees 
and woodlands  located  in the city  in order to minimize disturbance  to them and to prevent 
damage  from  erosion  and  siltation,  a  loss  of  wildlife  and  vegetation,  and/or  from  the 
destruction of the natural habitat.  In this regard, it is the intent of this chapter to protect the 
integrity of woodland areas as a whole,  in  recognition  that woodlands  serve as part of an 
ecosystem,  and  to  place  priority  on  the  preservation  of  woodlands,  trees,  similar  woody 
vegetation,  and  related  natural  resources  over  development  when  there  are  no  location 
alternatives; 
 

2) Protect  the woodlands,  including  trees and other  forms of  vegetation, of  the  city  for  their 
economic  support  of  local  property  values  when  allowed  to  remain  uncleared  and/or 
unharvested and  for  their natural beauty, wilderness character of geological, ecological, or 
historical significance; and  
 

3) Provide for the paramount public concern for these natural resources in the interest of health, 
safety and general welfare of the residents of the city. 

 
The highest quality woodlands on  site are  found  in  the eastern/central  section of  the  site, within 
Wetland A.  Wetland A is a forested wetland that contains a significant number of silver maple trees.    
In general, the trees within the overall project area consist of boxelder (Acer negundo), silver maple 
(acer  saccharinum),  cottonwood  (Populus  deltoides)  and  several  other  species.    The  understory 
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consists of  common buckthorn  (Rhamnus  cathartica), honeysuckle  (Lonicera  spp.), and prickly ash 
(Zanthoxylum  americanum).    In  terms  of  habitat  quality  and  diversity  of  tree  species,  the  overall 
development  site consists of  fair  to poor quality  trees.   As noted above,  the  silver maple  forested 
wetland (Wetland A) provides the highest level of environmental benefit.  In terms of a scenic asset, 
wildlife habitat, windblock, noise buffer or other environmental asset, this forested wetland area  is 
considered  to  be  of  high  quality.    This  area  is  to  be  preserved  during  the  overall  proposed  site 
development.    
 
Woodland Impact Review 
The proposed site development appears to involve only a small impact to regulated woodlands and 
will include the removal of a small number of regulated trees.  It should be noted that the City of Novi 
regulates all trees 8‐inches diameter‐at‐breast‐height (DBH) and greater that are  located within the 
areas  delineated  as  regulated woodlands  on  the  City‐Regulated Woodlands Map.    The  City  also 
regulates any individual tree greater than or equal to 36‐inches DBH, irrespective of whether such tree 
is within a regulated woodland.   
 
Neither a complete woodland survey nor tree list has been provided on the Plan.  Some of the on‐site 
trees have been marked in the field with metal tree tags hung on nails.  It should be noted that a 36‐
inch DBH tree is located on the north end of the property.  This tree is regulated by the City based on 
its diameter and is located within the northeast corner of the northernmost proposed soccer field.  The 
site grading plan indicates that temporary tree protection will be installed around this tree.  This tree 
is proposed for removal during the overall site grading for the soccer fields.   
 
As  noted  above,  only  a  small  portion  of  the  site  contains  area  that  is mapped  as  City  regulated 
woodland (see Figure 1).   ECT previously recommended that the applicant  indicate on the Plan the 
existing regulated woodland boundary as indicated on the City map.  This boundary has been added 
to the current Plan.  In addition, ECT requested that the applicant provide information on the Plan that 
identifies the locations, species and diameters of any trees greater than or equal to 8‐inch DBH that 
are  located on‐site within  the City‐Regulated woodland boundary and within  the overall proposed 
limits of disturbance.  Tree information for any areas outside of the regulated woodland boundary and 
outside of the proposed/overall limits of disturbance does not need to be provided (i.e., information 
for trees within Wetland A for example does not need to be provided as these are outside the influence 
of the development impact).  Several trees 8‐inch DBH and greater appear to be proposed for removal 
near Wetland B.  The applicant has now addressed this request. 
 
Please note that the City of Novi requires replacements according to the following Table:  
 

                      Replacement Tree Requirements Table 

Removed Tree D.B.H.

(In Inches) 

Ratio Replacement/ 

Removed Tree 
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≥8 ≤ 11  1 

>11 ≤ 20  2 

> 20 ≤ 29  3 

≥ 30  4 

   

In addition, for multi‐stemmed trees, Woodland Replacements required are calculated by summing 
the d.b.h. of each stem greater than or equal to 8  inches and dividing the total by 8.   All fractional 
Woodland  Replacements  required  are  rounded  up  to  the  nearest whole  tree  replacement.    The 
applicant has now indicated all regulated trees to be removed. 
 
The plan shows six (6) trees total regulated trees to be removed at the time of full site construction.  
These regulated tree removals include: 

Tree No.   DBH  Type 
Replacements 

Required 

301  36” 
Swamp white 

oak 
4 

4947  15”/18” 
Swamp white 

oak 
(15 + 18)/8 = 

4.125 (5 credits) 

4948  19”  Silver maple  2 

4949  27”  Silver maple  3 

4951  21”  Silver maple  3 

4952  11”  Black cherry  1 

TOTAL      18 
 

The proposed tree removals require a total of eighteen (18) Woodland Replacement credits. 
 

The Applicant shall be required to provide a bond for the replacement trees required.  Based on the 
Plan, the proposed tree removals will require a total of 18 woodland replacement tree credits. The 
financial guarantee required for on‐site tree replacements shall be $7,200 ($400 x 18 tree credits).  
This Woodland Financial Guarantee shall be paid by the Applicant prior to issuance of building permits. 

 
Upon successful inspection of installed replacement trees, seventy‐five percent (75%) of the original 
Woodland Financial Guarantee shall be returned to the Applicant.  Twenty‐five percent (25%) of the 
original Woodland  Financial  Guarantee  will  be  kept  for  a  period  of  2‐years  after  the  successful 
inspection of the tree replacement installation as a Woodland Maintenance Guarantee.  

 
The  applicant  can  also  satisfy  the  woodland  replacement  requirement  by  paying  a  total  of  18 
Woodland Replacement Credits to the City of Novi Tree Fund.  This payment shall be $7,200 ($400 x 
18 tree credits) and made prior to issuance of building permits. 
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City of Novi Woodland Review Standards and Woodland Permit Requirements 
Based on Section 37‐29 (Application Review Standards) of the City of Novi Woodland Ordinance, the 
following standards shall govern the grant or denial of an application for a use permit required by this 
article: 
 

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. Therefore, the 
preservation of woodlands, trees, similar woody vegetation, and related natural resources shall 
have priority over development when there are location alternatives. 

 
In addition, 

“The removal or relocation of trees shall be limited to those instances when necessary for the 
location of a  structure or  site  improvements and when no  feasible and prudent alternative 
location for the structure or improvements can be had without causing undue hardship”. 

 
There appear to be a small number of replacement trees required for the construction of the proposed 
development.   While the overall ecological values of the existing woodlands cannot be immediately 
replaced through the planting of woodland replacement trees, the applicant will need to show that 
they are prepared to meet the requirements of the Woodland Ordinance through on‐site Woodland 
Replacement Credits and/or a payment to the City of Novi Tree Fund.  
                                                                                             
Proposed woodland impacts will require a Woodland Permit from the City of Novi that allows for the 
removal  of  trees  eight  (8)‐inch  diameter‐at‐breast‐height  (d.b.h.)  or  greater within  City‐Regulated 
Woodland boundaries or  for any  tree 36‐inches DBH or greater.   Such  trees  shall be  relocated or 
replaced by the permit grantee.  All deciduous replacement trees shall be two and one‐half (2 ½) inches 
caliper or greater and will be counted at a 1:1 replacement ratio.  All proposed coniferous replacement 
trees shall be 6‐feet in height (minimum) and will be counted at a 1.5:1 replacement ratio.  See the 
attached City of Novi Woodland Replacement Chart for acceptable woodland replacement species. 
 
Finally, it should be noted that the applicant does not appear to propose the removal of any regulated 
trees within  the  temporary, proposed grading  limits.   A City of Novi Woodland Permit will not be 
required for work within the area currently shown as temporary/proposed  limits of grading on the 
Plan.  A City of Novi Woodland Permit will be required in order to remove the 36‐inch DBH tree on the 
north side of  the site  (Tree No. 301) as well as  the  five other  trees  located within  the area of City 
Regulated Woodlands in the central portion of the site. 
 
Woodland Comments 
The following are repeat comments from our Wetland & Woodland Evaluation and Preliminary Site 
Plan Review letter dated May 19, 2016.  The current status of each comment follows in bold italics: 
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1. ECT  recommends  that  the  applicant  indicate on  the Plan  the  existing  regulated woodland 
boundary as indicated on the City map.  In addition, the applicant should provide information 
on the Plan that  identifies the  locations, species and diameters of any trees greater than or 
equal to 8‐inch DBH that are  located on‐site within the City‐Regulated woodland boundary 
and within the overall proposed limits of disturbance.   

 
This comment has been addressed. 
 

2. The applicant shall indicate on the Plan all regulated trees to be removed as well as the number 
of Woodland Replacement tree credits required for these removals. 

   
This comment has been partially addressed.   The number of Woodland Replacement tree 
credits required has not been indicated on the Plan.  It has been quantified in this letter.  This 
information shall be added to the Plan. 
 

3. ECT recommends that we conduct a final woodland field evaluation after the Applicant 
resubmits a plan that indicates/labels the City‐Regulated Woodland boundary as well as 
identifies the locations, species and diameters of any trees greater than or equal to 8‐inch 
DBH that are located on‐site within the City‐Regulated woodland boundary and within the 
overall proposed limits of disturbance. 
 
This comment has been addressed. 
 

4. A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 
8‐inch DBH or greater located within the regulated woodland boundaries or any tree greater 
than 36‐inches DBH.  Such trees shall be relocated or replaced by the permit grantee either 
through approved on‐site replacement trees or through a payment to the City of Novi Tree 
Fund. 

 
This comment still applies. 
 

5. A Woodland Replacement  financial guarantee  for the planting of replacement trees will be 
required.    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. 

 
Based  on  a  successful  inspection  of  the  installed  on‐site Woodland  Replacement  trees  (if 
applicable), seventy‐five percent (75%) of the original Woodland Financial Guarantee shall be 
returned to the Applicant.  Twenty‐five percent (25%) of the original Woodland Replacement 
financial guarantee will be kept for a period of 2‐years after the successful inspection of the 
tree replacement installation as a Woodland Maintenance and Guarantee Bond. 
 
This  comment  still  applies.    The Woodland  Financial  Guarantee  for  the  proposed  tree 
removals will be  $7,200  ($400  x  18  tree  credits) and made prior  to  issuance of building 



Grand River Soccer Park 
Wetland & Woodland Evaluation and Revised Preliminary Site Plan Review  
May 24, 2016 
Page 12 of 15 
 

  

  

permits.  The Applicant can provide on‐site replacement trees or provide payment to the City 
of Novi Tree Fund. 
 

6. 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. 

 
This comment still applies. 
 

7. 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. 

 
This comment still applies.  

 
Conclusion & Recommendation 
As proposed, work within the initial clearing and grading area does not appear to propose impacts to 
regulated wetlands or woodlands.  The area described as the initial clearing and grading area no longer 
encroaches into the 25‐foot wetland setback of City‐regulated Wetland F.  The proposed work within 
the initial site clearing and grading limits does not require a wetland permit, Authorization to Encroach 
the Wetland Buffer, or woodland permit.   
 
In order to proceed with the overall site development and construction of the soccer fields and parking 
area, etc., a City of Novi wetland permit, wetland buffer authorization and City of Novi woodland 
permit will be required.  

 
Recommendation 
ECT recommends approval of current Land Improvement Permit (LIP) plan with respect to the initial 
clearing and grading limits.   
 
ECT  recommends  approval  of  the  Revised  Preliminary  Site  Plan  contingent  upon  the  applicant 
reviewing and addressing the wetland and woodland comments contained in this letter.  The applicant 
should  submit  revised plans addressing  these comments before any  site development/disturbance 
outside of the current initial clearing and grading limits is authorized.   A small amount of additional 
information is required in order to assess and confirm the overall City of Novi regulated wetland and 
woodland permit requirements and the overall proposed impacts to City‐regulated wetlands, wetland 
buffers and trees. 
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If you have any questions regarding the contents of this letter, please contact us.   
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 

 
 
Matthew Carmer                                                                        Pete Hill, P.E.    
Senior Scientist                                                                           Senior Associate Engineer 
Professional Wetland Scientist #1746 
 

 cc:   Sri Komaragiri, City of Novi Planner (skomaragiri@cityofnovi.org) 
  Barb McBeth, City Planner (bmcbeth@cityofnovi.org) 
  Sarah Marchioni, City of Novi Building Permit Coordinator (smarchioni@cityofnovi.org)   
  Sheila Weber, City of Novi Bond Coordinator (sweber@cityofnovi.org) 
 
Attachments: Figure 1 – City of Novi Regulated Wetland & Woodland Map 

      City of Novi Woodland Replacement Chart 
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Figure  1.    City  of  Novi  Regulated Woodland  and Wetland  Boundaries Map.    Regulated  wetland 
boundaries are shown  in blue and  regulated woodland boundaries are  in green.   The approximate 
project property is shown shaded in red.  
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AECOM 

27777 Franklin Road 

Suite 2000 

Southfield, MI 48034 

www.aecom.com 

248 204 5900 tel 

248 204 5901 fax 

Memorandum 

  
 
 
The preliminary site plan was reviewed to the level of detail provided and AECOM does not 
recommend approval for the applicant to move forward until the comments provided below are 
adequately addressed to the satisfaction of the City. 
 
GENERAL COMMENTS 
 

1. Servman, LLC is proposing Grand River Soccer Park, an outdoor soccer complex consisting 
of two soccer fields and a parking area, on the south side of Grand River Avenue east of 
Beck Road. 

2. The site is currently zone I-1. 
 
TRAFFIC IMPACTS 
 

1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation 
Manual, 9th Edition, as follows: 
 
ITE Code: Soccer Complex (902) 
Development-specific Quantity: 2 fields 
Zoning Change: N/A 
 

Trip Generation Summary 
 City of 

Novi 
Threshold 

Estimated 
Trips 

(Permitted 
under 

existing 
zoning) 

Estimated 
Trips 

(Permitted 
under 

proposed 
zoning) 

Proposed 
Development 

Analysis 

AM Peak-
Hour,  
Peak-
Direction 

100 N/A N/A 3 N/A 

To  Barbara McBeth, AICP  Page 1 

CC Kirsten Mellem 

Subject JSP 16-0020 – Soccer Fields – Preliminary Site Plan – Traffic Review  

    

From Matt Klawon, PE  

Date May 19, 2016  



 

 

Trips 
PM Peak-
Hour,  
Peak-
Direction 
Trips 

100 N/A N/A 36 N/A 

Daily (One-
Directional) 
Trips 

750 N/A N/A 143 N/A 

 
2. The number of trips does not exceed the City’s threshold of more than 750 trips per day or 

100 trips per either the AM or PM peak hour. AECOM recommends performing the following 
traffic impact study in accordance with the City’s requirements: 
 

Traffic Impact Study Recommendation 
Type of Study Justification 
None N/A 

 
EXTERNAL SITE ACCESS AND OPERATIONS 
 
The following comments relate to the external interface between the proposed development and the 
surrounding roadway(s). 
 

1. Provide the dimension for driveway width at the roadway interface.  
2. A right turn taper is required at the entrance based on the Southeastern Michigan Council of 

Government's (SEMCOG) traffic count from Grand River Avenue in 2014. The two-way 
volume of Grand River Avenue warrants a right turn taper based on the City of Novi Code of 
Ordinances. The absence of a right turn taper would require a variance from the City.  

3. Provide the dimensions of available sight distance in both directions at the proposed 
driveway. 

4. Please provide the driveway spacing between the proposed site driveway and other existing 
driveways in the vicinity. 

5. There is an adequate number of site access drives provided.  
 
INTERNAL SITE OPERATIONS 
 
The following comments relate to the on-site design and traffic flow operations. 
 

1. Parking facilities 
a. The proposed parking lot should be paved with curb and gutter according to Section 

11-239(b)(1) of the City of Novi Code of Ordinances. 
b. Provide the source and other details used in determining the number of required 

parking spaces for the development.  
c. Provide additional parking lot dimensions, such as curb height, end island 

dimensions and turning radii in order to determine if the proposed parking lot layout is 
acceptable. 



 

 

d. Provide dimensions for ADA parking spaces and provide details on proposed signing 
and pavement markings related to ADA parking spaces. 

e. Landscape islands are to be provided at an interval of every 15 parking spaces per 
Section 5.5.3.C.ii.i of the City’s Ordinance. 

f. A minimum of eight bicycle parking spaces are required at this development. 
g. Provide additional signing and striping details throughout the development.  

 
2. Sidewalk Requirements 

a. Sidewalk currently exists along the northern  property line along Grand River Ave.  
b. The proposed sidewalk should be paved and ADA compliant. Also consider providing 

a connection between the proposed sidewalk to the existing sidewalk along Grand 
River Ave.  

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

 
Sterling J. Frazier, E.I.T. 
Reviewer, Traffic/ITS Engineer 
 

 
 
 
 

Matthew G. Klawon, PE 
Manager, Traffic Engineering and ITS Engineering Services 



FIRE REVIEW 
 



 
 
 
 

 
 
 

May 20, 2016 

 

TO: Barbara McBeth- City Planner 
       Sri Komaragiri- Plan Review Center 
 
RE: Grand River Soccer Park  
 
JSP#16-20 
 
 
Project Description: Two soccer fields without support buildings  
 
 
 
Comments: 

1)  Due to the restricted roadway width and length of drive to 
the parking area no parking signs shall be placed along the 
roadway to maintain emergency access. 

 
 
 
Recommendation: Approval with the above condition. 
  
 
 
 
Sincerely, 
 

 
 
Joseph Shelton- Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
 

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Gwen Markham 
 
Andrew Mutch 
 
Wayne Wrobel 
 
Laura Marie Casey 
 
Brian Burke 
 
 
City Manager 
Pete Auger 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Director of EMS/Fire Operations 
Jeffery R. Johnson 
 
Assistant Chief of Police 
Erick W. Zinser 
 
Assistant Chief of Police 
Jerrod S. Hart 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 W. Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 
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From: Blair Bowman
To: Komaragiri, Sri
Cc: Executive Assistant; Coburn, Brian; Doug Necci; Johnson, Paula; Klawon, Matt; Leskun, Richelle;

 mcarmer@ectinc.com; McBeth, Barb; Meader, Rick; Miller, Jeremy; Pete Hill (phill@ectinc.com); Peters,
 Maureen; Mellem, Kirsten; Boulard, Charles; Butler, Larry

Subject: Re: JSP16-20 Grand River Soccer Park Review Letters
Date: Thursday, June 02, 2016 9:02:27 PM

Sri,

In my haste to get the response letter in a concise and understandable format I forgot to address our logistic and
 vehicle parking use as requested. What we will be doing is only on very few occasions, currently being the state fair
 and comic con, we will be using the property and the fields for logistic overflow parking trailer and truck and
 empties storage and as we discussed I also want to clarify that we are intending to have along the Grandriver
 frontage some of the midway operators housing units. These are bunk style units with integrated showers and
 sleeping quarters they would hook into the city water supply via the fire hydrant immediately adjacent to the site on
 Grandriver and be self-contained units. As I indicated to one of the homeowner representatives we would commit to
 keep this activity limited only to the timeframe for the state fair and it would be confined to the northern part of the
 property. I would also commit to temporarily putting up a fence between these housing units and the rest of the
 soccer field property where we would have  just vehicles and trailer storage.   If you would like me alter my letter to
 have this content as well I will do so. In the alternative you can use this email to provide to the planning
 commission and counsel.

Blair

Sent from my iPhone

mailto:bbowman@suburbanshowplace.com
mailto:skomaragiri@cityofnovi.org
mailto:executiveassistant@suburbanshowplace.com
mailto:bcoburn@cityofnovi.org
mailto:dnecci@drnarchitects.com
mailto:paula.johnson@aecom.com
mailto:matt.klawon@aecom.com
mailto:rleskun@cityofnovi.org
mailto:mcarmer@ectinc.com
mailto:bmcbeth@cityofnovi.org
mailto:rmeader@cityofnovi.org
mailto:jmiller@cityofnovi.org
mailto:phill@ectinc.com
mailto:maureen.peters@aecom.com
mailto:maureen.peters@aecom.com
mailto:kmellem@cityofnovi.org
mailto:cboulard@cityofnovi.org
mailto:lbutler@cityofnovi.org


  
City Council Resolution for the Subject Property 
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CITY of NOVI CITY COUNCIL 

Agenda Item G 
July 13, 2015 

SUBJECT: Approval of Resolution regarding Cooperative Agreement for provision of Recreation 
Fields with Temporary Parking Opportunity 

SUBMITTING DEPARTMENT: City Manager 

CITY MANAGER APPROVAL: f'~ 

BACKGROUND INFORMATION: 

The owner of the Suburban Collection Showplace has acquired control of a parcel of land on 
the south side of Grand River Avenue in the proximity of the Showplace site and potentially useful 
for parking and staging of Exhibitor and Participant vehicles during the Michigan State Fair. The 
owner would like to develop the property over the next several years to accommodate this 
need. The intention would not be to use the site for daily visitor parking for the State Fair due to 
the location on the south side of Grand River and the challenges of pedestrian crossing with the 
current infrastructure. 

The City of Novi sees high demand for Athletic Fields for youth and adult recreations and the 
owner of the property has offered to construct (2) regulation size athletic fields and requisite 
parking lot on the same site for use first by City of Novi Parks Recreation and Cultural Service 
Department and, if not needed by PR&CS, then other athletic organizations. The fields would be 
available during the spring, summer and fa ll except for a period encompassing the Michigan 
State Fair during which the entire site would be used for the staging activities referenced above. 
The owner would be responsible for restoration of any field deterioration resulting from this use. 

Should the City Council concur with this direction, the next steps would be planning the 
improvements and negotiation of an agreement. 

RECOMMENDED ACTION: Approval of Resolution regarding Cooperative Agreement for 
provision of Recreation Fields with Temporary Parking Opportunity 

1 2 y N 1 2 y N 
Ma_yor Gatt Council Member Mutch 
Mayor Pro Tern Staudt Council Member Poupard 
Council Member C asey Council Member Wrobel 
Council Me mber M arkham 



CITY 

COUNTY OF OAKLAN MICHIGAN 

RESOLUTION REGARDING COOPERATIVE AGREEMENT FOR PROVISION OF RECREATION 
FIElDS WITH TEMPORARY PARKING OPPORTUNITY 

Minutes of a Meeting of the City Council of the City of Novi, County of Oakland, 

Michigan, held in the City Hall of said City on July 13, 2015, at 7:00 o'clock P.M. 

Prevailing Eastern Time. 

PRESENT: 

ABSENT: 

The following preamble and Resolution were offered by Councilmember and 

supported by Councilmember __ _ 

WHEREAS, the City of Novi is dedicated to providing recreational facilities to support an 

active community; and 

WHEREAS, the game of soccer and other youth and adult sports using soccer fields 

continue to increase in popularity such that there is growing need for practice and 

game facilities; and 

WHEREAS, cooperative uses of facilities and amenities by public and private entities for 

complementary uses can benefit all parties; and 

WHEREAS, the Michigan State Fair, held on the grounds of the Suburban Collection 

Showplace, continues to grow as an important destination and economic event in the 

City of Novi; and 



WHEREAS, the Michigan State Fair draws more visitors to the City of Novi than most and 

can create significant parking and staging challenges in the immediate area, 

particularly with respect to adjacent properties; and 

WHEREAS, the property located on the south side of Grand River Avenue and 

controlled by the owners of the Suburban Collection showplace, parcel 50-22-16-300-

094, is well suited for use providing additional staging and parking for the Michigan 

State Fair; and 

WHEREAS, the owners of the property desire to undertake surface improvements to the 

property that would make it useful for staging and parking of vehicles in connection 

with the State Fair in particular; and 

WHEREAS, such improvements have the potential to also render the property useful for 

recreational purposes of the kind desired by the City, including the establishment of an 

area for youth soccer fields; and 

WHEREAS, in light of the overlapping of interests between the City and the property 

owner, and the potential benefits of a joint undertaking with respect to the 

improvements to the property, as well as its subsequent maintenance, the owner has 

proposed to clear, grade, and plant an area of the property sufficient to establish (2) 

full size soccer fields, and a parking lot, such improvements to be available to the 

community in general, with the City's Department of Parks, Recreation and Cultural 

Services being given a "right of first refusal" priority for programming beginning May 2016 

through November 2022; and 

WHEREAS, said fields and parking lot, as constructed by the property owner, would be 

available for use by the City of Novi PPRCS department, except for specified periods 

each summer for the Michigan State Fair (during which time the parking lot and fields 

would be available for use for participant parking and staging for the Fair), with the City 

being responsible for maintenance and repair of the fields during its periods of use; and 

2 



WHEREAS, the property currently contains soil contamination that has been identified as 

requiring abatement, and the property owner has, in cooperation with its consultants 

created a plan for removal and or capping of these materials onsite in accordance 

with MDEQ requirements to allow productive use of the land and has agreed to 

complete this abatement as part of the development of the recreation fields 

NOW, THEREFORE, BE IT RESOlVED as follows: 

1. The City of Novi supports the efforts of the owner to develop the site for 

recreational fields and related parking lot improvements, in accordance with the City 

of Novi development standards and applicable approval processes. 

2. If this improvement project moves forward to formal approval, the City will meet 

in good faith with the property owner to establish an agreement for joint use of the 

improvements, including, but not limited to, the following: 

a. The City to provide development assistance by contributing 50% of the 

cost of Woodland specimen tree survey for the northerly 800 feet of parcel 50-22-

16-300-094 and an adjacent area of companion parcels 50-22-16-251-023 and 

50-22-16-17 6-022 providing improved access. Such contribution to be repaid by 

the owner if the above referenced fields are not provided beginning May 2016. 

b. Property owner to secure all required development approvals (including 

required remediation) and to pay for the cost of the improvements. 

c. Maintenance and repair of the fields and parking lot once constructed 

and approved by the City, with the property owner being responsible for any 

repairs required following the Fair. 

d. City to have use of the fields and parking area for its recreation 

programming at all times requested when not in use by the property owner for 

the State Fair, with an appropriate mechanism for notice of such programming 

to be agreed upon. 

e. Other appropriate terms and conditions typical for such shared use 

agreements. 
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AYES: 

NAYS: 

RESO,LUTION DECLARED ADOPTED. 

Maryanne Cornelius, City Clerk 

CERTIFICATION 

I hereby certify that the foregoing is a true and complete copy of a resolution adopted 

by the City Council of the City of Novi, County of Oakland, and State of Michigan, at a 

regular meeting held this 13th day of July, 2015, and that public notice of said meeting 

was given pursuant to and in full compliance with Act No. 267, Public Acts of Michigan, 

197 6, and that the minutes of said meeting have been kept and made available to the 

public as required by said Act. 
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Maryanne Cornelius, City Clerk 
City of Novi 
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Komaragiri, Sri

From: Patrick Torossian <ptorossi@gmail.com>
Sent: Monday, May 23, 2016 9:03 PM
To: Komaragiri, Sri
Cc: Sean Murtha; Scott.Stowitts; Mark Stevens; Howard Bleiwas; rafael.barkas@yahoo.com; 

James Worden; Annett Hoermann
Subject: Fwd: Grand River Soccer Parks
Attachments: Clearing limits.pdf

Sri Komaragiri, Members of the Planning Commission, B. McBeth, City Manager, City Council, Mayor Gatt, 
Council Member Mutch, Mayor Pro Tern Staudt, Council Member Poupard, Council Member Casey, Council Member Wrobel,  
Council Member Markham  
 
Sri-please ensure all that are addressed receive this email since they have all voted for this proposal or will vote on it. 
 
All, 
 
It came to our HOA's attention that there are soccer fields being proposed adjoining the north end of our subdivision. I will not be able to 
attend the short notice hearing this week as I will be out of the country. Here are the concerns the residents have with the proposal: 
 
1. The clearing is too close to our North property line for privacy 
2. The noise generated from the fields will disturb the wildlife, residents and natural setting we all moved to this community for 
3. Why are they clearing the land already? It appears as though our opinion will not matter since they have cleared the land and what is the 
probability the city would stop this even if the residents object 
4. There wasn't very much time to get input from all the residents affected 
5. The wetlands and woodlands will be disturbed significantly and the free travel of animals will be inhibited. We many times see deer, 
turkeys, coyotes, herons, hawks and other wild animals travel through this area.  
6. Has the DNR been asked to review the project since they encroach the animal's ability to move freely through their habitat 
7. Eventually lights will be approved and then we will have disturbance at all hours 
8. The parking lot will be used to park trucks from the Suburban Collection Showcase during events and cause diesel smell and noise for the 
residents 
9. There are no plans to add vegetation/trees around the perimeter for noise and aesthetics    
10. We have enough traffic through our sub and it is very likely that soccer participants will park in our sub and walk through the grass to the 
fields. This happens today when people attend the Suburban Collection Showcase events and don't want to pay for parking 
11. We have a 20 acre wetland sanctuary and the animals travel from our sanctuary through that area constantly 

Please take these concerns into consideration and reject the proposal to clear more woods, construct the soccer fields, create an eyesore and 
cause undesired disturbances in our community.  
 
There are plenty of commercial land alternatives that are not adjoining residential areas that should be considered. 
  
Please confirm you have received our request to stop this project. 
 
Patrick H. Torossian 
President Asbury Park HOA 
248-207-9797 Cell 
 
 
 
 
 
 
 
 
 
 














	16 20 PC Packet.pdf
	16-20 PC memo
	16-20 Location Map
	16-20 Zoning Map
	16-20 Future Land Use
	16-20 Natural Features
	16-20 Site Plan
	Planning Letter
	Planning Chart
	Engineering 
	Landscape Letter
	Landscape Chart
	Wetlands and Woodlands
	Traffic
	Fire
	16-20 Council Resolution
	Applicant Response Letter




