
TAFT KNOLLS III 
JSP19-34  

TAFT KNOLLS III JSP 19-34 
Public hearing at the request of Trowbridge Land Development for Preliminary Site Plan, Site 
Condominium, Wetland Permit, Woodland Permit and Stormwater Management Plan 
Approval. The Subject Property is located in Section 22, South of Eleven Mile Road and East 
of Taft Road and is zoned R-4 (One Family Residential). The applicant is proposing to 
construct a 13-unit single-family residential development (Site Condominium) off of an 
extension of Danya’s Way. 

Required Action 
Approval of the Preliminary Site Plan, Site Condominium, Wetland Permit, Woodland Permit, 
and Stormwater Management Plan. 

REVIEW RESULT DATE COMMENTS 

Planning 
Conditional 
Approval 
recommended 

4-24-20 

• Conservation Easements to be placed on wetland
and woodland areas outside of unit lots.

• City Council approval of modification of existing
conservation easement.

• Items to be addressed on the Final Site Plan
submittal.

Engineering Approval 
recommended 4-23-20 

• City Council variance for not meeting the
dimensional requirements for streets longer than
1,000 feet

• Administrative variance for not providing a stub
street at 1300 feet intervals along property line
(Supported)

• Administrative variance for sidewalk placement as
shown on the plan (Supported)

• Items to be addressed by the applicant prior to
Final Site Plan approval

Landscaping Approval 
recommended 11-18-19 

• Landscape waivers for not providing the berm along
Taft Road and street tree requirements (Supported)

• Waiver for no greenbelt canopy/evergreen trees or
subcanopy trees provided in north 166 lf of frontage
(Supported)

• Items to be addressed by the applicant prior to Final
Site Plan approval

Wetlands Approval 
recommended 3-5-20 

• Requires a City of Novi Non-Minor Wetland Permit
and an Authorization to encroach the 25-Foot
Natural Features Setback.

• Items to be addressed on the final site plan
submittal

Woodlands Approval 
recommended 3-5-20 

• Requires a City of Novi Woodland Permit
• Items to be addressed by the applicant prior to Final

Site Plan approval



Traffic Approval 
recommended 4-24-20 

• Items addressed in Engineering section above 
• Items to be addressed by the applicant prior to Final  

Site Plan approval 

Façade NA  • Single family homes are reviewed at the time of 
building permit submittal 

Fire Approval 
recommended 2-28-20 Meets Fire Department standards 



MOTION SHEET 
 
Approve – Preliminary Site Plan 
In the matter of Taft Knolls III JSP 19-34, motion to approve the Preliminary Site Plan and 
Site Condominium based on and subject to the following: 
 

a. A Landscape waiver for absence of required berm along the Taft Road 
frontage, as required by Section 5.5.3.B.ii and iii, due to the presence of 
wetlands between the road and lots that are being preserved, which is 
hereby granted;  

b. A Landscape waiver for absence of five required street trees  along the Taft 
Road frontage, as required by Section 5.5.3.E.i.c and LDM 1.d., due to lack of 
space caused by presence of wetlands, which is hereby granted;  

c. A Landscape waiver for absence of greenbelt canopy, evergreen or 
subcanopy trees provided along north 166 linear feet of frontage  (4 canopy 
and 6 subcanopy trees required) because wetland to be preserved occupies 
that section, which is hereby granted;  

d. City Council approval of proposed modifications to the existing conservation 
easement;  

e. City Council approval of a variance from Chapter 11, Figure VIII-G of the City 
Code for not meeting the required radii and right-of-way dimensions of the 
proposed eyebrow in order to prevent further encroachment into the 
wetland buffer; 

f. Administrative variance for not providing a stub street at 1300 feet intervals 
along property line, as listed in  Section 4.04 A.i.b of the Subdivision 
Ordinance, due to presence of existing regulated woodlands and wetlands;  

g. Administrative variance for placement of the sidewalk greater than 1 foot 
inside the right-of-way in various locations, due to the presence of existing 
regulated woodlands and wetlands; 

h. 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 

i. (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 Taft Knolls III JSP 19-34, 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 Taft Knolls III JSP 19-34, motion 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.) 

Approval – Stormwater Management Plan 
In the matter of Taft Knolls III JSP 19-34, 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 with Site Condominium 
In the matter of Taft Knolls III JSP 19-34,  motion to deny the Preliminary Site Plan Open 
Space Preservation with Site Condominium… (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 Taft Knolls III JSP 19-34,  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 Taft Knolls III JSP 19-34,  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 Taft Knolls III JSP 19-34,  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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PLANNING REVIEW 



 
 

 
 
PETITIONER 
Trowbridge Land Development 
 
REVIEW TYPE 
3rd Revised Preliminary Site Plan with Site Condominium  
 
PROPERTY CHARACTERISTICS 

 Section 22 
 Site Location North of 10 Mile Road and east of Taft Road  
 Site School District Novi  Community School District 
 Site Zoning R-4, One-Family Residential 
 Adjoining Zoning North R-4, One-Family Residential 
  East R-4, One-Family Residential 
  West RA, One-Family Residential 
  South R-4, One-Family Residential 
 Current Site Use Single home, Vacant 

 Adjoining Uses 

North Single-Family Residential 
East Single-Family Residential 
West School 
South Single-Family Residential 

 Site Size 9.6 acres 
 Plan Date February 10, 2020 

 
PROJECT SUMMARY  
The subject property is located on the east side of Taft Road north of 10 Mile Road in Section 22 of the 
City of Novi.  The property totals 9.6 acres.  The current zoning of the property is R-4, One-Family 
Residential.  The applicant has proposed a 13 unit single-family residential development (Site 
Condominium).  The property has single point access from the existing subdivision to the north and an 
emergency and construction access off of Taft Road.  
 
RECOMMENDATION 
Approval of the Preliminary Site Plan with Site Condominium is recommended contingent on the City 
Council’s approval of the proposed Conservation Easement modification. 
 
Planning Commission’s approval for Preliminary Site Plan, Site Condominium, Wetlands Permit, 
Woodland Permit and Storm Water Management Plan is required. 
 
PROJECT HISTORY 
The applicant proposed to develop the property using an Open Space Preservation option in 2017. The 
Planning Commission held a public hearing on June 14, 2017, but postponed the consideration. On 
August 23, 2017, the Planning Commission approved the Preliminary Site Plan with Open Space 
Preservation and the Site Condominium subject to City Council’s approval of amendments to existing 
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conservation easements. On May 21, 2018, the City Council considered the request for modification of 
the easements and postponed their decision to come back with an appropriate motion for 
consideration of the denial of that request.  

The applicant has since elected to revise the plans and is no longer proposing to utilize the Open Space 
Preservation Option, essentially restarting the process. The previous Planning Commission approval is no 
longer valid. The new site plan will be presented for the Planning Commission’s consideration when 
ready as noted in this review letter.  

ORDINANCE REQUIREMENTS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning 
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the 
Zoning Ordinance. Deviations from the Zoning Ordinance are listed below.   

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

1. Modification of Existing Conservation Easements: The subject property is subject to two existing
easements. The first is a preservation easement (1.52 acres) recorded on January 8, 1987, which
was donated as a gift to the City of Novi by the previous owner, and is intended to preserve the
floodplain and wetland area in the western part of the subject property. A twelve foot wide strip
of land was excluded from the easement to allow for driveway access from Taft Road to the
existing home. The second is a drainage easement (1.53 acres) recorded December 16, 1993,
which was offered by the previous owner to the City of Novi to construct, operate, maintain and
repair a storm drainage system on the eastern side of the property. The current layout proposes
to expand the existing 12 foot wide access easement through the western conservation
easement to 20 feet for construction of the secondary emergency access road and
construction entrance.  City Council’s approval is required for the proposed modification of the
conservation easement to allow for the widened access from Taft Road following the Planning
Commission’s consideration and possible approval of the plan. A new Conservation Easement is
proposed for the eastern portion of the property, and some areas are indicated to have deed
restrictions. These areas are shown on Sheet 7 of the plan set.

2. Wetland Buffers: Lots 3, 4, 5, 6, 12 and 13 have wetland setback areas on the rear yards. The 25-
foot wetland setback on these lots is proposed to be maintained through a deed restriction. Any
proposed conservation easement areas should be demarcated on-site through the use of
proposed easement signage and potentially other means such as boulders or decorative
fencing along the setback boundaries. Signage is now proposed on the plans every 50 feet on
lots that contain wetland buffer areas. The applicant should consider placing fewer signs (but a
minimum of one per lot or common area) with additional decorative fencing or boulders for a
less intrusive means of demarcating the buffer. Signage may be removed by home owners if the
signs are seen as unattractive.

3. Road Design: See the detailed letter from the Traffic consultant.

4. Pavement for Emergency Access: Plans propose asphalt pavement for the emergency access
drive. Notes on the plan indicate this is also a pedestrian pathway from the development to Taft
Road. The Fire review letter indicates the access road is acceptable as shown.

5. Planning Acceptance documents required at the time of electronic stamping set submittal:
a. Master Deed: A Master Deed is required for the proposed Site Condominium. The

applicant must provide a draft copy of the Master Deed for review and approval prior to
recording. The deed restrictions for the lots mentioned above would be included in this
document.



JSP 19-34 Taft Knolls III April 24, 2020 
Preliminary Site Plan Review: 3rd Revision Page 3 of 5   

b. Conservation Easement: Proposed conservation easement boundaries are shown on the
plan. Drafts for conservation easements for wetlands and woodlands are required prior
to City Council meeting.

SUMMARY OF REVIEWS 

a. Planning: Approval contingent on City Council’s approval of existing easement modification.
b. Engineering: Approval of the 3rd revised Preliminary Site Plan is recommended. Additional

comments to be addressed with final site plan.
c. Landscape: A new review was not completed for this submittal. The plan requires three

Planning Commission waivers which are supported by staff.
d. Wetlands: A City of Novi Wetland Permit and Buffer Authorization are required for the

proposed impacts to wetlands and regulated wetland setbacks. ECT recommends approval
of the revised Preliminary Site Plan for wetlands.  Refer to wetlands review for more detail.

e. Woodlands: A City of Novi Woodland permit is required for the proposed impacts to
regulated woodlands. ECT recommends approval of the revised Preliminary Site Plan for
woodlands.  Refer to woodlands review for more detail.

f. Traffic: Approval of the 3rd revised Preliminary Site Plan is recommended. Additional
comments to be addressed with final site plan..

g. Facade: Not Applicable for single family homes at the time of site plan review.
h. Fire: The plans meet Fire Department requirements. Approval is recommended.

NEXT STEP: PLANNING COMMISSION MEETING 
This Site Plan is scheduled to go before Planning Commission for consideration on June 10, 2020 at 7:00 
p.m. Please provide via email the following by noon on June 3, 2020, if you wish to keep this schedule: 

1. Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE.
2. A response letter addressing ALL the comments from ALL the review letters and a request for

waivers/variances as you see fit.
3. A color rendering of the Site Plan (Optional to be used for Planning Commission presentation).

REMAINING STEPS TILL FINAL APPROVAL: 

1. City Council Meeting: City Council approval is required for the following items: 1. Modification of
conservation easement and 2. A variance for not meeting the cul-de-sac requirements for
streets longer than 1,000 ft. After receiving Planning Commission’s approval, the plan would
require the City Council’s approval for modification of existing conservation easements and
other applicable variances. The applicant should submit the following for City Council’s
consideration.

a. Planning Transmittal (attached)
b. Cover letter requesting the modification
c. Draft Conservation easement language
d. Draft Conservation easement exhibit

2. Final Site Plan Approval: After receiving the Preliminary Site Plan approval, please submit the
following for Final site plan review and approval

a. Six copies of Final Site Plan addressing all comments from Preliminary review
b. Response letter addressing all comments and refer to sheet numbers where the change is

reflected.
c. Final Site Plan Application
d. Final Site Plan Checklist
e. Engineering Estimate
f. Landscape Estimate
g. Other Agency Checklist

http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
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h. Legal Documents  as required per the attached Planning and Engineering Legal Transmittals 
 

3. Electronic Stamping Set Approval: After receiving Final Site Plan approval, please submit the 
following for Electronic stamping set approval: 

a. Plans addressing the comments in all of the staff and consultant review letters in PDF format. 
b. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet 

numbers where the change is reflected. 
c. Master Deed draft is required prior to final stamping set approval. 

 
4. Stamping Set Approval: Stamping sets are still required for this project.  After having received all of 

the review letters from City staff the applicant should make the appropriate changes on the plans 
and submit 10 size 24” x 36” copies with original signature and original seals, to the Community 
Development Department for final Stamping Set approval.  Plans addressing the comments in all of 
the staff and consultant review letters should be submitted electronically for informal review and 
approval prior to printing Stamping Sets.    

 
OTHER REQUIREMENTS 

1. Site Addressing: New addresses will be required for the proposed lots.  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 by clicking on this link. Please contact the Ordinance Division 248.735.5678 in the 
Community Development Department with any specific questions regarding addressing of sites. 

 
2. Street and Project Name: This project does not require approval from the Street and Project 

Naming Committee.   
 

3. Signage: Exterior Signage is not regulated by the Planning Division or Planning Commission. Sign 
permit applications that relate to construction of a new building or an addition to an existing 
building may submitted, reviewed, and approved as part of a site plan application.  Proposed 
signs shall be shown on the preliminary site plan.  Alternatively, an applicant may choose to 
submit a sign application to the Building Official for administrative review. Following preliminary 
site plan approval, any application to amend a sign permit or for a new or additional sign shall 
be submitted to the Building Official. Please contact the Ordinance Division 248.735.5678 for 
information regarding sign permits. 

 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the 
start of any work on the site.  There are a variety of requirements, fees and permits that must be issued 
before a Pre-Con can be scheduled, so it is suggested you contact Sarah Marchioni [248.347.0430 or 
smarchioni@cityofnovi.org] once the Final Site Plan has been approved to begin the Pre-Con checklist.  
If you have questions regarding the checklist or the Pre-Con itself, please contact Sarah. 
 
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. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
mailto:smarchioni@cityofnovi.org
mailto:lbell@cityofnovi.org
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__________________________________________________ 
Lindsay Bell, AICP – Senior Planner 



ENGINEERING REVIEW 



_______________________________________________________________________ 

Applicant 

Trowbridge Land Holdings, LLC 

Review Type 

Third Revised Preliminary Site Plan 

Property Characteristics 

 Site Location: East Side Taft Road and South of 11 Mile Road 

 Site Size: 9.6 Acres 

 Plan Date: 03/29/2020 

 Design Engineer: Powell Engineering & Associates, LLC 

Project Summary 

 Construction of a site condominium development consisting of 13 units. Site access

would be provided via Danyas Way

 Water service would be provided by an 8-inch extension from the existing 8-inch

water main stub on the west side of Danyas Way and looping to the 12-inch water

main along Taft Road. Three (3) fire hydrants will be installed as part of this project.

 Sanitary sewer service would be provided for proposed Units 2 through 12 by

extending the existing 8-inch sanitary sewer from the existing sanitary sewer stub

between existing Lots 6 and 7 of Taft Knolls II. Units 1 and 13 will be served by

extending the existing 8-inch sanitary sewer stub on the east side of Danyas Way.

 Storm water would be collected by a storm sewer collection system and discharged

to a proposed detention basin.

Recommendation 

Approval of the third Revised Preliminary Site Plan and Revised Preliminary Storm Water 

Management Plan is recommended, with items to be addressed at the time of Final Site 

Plan submittal.  

PLAN REVIEW CENTER REPORT 
April 23, 2020 
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Comments: 

The Revised Preliminary Site Plan does meet the general requirements of Chapter 11 of 

the Code of Ordinances, the Storm Water Management Ordinance and the 

Engineering Design Manual. The following must be addressed prior to Final Site Plan 

approval: 

General 

1. A right-of-way permit will be required from the City of Novi.

2. Clearly label the right-of-way along Taft Road.

3. Provide a construction materials table on the Utility Plan listing the quantity

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

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

and material type for each pavement cross-section being proposed.

5. The sidewalk along Taft Road must be concrete. Please remove the note that

the retaining wall will only be required if the sidewalk is concrete.

6. The sidewalk along Taft Road and Danyas Way varies in distance from the

right-of-way boundary. Any distance greater than 1-foot inside the right-of-

way is subject to the City Engineer’s approval. Label the unit of measurement

of the minimum distance between the edge of pavement/back of curb and

the sidewalk.

a. If the separation is indeed five feet with a guardrail between the sidewalk

and the road, and the close proximity to the road is necessary to avoid

impacting wetlands, then this would be supported by the City Engineer.

7. Provide the City’s standard detail sheets for water main (5 sheets-rev.

02/16/2018), sanitary sewer (3 sheets- rev. 02/16/2018), storm sewer (2 sheets- 

rev. 02/16/2018) and paving (2 sheets-rev. 03/05/2018) at the time of the

Stamping Set submittal.  They can be found on the City website

(http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-

Division/Engineering-Standards-and-Construction-Details.aspx).

Water Main 

8. Provide profile views for all proposed water main 8-inch and larger.

9. Note the typical size, material, and slope of the water service leads to the

homes and the hydrant leads.

a. All hydrant leads longer than 25-feet shall be 8-inch.

10. Once the water man plans have been reviewed in detail and approved,

provide three (3) signed and sealed sets of revised utility plans along with the

Michigan Department of Environment, Great Lakes and Energy (MDEGLE)

permit application (04/2019 rev.) for water main construction. The

Streamlined Water Main Permit Checklist should be submitted to the

Engineering Division for review, assuming no further design changes are

anticipated.  Utility plan sets shall include only the cover sheet, any

applicable utility sheets and the standard detail sheets.

http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx
http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx
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Sanitary Sewer 

11. Provide profile views for all proposed sanitary sewer.

12. Note the typical size, material, and slope of the sanitary leads. Lead

connections must be located outside of the proposed pavement.

13. Provide a sanitary sewer basis of design that references the City’s standard

unit factors.

14. Once the sanitary sewer plans have been reviewed in detail and approved,

provide three (3) signed sealed sets of revised utility plans along with the

MDEGLE permit application (01/18 rev.) for sanitary sewer construction and

the Streamlined Sanitary Sewer Permit Certification Checklist shall be

submitted to the Engineering Division for review, assuming no further design

changes are anticipated.  Utility plan sets shall include only the cover sheet,

any applicable utility sheets and the standard detail sheets.

Storm Sewer 

15. Provide a schedule listing the casting type and other relevant information

(structure size, type, and rim/invert elevations) for each proposed storm

structure on the utility plan.

16. Note typical sump lead size and material on sheet S4.

17. Provide storm sewer profiles and illustrate all pipes intersecting storm

structures.

Storm Water Management Plan 

18. The Storm Water Management Plan for this development shall be designed in

accordance with the Storm Water Ordinance and Chapter 5 of the new

Engineering Design Manual.

19. Consider raising the forebay manhole to the same height as the detention

basin high water line. There appears to be the potential that the two basins

would achieve the same high water line since they are hydraulically

connected.

20. Provide a soil boring report from a Geotechnical Engineer where the

detention basin is proposed.

21. Indicate the size of orifice holes on the riser pipe on sheet S5.

Paving & Grading 

22. The cul-de-sac does not meet FIII-F standards in Chapter 11 of the Code of

Ordinance. Either increase the radius and provide 70-feet of right-of-way as

shown in Figure FIII-F, or a variance will be required from City Council.

23. Due to the proximity of the guardrail to the sidewalk along Taft Road,

consider placing a rubber barrier on the pedestrian side of the guardrail to

protect pedestrians should they collide with it.

24. A license agreement will be required for the retaining wall within the Taft

Road right-of-way.
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25. The International Building Code (section 1015.2) references the need for a

handrail or guards when walking surfaces are located more than 30 inches

measured vertically to the grade below at any point within 36 inches

horizontally to the edge of the open side. It is difficult to read the spot

elevations of the retaining wall on the plans, but it appears that a hand rail

may be useful on top of the retaining wall adjacent to Taft Road.

Flood Plain 

26. A small area of Zone X is indicated on the southeast corner of the project site

as shown on the Topographic Survey sheet. No work is proposed/shown on

the Zone X area, thus no floodplain permit is required.

Soil Erosion and Sediment Control 

27. A SESC permit is required. A full review has not been completed at this time.

Off-Site Easements 

28. Any off-site utility easements anticipated must be executed prior to final

approval of the plans.  If you have not already done so, drafts of the

easements and a recent title search shall be submitted to the Community

Development Department as soon as possible for review, and shall be

approved by the Engineering Division and the City Attorney prior to

executing the easements.

The following must be submitted at the time of Final Site Plan submittal: 

29. A letter from either the applicant or the applicant’s engineer must be

submitted with the Final Site Plan highlighting the changes made to the plans

addressing each of the comments listed on this review letter and indicating

the revised sheets involved.

30. An itemized construction cost estimate must be submitted to the Community

Development Department at the time of Final Site Plan submittal for the

determination of plan review and construction inspection fees. This estimate

should only include the civil site work and shall not include any costs

associated with construction of the building or any demolition work.  The cost

estimate must be itemized for each utility (water, sanitary, storm sewer), on-

site paving, right-of-way paving (including proposed right-of-way), grading,

and the storm water basin (basin construction, control structure, pretreatment

structure and restoration).

The following must be submitted at the time of Stamping Set submittal: 

31. A draft copy of the Storm Drainage Facility Maintenance Easement

Agreement (SDFMEA), as outlined in the Storm Water Management

Ordinance, must be submitted to the Community Development Department.

Once the agreement is approved by the City’s Legal Counsel, this

agreement will then be sent to City Council for approval/acceptance. The

SDFMEA will then be recorded at the office of the Oakland County Register of

Deeds.  This document is available on our website.
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32. A draft copy of the 20-foot wide easement for the water main to be

constructed on the site must be submitted to the Community Development

Department.

33. A draft copy of the 20-foot wide easement for the sanitary sewer to be

constructed on the site must be submitted to the Community Development

Department.

34. A draft copy of the warranty deed for the street to be dedicated as public

must be submitted.

The following must be addressed prior to construction: 

35. A pre-construction meeting shall be required prior to the commencement of

any site work. Please contact Sarah Marchioni in the Community

Development Department to setup a meeting (248-347-0430).

36. A City of Novi Grading Permit will be required prior to any grading on the site.

This permit will be issued at the pre-construction meeting (no application fee).

37. An NPDES permit must be obtained from the MDEGLE since the site’s area of

disturbance is over 5 acres in size.  The MDEGLE requires an approved Soil

Erosion Control plan to be submitted with the Notice of Coverage.

38. A Soil Erosion Control Permit must be obtained from the City of Novi.  Contact

Sarah Marchioni in the Community Development Department (248-347-0430)

for forms and information.

39. A permit for work within the right-of-way of Taft Road must be obtained from

the City of Novi.  The application is available from the City Engineering

Division and should be filed at the time of Final Site Plan submittal.  Please

contact the Engineering Division at 248-347-0454 for further information.

40. A permit for water main construction must be obtained from the MDEGLE.

This permit application must be submitted through the Water and Sewer

Senior Manager after the water main plans have been approved.

41. A permit for sanitary sewer construction must be obtained from the MDEGLE.

This permit application must be submitted through the Water and Sewer

Senior Manager after the sanitary sewer plans have been approved.

42. Construction Inspection Fees will be determined once the construction cost

estimate is submitted and must be paid prior to the pre-construction meeting.

43. A storm water performance guarantee, equal to 1.2 times the amount

required to complete storm water management and facilities (as specified in

the Storm Water Management Ordinance) must be posted with Community

Development.

44. An incomplete site work performance guarantee, equal to 1.2 times the

amount required to complete the site improvements (excluding the storm
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water detention facilities) as specified in the Performance Guarantee 

Ordinance, must be posted with Community Development.  

45. A street sign financial guarantee in an amount that is to be determined ($400

per traffic control sign proposed) must be posted with Community

Development.

Prior to preparing stamping sets, the Applicant is advised to provide any revised sheets 

directly to the Engineering Division for an informal review and approval. 

To the extent this review letter addresses items and requirements that require the 

approval of/or a permit from an agency or entity other than the City, this review shall 

not be considered an indication or statement that such approvals or permits will be 

issued. 

Please contact Kate Richardson at (248) 347-0586 with any questions. 

________________________________ 
Kate Richardson, EIT  

Plan Review Engineer 

cc: Lindsay Bell, Community Development Department 

Ben Croy, PE; Engineering 

Victor Boron, Engineering 



LANDSCAPE REVIEW 



Review Type Project Number 
Revised Preliminary Site Plan Landscape Review JSP19-0034 

Property Characteristics 
• Site Location: East side of Taft, south of Taft Knolls II 
• Site Zoning: R-4 
• Adjacent Zoning: North, East and South:  R-4, West: R-A (Novi Woods School) 
• Plan Date: October 31, 2019 

Recommendation: 
This project is recommended for approval with the understanding that the landscape waivers 
are granted by the Planning commission items listed below and on the associated Landscape 
Chart will be addressed satisfactorily in the Final Site Plans. 

LANDSCAPE WAIVERS: 
1. No berms are proposed along Taft Road – supported by staff
2. No street trees are proposed along Taft Road – supported by staff
3. No greenbelt canopy/evergreen or subcanopy trees are provided in north 166 lf of frontage

(4 canopy and 6 subcanopy trees) – supported by staff because wetland to be preserved
occupies that section

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 in this letter and on the associated landscape 
chart must be addressed and incorporated as part of the revised Preliminary Site Plan submittal. 
Please follow guidelines of the current Zoning Ordinance and Landscape Design Guidelines. This 
review is a summary and not intended to substitute for any Ordinance.  

EXISTING ELEMENTS 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

Provided 

Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 
1. Provided
2. Please adjust the utility lines and street trees to provide 5 feet between the tree and the

lines and 10 feet between trees and utility structures, including hydrants.

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

1. All existing trees, tree removals and trees to be saved are shown on plans.
2. Please show tree protection fencing and detail on the Demolition and Grading plans.
3. On the landscape plan, please make the numbers of trees to remain darker and more

legible.

PLAN REVIEW CENTER REPORT 
November 18, 2019 

Revised Preliminary Site Plan - Landscaping 
Taft Knolls III 
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4. Please show the regulated woodland line from the city’s map on Sheet C-4 and verify
that trees to be saved, for which credits are taken, are not within the regulated
woodland.

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

1. A 4 foot tall berm with a 4 foot wide crest is required across the entire 328lf frontage (less
the road access).  This berm is not provided due to the existing wetlands and limited area
where the berm could be provided.  A landscape waiver is requested for the lack of
berm.  It would be supported by staff because the wetland is being preserved and
dense woodland replacement plantings will provide sufficient buffering from Taft Road in
the southern section where it could be provided.

2. Based on the frontage net of the wetland and emergency access lane, 4 large
evergreen trees or deciduous canopy trees, and 6 subcanopy trees are required.  5
spruce trees and 8 subcanopy trees are provided.  A landscape waiver is requested for
the 4 spruce/canopy trees and 7 subcanopy trees that can’t be planted in the wetland.
It is supported by staff for the same reason – preservation of the wetland.

3. Please revise the calculations to use the current ordinance.  The current ordinance can
be found at this location:  http://cityofnovi.org/Reference/Code-of-Ordinances-and-
City-Charter/18-283LandscapeStandards.aspx

Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 
1. Based on the Taft Road frontage, 7 deciduous canopy trees are required between the

sidewalk and the road.  Since the wetland extends into the right-of-way, there is no room
between the sidewalk and the road.  In the southern frontage, there is insufficient room
for trees, due to the clear vision zone and the sidewalk location.  A landscape waiver is
requested to not provide the required street trees.   Staff supports the waiver for the
reasons given above.

2. Based on the lot frontages, 38 street trees are required.  A total of 38 street trees on the
interior road are provided.

3. Please locate at least 1 street tree on Lot 7.
4. Please add a note stating that street trees must be at least 10 feet from driveways.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 
Phragmites australis locations are shown on L-1 and instructions for its removal are on L-3. 

Transformer/Utility Box and Fire Hydrant Plantings (LDM 1.3 from 1-5, Zoning Sec 5.5.3.C.ii.d 
1. The required utility box screening and screening details have been provided.
2. Trees are located at least 10 feet from most, but not all, utility structures and a note on

the plan stating the required spacing for use by contractors is provided.
3. Please adjust placement of utilities and street trees to provide at least 5 feet spacing

between trees and underground utility lines and 10 feet from all utility structures.  The
street trees must be located between the sidewalk and the curb.

4. Please add screening for all utility boxes when they are installed.

OTHER REQUIREMENTS 
Plant List, Notations and Details (LDM 2.h. and t.) 

1. All have been provided.
2. Please see the Landscape Chart for a discussion of species diversity and planting details

and notes.

Tree Credits (LDM 1.3.b.(1).d 
1. Please see the ECT review for a complete discussion of woodlands and wetlands.

http://cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/18-283LandscapeStandards.aspx
http://cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/18-283LandscapeStandards.aspx
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2. Landscape credits for preserved trees are only allowed for preserved trees outside of
regulated woodlands.  Please verify that the “credit” trees are not in regulated
woodlands.

Cost estimates for Proposed Landscaping (LDM 2.t.) 
Provided 

Irrigation (LDM 1.a.(1)(e) and 2.s) 
An irrigation plan for all landscaped areas, or information regarding alternate means of 
providing sufficient water for plant establishment and survival is required as part of the Final 
Site Plans. 

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

Snow Deposit (LDM.2.q.) 
Provided 

Corner Clearance (Zoning Sec 5.9) 
Provided 

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

_____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org
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Review Date: November 18, 2019 
Project Name: JSP19 – 0034: TAFT KNOLLS III 
Plan Date: October 31, 2019 
Prepared by: Rick Meader, Landscape Architect  E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Please revise the calculations per the current ordinance and landscape design manual.  They can be found 
at these locations: 
 
LANDSCAPE WAIVERS: 

1. No berms are proposed along Taft Road – supported by staff 
2. No street trees are proposed along Taft Road – supported by staff 
3. No greenbelt canopy/evergreen or subcanopy trees are provided in north 166 lf of frontage  (4 

canopy and 6 subcanopy trees) – supported by staff because wetland to be preserved occupies that 
section  

 
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 

 Overall plan 
1”=50’ 

 Detention pond: 
1”=20’ 

Yes  

Project Information 
(LDM 2.d.) Name and Address 

No address or 
location is 
indicated on the 
landscape plan 

No 
Please put a small 
location map on 
landscape plans. 

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

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

Developer name 
and address are 
provided. 

Yes 

Please add the 
developer’s phone 
number to the 
landscape plan. 

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA/LLA 

Yes Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature on stamping Yes Yes  

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

sets 

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

Show on all plan sheets Yes Yes 

Zoning (LDM 2.f.) Include all adjacent 
zoning 

Shown on S1 
Site:  R-4 
North, East, South: 
R-4 
West:  R-A 

Yes 

Survey information 
(LDM 2.c.) 

 Legal description or
boundary line survey
 Existing topography

Topographic survey 
has been provided 
on Sheet C-4 

Yes 

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

Show location type and 
size.  Label to be saved 
or removed.  

• Tree survey and
tree chart are
provided

• Tees to be
removed are
shown on L-1 but
the tree numbers
are not legible

Yes 

1. Please provide a
demolition plan that
clearly shows all
trees to be removed
and tree fencing for
trees that will be
preserved.

2. Please make the tree
symbols for all trees
to be saved on the
landscape plan dark
enough to be easily
read.

3. Please add the
regulated woodland
edge to Sheet C-4.

Soil types (LDM.2.r.) 

 As determined by Soils
survey of Oakland
county
 Show types,

boundaries

Sheet L-1 Yes 

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

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

Yes Yes 

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

 Overhead and
underground utilities,
including hydrants
 Proposed light poles

Existing and 
proposed utility 
lines, including 
overhead lines, are 
shown on the 
landscape plan. 

Yes 

1. Please adjust trees
and/or utilities to
provide 10 feet
between trees and
structures, and 5 feet
between trees and
underground lines.

2. Please show
proposed light poles
on the landscape
plan.

Proposed grading. 2’ 
contour minimum 

Provide proposed 
contours at 2’ interval 

Sheets S2 and S3 
and L-2 Yes 
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Item Required Proposed Meets 
Code Comments 

(LDM 2.e.(1)) 

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan 

Located on the 
front yard of Unit 1 Yes  

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 

NA  There are no parking 
areas on the plan. 

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

As proposed on planting 
islands NA   

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 

NA   

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 

NA   

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces NA   

Plantings around Fire 
Hydrant (d) 

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

• All proposed trees 
are 10 ft away 
from hydrants but 
not all utility 
structures. 

• A note on the 
plan indicates 
that all trees are 
to be at least 10’ 
away from 
hydrants. 

No 

1. Please adjust trees 
and utility lines to 
provide required 
spacing from 
underground lines 
(5’) and all utility 
structures (10’). 

2. Please revise the 
note regarding 
spacing on Sheet L-1 
to include utility 
structures. 

Landscaped area (g) 

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

NA   

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.5.9 

Provided for 
emergency vehicle 
access lane 

  

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. 
 Top 6” layer should be topsoil 
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Item Required Proposed Meets 
Code Comments 

Residential Adjacent to Non-residential (Zoning Sec 5.5.3.A and LDM 1.a) 
Berm requirements  
(Zoning Sec 5.5.A) 

Adjacent Zoning is RA 
and R1 NA   

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List NA   

Adjacent to Public Rights-of-Way (Zoning Sec 5.5.3.A and LDM 1.b) 

Cross-Section of Berms (Zoning Sec 5.5.3.B and LDM 2.j) 

Slope, height and 
width (Zoning Sec 
5.5.3.A.v) 

 Label contour lines 
 Maximum 33% slope 
 Min. 4 feet crest 
 Constructed of loam 
 6” top layer of topsoil 

 Due to wetlands 
and heavy 
landscaping, no 
berm is provided 
along Taft Road. 

 A landscape 
waiver is 
requested for not 
providing the 
required right-of-
way berm 

No The waiver request is 
supported by staff.   

Type of Ground 
Cover   Lawn is indicated. Yes  

Setbacks from Utilities 

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

No trees are 
proposed near 
overhead utilities – 
subcanopy trees 
are the closest 

Yes  

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 are proposed   

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) 34 ft. 

245’ min. distance 
from right- of-way 
to nearest lot 

Yes  

Min. berm crest width 4 ft. 

 No berm is 
proposed due to 
existing wetland 
to remain and 
heavy 
landscaping. 

 A landscape 
waiver is 
requested on the 
plan.  

No 

The waiver is supported 
as half of the site is in 
wetland and the other 
half will be heavily 
planted with woodland 
replacement trees. 
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Item Required Proposed Meets 
Code Comments 

Minimum berm height 
(9) 4 ft. See above No See above 

3’ wall (4) (7) NA None 

Canopy deciduous or 
large evergreen trees 
Notes (1) (10) 
LDM1.d.(1)(b) 

 1 tree per 40 l.f.;
 Taft Road  328 lf

frontage – 166 lf
preserved area – 20’
emergency lane/40 =
4 trees
 Wetland – 166/40 = 4

trees

 5 spruce trees
 A landscape

waiver is required
for the 4 trees that
aren’t planted in
the wetland
frontage.

No 

1. Please revise the
calculation per the
current ordinance.

2. The waiver request is
supported by staff in
order to preserve the
wetland

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

 1 tree per 25 l.f.;
 Taft Road  (328 -166-

20)/25 = 6 trees
 Wetland – 166/25 = 7

trees

 8 serviceberries
 A landscape

waiver is required
for the 7 trees that
aren’t planted in
the wetland
frontage.

No 

1. Please revise the
calculation per the
current ordinance.

2. The waiver request is
supported by staff in
order to preserve the
wetland

Street Trees 
(LDM 1.d.(1) and Novi 
Street Tree List)) 

• Taft Road:  1 tree per
35 lf 

• 328-166-130/35 = 1 tree
• Internal lots: 38 trees

required based on
number of lots and lot
widths

• 

Taft Road:  3 
existing trees in 
wetland area 
Interior:  38 trees 
are spread 
throughout the 
development, 
including along the 
interior wetland 
frontages 

Taft Rd: 
Yes 
Interior: 
Yes 

1. Please locate 1 street
tree somewhere in
front of Unit 1.  This
may require
adjusting the storm
line somewhat to
provide room for it.

2. Please add a note
stating that street
trees must be at least
10 feet from
driveways.

Island & Boulevard 
Planting 
(Zoning Sec  & LDM 
1.d.(1)(e))

 Must be landscaped &
irrigated
 Mix of canopy/sub-

canopy trees, shrubs,
groundcovers, etc.
 No plant materials

between heights of 3-6
feet

None provided as 
there is no island or 
boulevard 

NA 

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 

1. Standard screening
detail is provided
with other details.

2. If/when location of
transformer/utility
boxes is determined,
add landscaping per
city requirements.

3. Please add a note
stating that all utility
boxes must be
screened per detail.
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Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 

Planting requirements 
(Sec. 5.5.3.E.iv) 

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

along sides of basin 
 Refer to wetland for 

basin mix 

 Native shrubs 
cover 
approximately 
72% of the basin 
rims. 
 Seed mixes are 

provided. 

Yes  

Phragmites australis 
control (Sec 5.5.6.C) 

 Show all locations of 
Phragmites on the site 
 Provide removal plan if 

Phragmites is found to 
exist on the site 

 Locations of 
Phragmites 
populations are 
shown on L-1. 

 A plan for the 
removal of 
Phragmites is 
included on Sheet 
L-3. 

Yes  

Woodland Replacements (Chapter 37 Woodlands Protection, LDM9.b(1)) 

Woodland 
Replacement 
Calculations – 
Required/Provided 

 Show calculations 
based on existing tree 
chart. 
 Indicate boundary of 

regulated woodland 
on plan 

 A tree chart 
showing trees to 
be removed and 
replacement 
calculations have 
been provided on 
Sheet L-4. 
 Woodland 

replacement 
trees are shown 
on L-2 
 Applicant is 

showing 87 credits 
as being earned 
for preserving 
non-woodland 
trees 

TBD 

1. Please show the 
regulated woodland 
boundary on Sheet 
C-4. 

2. Please verify that all 
saved trees for which 
credits are taken are 
outside of a 
regulated woodland. 

3. Please see ECT’s 
review for a full 
discussion of 
required and 
provided woodland 
replacement trees. 

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 
Between March 15 
– November 15 
2020 

Yes  

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

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

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

Yes Yes  

Plant source  Shall be northern nursery Yes Yes  
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(LDM 2.n & LDM 
3.a.(2))

grown, No.1 grade 

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 

Please revise the 
following notes: 
• Maintenance Note

#2 – change 1 year
to 3 months

• Specification Note #2
– change 1.5 to 1.2
and 2 to 1.5 

• Specification Note #3
– Change March 15
and March 31 to 
“April 15, weather 
permitting” 

• Specification Note #7
– change last line to
“…Sections 7.7.8 and 
7.7.9. 

• Landscape Note #7 –
change 1 year to 3
months

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

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes 

Plant List (LDM 2, 4, 8, 9) – Include all cost estimates 

Quantities and sizes 

Refer to LDM suggested 
plant list  

Yes Yes 

Root type Yes Yes 
Botanical and 
common names Yes Yes 

Breakdown of 
genus/species 
diversity (LDM 4) 

 9 of 12 non-
woodland
replacement
species used
(75%) are native
to Michigan

 The non-
replacement
tree diversity
does not meet
the requirements
of the
Landscape
Design Manual
Section 4.

 Yes
 No

1. Please use fewer
Plane Trees and
Swamp White Oaks
as street trees to
meet the species
diversity requirement
of LDM4.

2. Other oaks species,
such as red oaks
could be used,
and/or other species
such as maples,
hackberries,
basswood, to name
a few.
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Type and amount of 
lawn Provided Yes  

Cost estimate  
(LDM 2.t) 

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

Provided Yes  

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

Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes 

Please add a callout 
stating that the root ball 
dirt must be pulled 
back to expose the root 
flare. 

Evergreen Tree Yes Yes See above 

Multi-stem Tree Yes Yes See above 
Shrub Yes Yes  
Perennial/ 
Ground Cover NA   

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

Yes Yes  

Tree protection 
fencing 

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

Yes Yes  

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

Yes Yes  

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

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

Yes Yes  

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

Substitutions to 
landscape standards for 
preserved canopy trees 
outside woodlands/ 
wetlands should be 
approved by LA. Refer 
to Landscape tree 
Credit Chart in LDM 

Yes Yes 

1. Calculations on 
Sheet L-3 show 87 
credits are being 
taken. 

2. Credits may only be 
taken for trees 
outside of a 
regulated woodland.  

3. Please verify that the 
trees being 
preserved are not in 
a regulated 
woodland.  If any 
are, the calculations 
must be revised to 
remove those trees 
from the credit 
calculation. 

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

Refer to Chapter 37, 
LDM for more details Yes Yes  
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Plant size credit 
(LDM3.c.(2)) NA No 

Prohibited plants 
(LDM 3.d) 

No plants on City 
Invasive Species List None Yes 

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

Label the distance from 
the overhead utilities 

No proposed trees are 
near overhead utilities. 

Collected or 
Transplanted trees 
(LDM 3.f) 

None 

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

Yes Yes 

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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WETLANDS REVIEW 



2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, MI 
48105 

(734) 
769-3004 

FAX (734) 
769-3164 An Equal Opportunity/Affirmative Action Employer 

www.ectinc.com

ECT Project No. 190462-0500 

March 5, 2020 

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

Re: Taft Knolls III (JSP19-0034) 
Wetland Review of the Revised Preliminary Site Plan (PSP20-0015)  

Dear Ms. McBeth: 

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan for 
the proposed Taft Knolls III project prepared by Powell Engineering & Associates, LLC dated February 
10, 2020 and stamped “Received” by the City of Novi on February 12, 2020 (Plan). The Plan was reviewed 
for conformance with the City of Novi Wetland and Watercourse Protection Ordinance and the natural 
features setback provisions in the Zoning Ordinance. ECT conducted a wetland evaluation for the property 
on July 9, 2019.  

ECT currently recommends approval of the Revised Preliminary Site Plan (PSP20-0015) for 
Wetlands. The Applicant should address the items noted in the Wetland Comments Section of this 
letter prior to receiving Wetland approval of the Final Site Plan. The applicant shall review and 
revise the Plan for consistency and clarity.  

The following wetland related items are required for this project: 

Item  Required/Not Required/Not Applicable 

Wetland Permit (specify Non-Minor or 
Minor) 

Required (Non-Minor) 

Wetland Mitigation 
Not Required (Impacts currently 0.11-acre < 0.25-acre 
wetland mitigation threshold 

Wetland Buffer Authorization Required  

EGLE Permit 
To Be Determined. It is the applicant’s responsibility to 
contact EGLE in order to determine the need for a wetland 
use permit. 

Wetland Conservation Easement Not Required 

The proposed project is located east off of Taft Road, between Ten Mile and Eleven Mile Roads, and just 
south of the Taft Knolls (Phase 2) project (Section 22).  The property consists of approximately 9.6 acres 
(Sidwell No. 22-22-100-012).  An existing home is located on the parcel.  The parcel contains a mix of land 
cover/land types including wetlands, open field and relatively sparse to moderate tree cover in several areas 
of the site including around some areas of the on-site wetlands.   
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An on-site wetland delineation and tree survey have been completed for the site.  The project includes the 
construction of thirteen (13) residential units (reduced from 14 on previous plans), access drive (Danyas 
Way) to be constructed as an extension from the existing Danyas Way to the north, emergency access drive 
to Taft Road on the west side of the project, associated utilities and storm water detention basin with 
forebay.  Based on our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official 
Wetlands and Woodlands Maps (see Figure 1) it appears as if this proposed project site contains both 
Regulated Wetlands and Regulated Woodlands. 
    
Wetland Evaluation 
ECT's in-office review of available materials included the City of Novi Regulated Wetland and Watercourse 
map, USGS topographic quadrangle map, NRCS soils map, USFWS National Wetland Inventory map, and 
historical aerial photographs.  The site includes areas indicated as City-regulated wetland on the official City 
of Novi Regulated Wetland and Watercourse Map (see Figure 1).   
 
ECT visited the site on July 9, 2019 for the purpose of a wetland boundary verification.  The focus of the 
inspection was to review site conditions in order to determine whether on-site wetlands are considered 
regulated under the City of Novi’s Wetland and Watercourse Protection Ordinance.  Wetland boundary 
flagging was in place at the time of this site inspection; however it is not clear how recently the wetland 
delineation had been completed on the site.  ECT concurs with the eight (8) wetland areas (Wetlands A, B, 
C, D, E, F, G, and H) indicated on the Plan.  These wetlands appear to be accurately flagged in the field. 
 
Wetlands A, B, C, and D are all primarily open water/emergent wetlands located in the eastern section of 
the subject property.  These wetland areas contained standing water at the time of our site visit.  These 
wetlands contain the following species of vegetation around their fringes: common buckthorn (Rhamnus 
cathartica), American elm (Ulmus americana), silky dogwood (Cornus amomum), green ash (Fraxinus pennsylvanica), 
and some narrow-leaved cattail (Typha angustifolia).  Of these four wetland areas, Wetland B is the most 
vegetated. 
 
Wetland E is an open water wetland with emergent fringe located on the northern edge of the subject parcel. 
This wetland contained standing water at the time of our visit and contains the same species of vegetation 
as Wetlands A through D, listed above.  Some areas of the Wetland E fringe contain the invasive common 
reed (Phragmites australis).  
 
Wetland F is a scrub shrub wetland located in the northern and western section of the site (south of existing 
Lot 8 of the Taft Knolls South development.  This wetland appears to contain seasonal standing water.  This 
area contains common buckthorn (Rhamnus cathartica) and common reed (Phragmites australis).  
  
Wetlands G and H are emergent wetlands with areas of open water.  These wetlands are located in the 
western portion of the property and appear to be connected with a culvert under the existing gravel 
driveway.  These wetlands contain mainly cattails (Typha spp.) and some areas of common reed (Phragmites 
australis). 
 
What follows is a summary of the wetland impacts associated with the proposed site design.  
 
Wetland Impact Review 
The Plan indicates eight (8) areas of existing wetland on the development site (totaling 2.35-acre).  A 
description of proposed wetland impacts on this parcel follows.  The following table (Table 1) summarizes 
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the existing wetlands and the proposed wetland impacts.  This information is unchanged from the previous 
plan:   

    Table 1. Proposed Wetland Impacts 

Wetland 
Area 

Wetland 
Area 

(square 
feet) 

Wetland 
Area 
(acre) 

City Regulated? 

Impact 
Area 

(square 
feet) 

 Impact 
Area 
(acre) 

 Impact 
Volume 
(cubic 
yards) 

A 12,060 0.28 City/Essential 2,122 0.05 69 
B 8,403 0.19 City/Essential 408 0.01 30 
C 27,184 0.62 City/Essential None None None 
D 6,559 0.15 City/Essential None None None 
E 3,477 0.08 City/Essential None None None 
F 1,326 0.03 City/Essential 1,326 0.03 58 
G 39,612 0.91 City/Essential 144 0.003 7.5 
H 3,705 0.09 City/Essential 828 0.02 40 

TOTAL 102,326 2.35 -- 4,828 0.11 204.50 

As shown in Table 1, the current Plan indicates a permanent wetland impact of 0.11-acre and approximately 
205 cubic yards of associated fill.  These impact quantities remain unchanged from the previous site plan 
submittal.  The currently proposed wetland impacts do not appear to require wetland mitigation as the City’s 
threshold for wetland mitigation is 0.25-acre of wetland impact.  The current proposed wetland total impact 
is estimated to be 0.11-acre. 

In addition to the proposed wetland impacts, the Plan proposes disturbance to 0.46-acre (approximately 
24%) of on-site 25-foot wetland buffer area. The following table summarizes the proposed 
wetland/watercourse setback impacts as listed on the Plan (i.e., for Wetlands A, C, G, and H):            

 Table 2. Proposed 25-Foot Wetland Buffer Impacts 

Wetland 
Buffer 

Existing Wetland Buffer 
Area 

Impact Area Area Contained in Lots 

Square 
Feet 

Acre 
Square 
Feet 

Acre 
Square 
Feet 

Acre 

A 11,776 0.270 6,900 0.158 735 0.017 
B 7,865 0.181 N/A N/A N/A N/A 
C 21,762 0.500 6,765 0.155 N/A N/A 
D 12,411 0.285 N/A N/A 1,764 0.040 
E 8,071 0.185 N/A N/A 5,749 0.132 

F 
Not 

Provided
Not 

Provided
Not 

Provided
Not 

Provided
N/A N/A 

G 14,810 0.340 3,133 0.072 N/A N/A 
H 8,188 0.188 3,162 0.073 317 0.007 

TOTAL 84,883 1.95 19,960 0.458 8,565 0.197 

It should be noted that the impacts to the 25-foot setback of Wetland F has been omitted from the table 
and should be added to the Plan (Demo and Wetland Plan; Sheet 6) and the table.  There are a few other 
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inconsistencies with regard to the information included on Sheet S6 (Demo and Wetland Plan).  Please review 
and revise the following items on subsequent site plan submittals: 

 The note/leader indicating setback impact to Wetland D incorrectly reads “encroachment on 25’
setback for Wetland C, 1,764 sq. ft.”;

 The note/leader indicating setback impact to Wetland A reads “encroachment on 25’ setback for
Wetland A, 7,635 sq. ft.”.  This impact area is not consistent with the table on Sheet S6.  The
Table indicates 6,900 sq. ft. of impact.

The Temporary and Permanent Impacts to 25’ Wetland Setback table on Sheet S6 indicates that the Wetland E 25-
foot setback contained on Lots 3, 4, 5, and 6 will be deed restricted and signage will be placed every 50’ on-
center along the wetland buffer boundary.  This table should be updated to include similar information for 
Lot 12 (Wetland D) and Lot 13 (Wetland A). ECT recommends that in addition to the proposed signage, 
any proposed conservation easement areas should be demarcated on-site through other physical means such 
as boulders or decorative fencing along the setback boundaries. 

Permits & Regulatory Status 
Any proposed use of on-site wetlands A through H will require a City of Novi Wetland Use Permit as well as 
an Authorization to Encroach the 25-Foot Natural Features Setback for any proposed impacts to the 25-foot 
wetland buffers.  The on-site wetlands are considered essential by the City as they appear to meet one or 
more of the essentiality criteria set forth in the City’s Wetland and Watercourse Protection Ordinance (i.e., 
storm water storage/flood control, wildlife habitat, etc.).  It is the Applicant’s responsibility to contact the 
Michigan Department of Environment, Great Lakes, and Energy (EGLE, formerly MDEQ) in order to 
determine if the proposed development would require a wetland use permit.  The on-site wetlands could be 
regulated by EGLE as some appear to be located within 500-feet of a pond, stream, drain or lake.  Final 
determination of regulatory status should be made by EGLE. A permit from this agency may be required 
for any direct impacts, or potentially for storm water discharge from the proposed detention basin to existing 
wetlands.  

Wetland Comments 
Please consider the following comments when submitting subsequent site plan submittals: 

1. Impacts to the 25-foot setback of Wetland F has been omitted from the Plan (Demo and Wetland
Plan; Sheet 6) and the table. This information shall be added to the Plan.

2. There are a few inconsistencies with regard to the information included on Sheet S6 (Demo and
Wetland Plan).  Please review and revise the following items on subsequent site plan submittals:

o The note/leader indicating setback impact to Wetland D incorrectly reads “encroachment
on 25’ setback for Wetland C, 1,764 sq. ft.”;

o The note/leader indicating setback impact to Wetland A reads “encroachment on 25’
setback for Wetland A, 7,635 sq. ft.”.  This impact area is not consistent with the table on
Sheet S6.  The Table indicates 6,900 sq. ft. of impact.

3. The Temporary and Permanent Impacts to 25’ Wetland Setback table on Sheet S6 indicates that the
Wetland E 25-foot setback contained on Lots 3, 4, 5, and 6 will be deed restricted and signage will
be placed every 50’ on-center along the wetland buffer boundary.  This table should be updated to
include similar information for Lot 12 (Wetland D) and Lot 13 (Wetland A). ECT recommends
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that in addition to the proposed signage, any proposed conservation easement areas should be 
demarcated on-site through other physical means such as boulders or decorative fencing along the 
setback boundaries. 

 
4. It is the Applicant’s responsibility to contact EGLE in order to determine if the proposed 

development would require a wetland use permit from EGLE.  The on-site wetlands could be 
regulated by the Michigan Department of Environment, Great Lakes, and Energy (EGLE) as some 
appear to be located within 500-feet of a stream or drain.  Final determination of regulatory status 
should be made by EGLE. A permit from this agency may be required for any direct impacts, or 
potentially for storm water discharge from the proposed detention basins to existing wetlands.  A 
City of Novi Wetland Permit shall not be issued until this information is received from the 
Applicant. 
 

5. The Landscape Plan (Sheet L-3) includes a detail for the proposed nature area-no mow area signage 
(i.e., for the 25-foot wetland setback areas). It is recommended that the applicant incorporate the 
following language on the easement signage: 
 
Wetland & Watercourse Setback/Conservation Area 
No construction or placement of structures allowed. No mowing, cutting, filling, 
application of chemicals, dumping, planting, or dredging allowed without written 
permission of the City of Novi.  Contact City of Novi Community Development 
248-347-0415 
 

Recommendation 
ECT currently recommends approval of the Revised Preliminary Site Plan (PSP20-0015) for Wetlands. The 
Applicant should address the items noted in the Wetland Comments Section of this letter prior to receiving 
Wetland approval of the Final Site Plan. The applicant shall review and revise the Plan for consistency and 
clarity.  
  
If you have any questions regarding the contents of this letter, please contact us.   
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Pete Hill, P.E. 
Senior Associate Engineer  
 
cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Madeleine Kopko, City of Novi Planning Assistant 
 Rick Meader, City of Novi Landscape Architect 
   
Attachments:  Figure 1 – City of Novi Regulated Wetland and Woodland Map 
 Site Photos 



Taft Knolls III (JSP19-0034) 
Wetland Review of the Revised Preliminary Site Plan (PSP20-0015) 
March 5, 2020 
Page 6 of 10 

Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red). 
Regulated Woodland areas are shown in green and Regulated Wetland areas are shown in blue. 

Hino Motors 
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Site Photos 
 

 

 

 

 

 

 

 

 

 

 

 

 

  Photo 1.  Looking northwest towards Wetland A (ECT, July 9, 2019).  
 

 

 

 

 

 

 

 

 

 

 

 

 

  Photo 2.  Looking south at Wetland B (ECT, July 9, 2019).  
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Photo 3.  Looking west at Wetland C (ECT, July 9, 2019).  

Photo 4.  Looking southwest at Wetland D (ECT, July 9, 2019).  
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Photo 5.  Looking northwest at Wetland F (ECT, July 9, 2019). 

Photo 6.  Looking north at Wetland G on the western portion of the site 
(ECT, July 9, 2019). 
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Photo 7.  Looking south at Wetland H on the western portion of the site (ECT, July 9, 2019). 
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2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, MI 
48105 

(734) 
769-3004 

FAX (734) 
769-3164 An Equal Opportunity/Affirmative Action Employer 

www.ectinc.com

ECT Project No.: 190462-0600 

March 5, 2020 

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

Re: Taft Knolls III (JP19-0034) 
Woodland Review of the Revised Preliminary Site Plan (PSP20-0015) 

Dear Ms. McBeth: 

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan for 
the proposed Taft Knolls III project prepared by Powell Engineering & Associates, LLC dated February 
10, 2020 and stamped “Received” by the City of Novi on February 12, 2020 (Plan). The Plan was reviewed 
for conformance with the City of Novi Woodland Protection Ordinance Chapter 37. ECT conducted a 
woodland evaluation for the property on July 9, 2019.  

ECT currently recommends approval of the Revised Preliminary Plan (PSP20-0015) for Woodlands.  
We continue to suggest that the applicant attempt to reduce the overall proposed impacts to 
existing woodlands. The applicant shall address the items noted in the Woodland Comments 
Section of this letter prior to receiving Woodland approval of the Final Site Plan. 

The following woodland related items are required for this project: 

Item  Required/Not Required/Not Applicable 

Woodland Permit Required 

Woodland Fence Required 

Woodland Conservation Easement Required 

The proposed project is located east off of Taft Road, between Ten Mile and Eleven Mile Roads, and just 
south of the Taft Knolls (Phase 2) project (Section 22).  The property consists of approximately 9.6 acres 
(Sidwell No. 22-22-100-012).  An existing home is located on the parcel.  The parcel contains a mix of land 
cover/land types including wetlands, open field and relatively sparse to moderate tree cover in several areas 
of the site including around some areas of the on-site wetlands. The highest quality woodland areas are 
located in the eastern portion of the subject property.  

An on-site wetland delineation and tree survey have been completed for the site.  The project includes the 
construction of thirteen (13) residential units (reduced from 14 on previous plans), access drive (Danyas 
Way) to be constructed as an extension from the existing Danyas Way to the north, emergency access drive 
to Taft Road on the west side of the project, associated utilities and storm water detention basin with 
forebay.  Based on our review of the Plan, Novi aerial photos, Novi GIS, the City of Novi Official Wetlands 
and Woodlands Maps (see Figure 1), and our on-site woodland evaluation, the proposed project site contains 
both Regulated Wetlands and Regulated Woodlands.  The Regulated Woodland Boundary as shown on the 
City of Novi Regulated Woodland Map is indicated on the Landscape Plan.  
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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.

What follows is a summary of our findings regarding on-site woodlands associated with the proposed 
project. 

On-Site Woodland Evaluation 
ECT has reviewed the City of Novi Official Woodlands Map and completed onsite Woodland Evaluations 
on July 9, 2019 and November 20, 2020.  ECT's in-office review of available materials included the City of 
Novi Regulated Woodland map and other available mapping.  The subject property does include areas 
indicated as City-regulated woodland on the official City of Novi Regulated Wetland and Watercourse Map 
(see Figure 1).     

An existing tree survey has been completed for the site by Allen Design.  The Plan includes a surveyed tree 
list (Landscape Plan, Sheet L-4) that identifies tree tag numbers, diameter-at-breast-height (DBH), 
common/botanical name, and condition of all surveyed trees.  The same sheet includes a Woodland Summary 
that lists the total woodland replacements credits that are required for the proposed tree removals as well as 
the requested credits for the preservation of non-Woodland trees.   

The surveyed trees have been marked with aluminum (foil-type) tree tags allowing ECT to compare the tree 
diameters reported on the Plan to the existing tree diameters in the field.  In general, ECT found that the 
Plan appears to accurately depict the location, species composition and the size of the existing trees.  ECT 
took a sample of diameter-at-breast-height (DBH) measurements and found that the data provided on the 
Plan was consistent with the field measurements. 

At the time of our past on-site woodland evaluations there were tree tags missing from some of the on-site 
trees and most of these trees without tags did not appear to be included on the existing tree survey.  These 
trees were mainly located on the eastern portion of the site (i.e. east of the drain that connects Wetland “A” 
and Wetland “B”).  The site’s stormwater detention basin is proposed within this area.  These trees are 
located in an area that is designated as Regulated Woodland on the City’s map.  As requested in our previous 
plan review letter, the applicant has revisited the site in order to ensure that all trees of regulation size (i.e., 
8-inches or greater DBH) have been tagged, surveyed and indicated on the Plan.  The previous plan noted 
that a total of 350 total trees were surveyed on-site.  The current Plan includes a total of 444 surveyed trees. 

Common tree species found in the woodland areas include American elm (Ulmus americana), Austrian pine 
(Pinus nigra), basswood (Tilia Americana), beech (Fagus grandifolia), black cherry (Prunus serotina), black willow 
(Salix nigra), blue spruce (Picea pungens), bur oak (Quercus macrocarpa), cottonwood (Populus deltoides), Scotch 
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pine (Pinus sylvestris), sugar maple (Acer saccharum), white cedar (Thuja occidentalis), white pine (Pinus strobus), 
and several other species.  

As noted, the highest quality woodlands on site are found in the eastern section of the subject site (in the 
areas surrounding Wetlands A, B, and C).  These areas are dominated by basswood (Tilia americana), sugar 
maple (Acer saccharum) and black cherry trees (Prunus serotina).  There are two (2) main areas of previously 
planted coniferous trees (Scotch pine) are found on the site. One area is located along the southern edge of 
Wetland E (i.e., along the northern edge of the proposed project).  The other area is located near the area 
of proposed Lots 7. 

In terms of habitat quality and diversity of tree species, the overall subject site consists of fair to good quality 
trees.  In terms of a scenic asset, wildlife habitat, windblock, noise buffer or other environmental asset, the 
forested area located on the subject site is considered to be of fair quality.  The central and western sections 
of the site are not mapped as Regulated Woodland on the City of Novi’s Regulated Woodland Map.  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”. 

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.  Proposed woodland impacts will require a Woodland Permit and the regulated 
trees shall be relocated or replaced by the permit grantee.   

Proposed Woodland Impacts and Replacements 
A Woodland Summary Table has been included on Sheet L-4 (Landscape Plan).  The Applicant has noted the 
following woodland impacts associated with the Plan: 

 Total Trees Surveyed:   444   
 Regulated Trees Removed:  106 (increased from 85) 
 Exempt Trees Removed:       56 (decreased from 61) 
 Total Trees Preserved:     230 (51.8% of surveyed trees)  

 Stems to be Removed 8” to 11”:      41 x 1 replacement  (Requiring 41 Replacements)
 Stems to be Removed 11” to 20”:      45 x 2 replacements   (Requiring 90 Replacements)
 Stems to be Removed 20” to 30”:       12 x 3 replacements  (Requiring 36 Replacements)
 Stems to be Removed 30”+:       8 x 4 replacements    (Requiring 32 Replacements) 
 Multi-Stemmed Trees:  15 trees                      (Requires 48 Replacements) 
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 Sub-Total Replacement Trees Required:       247 (up from 141)  
 Credit for Non-Woodland Tree Preservation:  120 (preservation of 46  

        Non-Woodland trees)            
 Total Woodland Replacements Required:  127  (up from 54) 

The trees that were previously not surveyed at the time of the previous site plan submittal and review have 
now been included on the Plan. As a result, the removal and replacement requirements have increased. ECT 
encourages the Applicant to minimize impacts to on-site Woodlands to the greatest extent practicable.  It 
is our opinion that the current site layout is not consistent with upholding the intent and goals of the City’s 
Woodland Ordinance. Over eighty (80) good quality, mature trees are proposed to be removed for the 
construction of the stormwater detention basin in the eastern section of the site.  The applicant should 
explore other stormwater detention layouts or options in an attempt to preserve additional trees. 

The applicant is proposing to preserve forty-six (46) non-woodland trees for a total of one hundred twenty 
(120) Woodland Replacement Credits. The City’s Landscape Design Manual (Section 9.b.f. Plant Material 
Requirements) notes the following regarding preservation of (non-woodland) trees for Woodland 
Replacement Credit: 

Landscape credit for preserved canopy trees, which do not fall within a regulated Wetland or 
Woodland, may be used to fulfill woodland replacement credits that may be required. These 
replacements shall be at the following rate: 

Table 7.b.(1)(f): Landscape Tree Credit Chart 
Diameter of Trunk of 
Preserved Tree* 

= Number of Tree Credits 

36” or greater caliper 7 trees 
>29 to 36” caliper 6 trees 
>23 to 29” caliper 5 trees 
>17 to 23” caliper 4 trees 
>12 to 17” caliper 3 trees 
>7 to 12” caliper 2 trees 
3 to 7” caliper 1 tree 

* The tree trunk diameter measurement shall be rounded off to the height of four and one-half (4.5)
feet above the natural grade. (Diameter at Breast Height, D.B.H.) 

Based on our review of the Topographic Survey (Sheet C-4) the (46) trees proposed for preservation are located 
outside of the areas designated as Regulated Woodland on the City’s Regulated Woodland Map and meet 
the requirement for credit.  

The Plan notes that all 127 required Woodland Replacement trees will be provided for on-site.  The 
following on-site Woodland Replacement trees are proposed (as indicated on Sheet L-3, Landscape Plan): 

 14 – red maple (Acer rubrum);
 19 – sugar maple (Acer saccharum);
 14 – tulip tree (Liriodendron tulipifera);
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 19 – burr oak (Quercus macrocarpa);
 15 – red oak (Quercus rubra);
 10 – northern hackberry (Celtis occidentalis);
 12 – blackgum (Nyssa sylvatica);
 8 – American basswood (Tilia americana);
 7 – eastern white pine (Pinus strobus);
 9 – pin oak (Quercus palustris).

It should be noted that pin oak (Quercus palustris) is not a species that is approved for use as Woodland 
Replacement Credit on the City’s Woodland Tree Replacement Chart.  If the applicant would like to continue to 
plant oak trees, the following oak species are acceptable as Woodland Replacement Trees: 

 white oak (Quercus alba);
 swamp white oak (Quercus bicolor);
 scarlet oak (Quercus coccinea);
 shingle oak (Quercus imbracaria);
 burr oak (Quercus macrocarpa);
 chinkapin oak (Quercus muehlenbergii);
 red oak (Quercus rubra); and
 black oak (Quercus velutina).

In addition, approved evergreen tree species shall be 6-feet in height (minimum) and are counted at a 1.5-
to-1 ratio (1.5 evergreen trees planted = 1 Woodland Replacement Credit).  Therefore, the seven (7) white 
pine trees are equivalent to 4.6 Woodland Replacement Credits. 

Woodland Comments 
Please consider the following comments when submitting subsequent site plan submittals: 

1. ECT encourages the Applicant to minimize impacts to on-site Woodlands to the greatest extent
practicable.  It is our opinion that the current site layout is not consistent with upholding the intent
and goals of the City’s Woodland Ordinance. It is the intent of the woodland protection 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.

It appears as if approximately 83 regulated trees are to be removed for the purpose of constructing
the proposed stormwater forebay and detention basin. The applicant should explore other
stormwater detention layouts or options in an attempt to preserve existing, regulated trees to the
greatest extent possible.  ECT suggests that the applicant provide alternative analyses in an attempt
to decrease the proposed impacts to regulated trees.

2. A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-
inch diameter-at-breast-height (DBH) or greater and located within an area designated as City
Regulated Woodland, or any tree 36-inches DBH regardless of location on the site.   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 count at a 1-to-1 replacement ratio and all
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coniferous replacement trees shall be six (6) feet in height (minimum) and count at a 1.5-to-1 
replacement ratio.  All Woodland Replacement trees shall be species that are listed on the City’s 
Woodland Tree Replacement Chart (attached). 
 

3. The existing tree numbers are difficult to read on the Landscape Plans.  The legibility should be 
addressed on subsequent site plan submittals.  In addition, the existing tree numbers do not appear 
to be consistent between the tree list and the plans.  For example the trees west of proposed Lot 7 
include numbers such as #15180, #15181, etc.  These trees appear to be listed as #180, #181, etc. 
in the tree list.  Tree numbers should be consistent in the tree list and on the   
 

4. It should be noted that pin oak (Quercus palustris) is not a species that is approved for use as 
Woodland Replacement Credit on the City’s Woodland Tree Replacement Chart (attached).  The 
applicant shall revise the Landscape Plan as necessary.  
 

5. In addition, approved evergreen tree species shall be 6-feet in height (minimum) and are counted 
at a 1.5-to-1 ratio (1.5 evergreen trees planted = 1 Woodland Replacement Credit).  Therefore, the 
seven (7) white pine trees are equivalent to 4.6 Woodland Replacement Credits. Please review and 
revise the proposed plant schedule as necessary. 
 

6. A Woodland Replacement Performance 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 the current Plan, 
the Woodland Replacement Performance financial guarantee will be $50,800 (127 Woodland 
Replacements Required x $400/Credit). The Woodland Replacement Performance Financial 
Guarantee amount will change if the proposed number of on-site Woodland Replacement Trees is 
revised. 
 

7. 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. 
 

8. Based on a successful inspection of the installed on-site Woodland Replacement trees, the 
Woodland Replacement Performance Guarantee shall be returned to the Applicant.  A Woodland 
Maintenance and Guarantee bond equal to twenty-five percent (25%) of the value of the original 
Woodland Replacement material will then be kept for a period of 2-years after the successful 
inspection of the tree replacement installation.  Based on the current Plan, the Woodland 
Maintenance Guarantee will be $12,700 (127 Woodland Replacements Required x $400/Credit x 
0.25). The Woodland Maintenance Guarantee amount will change if the proposed number of on-
site Woodland Replacement Trees is revised. 
 

9. The Applicant shall provide preservation/conservation easements as directed by the City of Novi 
Community Development Department for any areas of woodland replacement trees.  The applicant 
shall demonstrate that the all proposed woodland replacement trees and existing regulated 
woodland trees to remain will be guaranteed to be preserved as planted with a conservation 
easement or landscape easement to be granted to the city.  This language shall be submitted to the 
City Attorney for review.  The executed easement must be returned to the City Attorney within 60 
days of the issuance of the City of Novi Woodland permit.  Any associated easement boundaries 
shall be indicated on the Plan. 
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10. 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.

Recommendation 
ECT currently recommends approval of the Revised Preliminary Plan (PSP20-0015) for Woodlands.  We 
continue to suggest that the applicant attempt to reduce the overall proposed impacts to existing woodlands. 
The applicant shall address the items noted in the Woodland Comments Section of this letter prior to receiving 
Woodland approval of the Final Site Plan. 

If you have any questions regarding the contents of this letter, please contact us.   

Respectfully submitted, 

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 

Pete Hill, P.E. 
Senior Associate Engineer 

cc:  Lindsay Bell, City of Novi Planner 
Sri Komaragiri, City of Novi Planner 
Madeleine Kopko, City of Novi Planning Assistant 
Rick Meader, City of Novi Landscape Architect 

Attachments:  Figure 1 – City of Novi Regulated Wetland and Woodland Map 
City of Novi Woodland Tree Replacement Chart 
Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red). 
Regulated Woodland areas are shown in green and Regulated Wetland areas are shown in blue. 
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Site Photos 

Photo 1.  Looking west at area of planted conifers located on north edge of 
the property (ECT, May 2, 2017).  

Photo 2.  Higher quality woodland areas are located on the east side of the 
site; near Wetlands A, B, and C (ECT, July 9, 2019). This is near the area of 
the proposed detention basin.  
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Photo 3.  The surveyed trees have been marked with aluminum (foil-type) tree tags allowing ECT to 
compare the tree diameters reported on the Plan to the existing tree diameters in the field (ECT, July 9, 
2019).  

Photo 4.  Example of surveyed tree that had lost its foil tag. 
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To:
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

CC:
Lindsay Bell, Madeleine Kopko, Kate Richardson,
Victor Boron

AECOM
27777 Franklin Road
Southfield
MI, 48034
USA
aecom.com

Project name:
JSP19-0034 – Taft Knolls III 2019 Revised
Preliminary Site Plan Traffic Review

From:
AECOM

Date:
April 24, 2020

Memo
Subject: JSP19-0034 – Taft Knolls III 2019 Revised Preliminary Site Plan Traffic Review

The revised preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval with 
conditions, as indicated, for the applicant to move forward with the condition that the comments provided below are 
adequately addressed to the satisfaction of the City.

GENERAL COMMENTS
1. The applicant, Trowbridge Land Development, is proposing a 13 unit residential development extending Danyas Way

on the east side of Taft Rd between 10 Mile Rd and 11 Mile Rd.
2. Danyas Way is under the jurisdiction of the City of Novi.
3. The parcels are currently zoned R-4, One-Family Residential.
4. The following traffic-related waivers/variances will be required:

a. A variance for sidewalk offset in the wetlands area.
b. A variance for the eyebrow design radii not meeting City standards.

TRAFFIC IMPACTS
1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 10th Edition, as

follows:

ITE Code:  210 – Single-Family Detached Housing
Development-specific Quantity: 13 Dwelling Units
Zoning Change: N/A

Trip Generation Summary

Estimated Trips  
Estimated Peak-
Direction Trips City of Novi 

Threshold
Above 

Threshold?

AM Peak-Hour 
Trips 14 11 100 N
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PM Peak-Hour
Trips 14 9 100 N

Daily (One-
Directional) Trips 159 N/A 750 N

2. The number of trips does not exceed the City’s threshold of more than 750 trips per day and 100 trips per either the
AM or PM peak hour.

Trip 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. The applicant has not proposed any modifications to Taft Road with the exception of an emergency access road
between Taft Road and Danyas Way.

a. The applicant should provide a sign at the development side of the drive or provide dimensioning indicating
the entrance is less than 100 feet from the gate. Refer to Figure VIII-K of the City’s Code of Ordinances for
details.

b. The emergency access drive is indicated to be paved per cross section on Sheet S2 and note on Sheet
S1.

INTERNAL SITE OPERATIONS
The following comments relate to the on-site design and traffic flow operations.

1. General Traffic Flow
a. The applicant has indicated a road width of 28’ for the proposed extension of Danyas Way which is in

compliance with City standards.
b. The applicant has indicated that the stub of Danyas Way cannot extend to the limit of the property line due to

grading issues and needing an easement from the neighbor’s property. The applicant is proposing the right-of-
way have an easement all the way to the property line.

c. The applicant has indicated an eyebrow near the end of the street and a dead end with no turnaround.
i. The applicant has included radii dimensions of the eyebrow which do not meet Figure VIII-G. The

applicant indicated they will be requesting a variance to prevent further filling or encroachment on
wetlands.

ii. As the eyebrow is intended to serve the purpose of the turnaround, the applicant should provide a
more detailed turning movement diagram to show how the vehicles expected to use the facility can
utilize it to turn around (i.e. delivery trucks, fire trucks, passenger vehicles). A front wheel path has
been provided, however the vehicle is not labeled.

1. The applicant could consider removing the street stub and adjusting the eyebrow radii to
conform with the requirements for a cul-de-sac.
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2. Parking Facilities
a. The applicant should provide information regarding the design of the units, so that it can be determined if there 

is sufficient parking at each dwelling unit or if additional spaces will be necessary. Refer to Section 5.2.12 of the 
City’s Zoning Ordinance for more information.

b. The applicant should indicate where parking will be allowed (if anywhere) on the roadways.
i. In the case that the eyebrow currently proposed is used as a vehicle turn-around, “No Parking” 

signage should be placed along it.
3. Sidewalk Requirements

a. The applicant has proposed sidewalk along both sides of the roadway. 
b. The applicant should indicate sidewalk widths and distance from the proposed back of curb.

i. The sidewalk offset appears to be less than the required 15’ along the wetlands area. The applicant 
may be required to seek a variance if this portion of sidewalk does not comply with the ordinance.

SIGNING AND STRIPING
1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic 

Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping.
a. The applicant should provide a signing quantities table and additional details (quantity and proposed size) 

in future submittals.
b. The applicant should label the proposed sign locations on the site plan.
c. The applicant should include a proposed sign at the end of the stub per Figure VIII-I of the City’s Code of 

Ordinances.
2. The applicant should indicate the proposed signing on site and provide notes and details related to the proposed 

signing.
a. Single signs with nominal dimensions of 12” x 18” or smaller in size shall be mounted on a galvanized 2 lb. 

U-channel post. Multiple signs and/or signs with nominal dimension greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or greater U-channel post as dictated by the weight of the proposed signs. 

b. The applicant should indicate a bottom height of 7’ from final grade for all signs installed. 
c. The applicant should indicate that all signing shall be placed 2’ from the face of the curb or edge of the 

nearest sidewalk to the near edge of the sign. 
d. Traffic control signs shall use the FHWA Standard Alphabet series.
e. Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retroreflectivity 

requirements.

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

Sincerely, 

AECOM

Patricia Thompson, EIT
Traffic Engineer

Paula K. Johnson, PE
Senior Traffic Engineer
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February 28, 2020 

TO: Barbara McBeth- City Planner 
 Sri Ravali Komaragiri- Plan Review Center 
 Lindsay Bell-Plan Review Center 
 Madeleine Kopko-Planning Assistant 

RE: Taft Knolls III 
PSP #20-0015 
PSP #19-0159 
JSP #19-34 
PSP# 19-0114 
PSP# 16-0171 

Project Description:  
Adding 14 single family homes to a subdivision off of Taft Rd. 

Comments: 
• All fire hydrants MUST be installed and operational prior to

any combustible material is brought on site. IFC 2015 3312.1
• MUST keep fire hydrants accessible during construction

phase.
• Corrected on 11/4/19 - MUST have either a paved

secondary access road or grass pavers can be use but
MUST show edge of access road.

• Corrected on 11/4/19 - Secondary access road CANNOT
be part of a driveway to a residence.

Recommendation: 
  APPROVED 

Sincerely, 

Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  

cc: file 

CITY COUNCIL 

Mayor 
Bob Gatt 

Mayor Pro Tem 
Dave Staudt 

Andrew Mutch 

Laura Marie Casey 

Kelly Breen 

Hugh Crawford 

Justin Fischer 

City Manager 
Peter E. Auger 

Director of Public Safety 
Chief of Police 
David E. Molloy 

Fire Chief 
Jeffery R. Johnson 

Assistant Chief of Police 
Erick W. Zinser 

Assistant Chief of Police 
Scott R. Baetens 

Assistant Fire Chief 
John B. Martin 

Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 

cityofnovi.org 
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June 4, 2020 
 
Ms. Lindsay Bell, Senior Planner 
Ms. Barb Mcbeth, City Planner 
City of Novi Engineering Department 
45125 W. Ten Mile Road 
Novi, MI 48375 
 

RE: Proposed Novi Taft Knolls III – Planner 4th review response letter 
 PSP #19-34; PE Job #16-472 

   
Dear Ms. Lindsay Bell: 
 
We have received final site plan review for our engineered Site Plans for the above referenced 
job and have the following responses to address all the comments on each review letter as 
follows:  
 
PLAN REVIEW CENTER REPORT (dated March 16, 2020) 

1. Modification of Existing Conservation Easement – See Attached Exhibit A Easement 
Overlay Plan 

a. We are requesting modification to the existing conservation easement for the 
following reasons:  

i. City requirements requires a 20’ minimum width emergency ingress egress 
to be provided with all cul-de-sac designs so there are multiple ways to 
access in case of an emergency.  We are providing additional conservation 
easements over the property to mitigate the requested widened access. 

1. Previous conservation area 64,148 sq.ft., proposed new conservation 
area 202,797 sq.ft. (see attached Easement overlay plan) 

ii. The current easement is 12’ wide and does not continue all of the way 
through where the current single home drive is located.  We are requesting 
the modification of the easement to be 25’ wide for a 20’ emergency access 
as required. 

iii. No modifications are proposed to be made to the existing drainage 
easement area in the rear of the site. 

b. See note a above. 
c. We will be requesting a variance to prevent further filling or encroachment on 

wetlands. 
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2. Wetland Buffers: 

We proposed signage every 50’ on the plan as recommended by ECT, City of 
Novi wetland consultant’s letter.  The owner will add additional buffers of 
decorative fencing and/or boulders along with signs for more of an esthetically 
pleasing views for future homeowners, but did not want to commit to exact 
location or types on site plan, therefore, the required minimum is shown with 
the intent of going beyond this as part of construction. 

 
3. Road Design 

a. The radius is smaller to preserve the existing wetlands and prevent 
additional filling and/or disruption of said wetlands.  We did increase the 
radius of the pavement to meet the requirements of the Road Commission 
and show a turning radius on the plan showing that a garbage truck and a 
fire engine can easily turn around using only the proposed cul-de-sac.  
Furthermore, this cul-de-sac also includes a stub road and an paved 
emergency access road to provide even more ability to turn around.  We are 
requesting a waiver from City Ordinance Figure VIII-G for the reasons stated 
above which mitigates the concerns. 

b. As stated above, cul-de-sac was made bigger and 2 optional turnarounds as 
the stub and access drive provided as well on the revised plans. 

c. We placed the sidewalk closer to the edge of pavement in the cul-de-sac 
where vehicles would be going slower than the 25 mph speed limit. We did 
this to limit disruption and preserve the natural features and wetland in this 
area.  We are seeking a variance from the standard requirement of 5’ for this 
purpose. 

 
ENGINEERING PLAN REVIEW REPORT (dated April 23, 2020) 
 
All additional engineering details and construction requirements will be made on the final site 
plans and will meet the requirements of the City Engineer. 
 
Sincerely, 

 
Michelle C. Spencer 
Project Engineer 
 
File 
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June 4, 2020 
 
Ms. Lindsay Bell, Senior Planner 
Ms. Barb Mcbeth, City Planner 
City of Novi Engineering Department 
45125 W. Ten Mile Road 
Novi, MI 48375 
 

RE: Taft Knolls III – Waiver and Modification requests PSP #19-34; PE Job #16-472 
   
Dear Ms. Lindsay Bell: 
 
Requesting for the following waivers or modifications as part of site plan approval are as follows:  

1 Request for modification of existing conservation easement to allow for the emergency 
access drive of 25’ through it – mitigation provides an additional 3+ acres of conservation 
easement area granted to the City of Novi. 

2 Request for variance of City of Novi Ordinance Figure VIII-G for the granting of the smaller 
cul-de-sac radius to prevent encroachment and filling of natural resources and wetland.  – 
mitigations for this variance request are: 

a. Pavement meets necessary diameter for turn-a-round of fire truck and garbage truck 
and turning radius’ have been shown on plans. 

b. A stub road and emergency access drive have been provided which give additional 
ability to turn around beyond even the cul-de-sac. 

3 Request for variance of sidewalk closer than 5’ to edge of road ONLY in cul-de-sac to 
prevent encroachment and filling in natural resources and wetland. This variance is only 
requested in a very small area within the cul-de-sac area where car speed is limited.   

4 Request for variance of 25’ wetland setback – no lot will extend into any wetland at any 
location, however, we are requesting a variance to allow the 25’ wetland setback to 
extend into lots 3, 4, 5, 6, 12 and 13 – mitigation for this item are: 
a. A combination of signs, boulder, decorative fences to mark the deed restricted area 

to prevent disruption of any kind to this 25’ setback area. 
b. Additional conservation easement provided over a portion of the site of 3+ acres. 
c.  

5 Landscape waiver – lack of berm at the road.  We are requesting this waiver for 2 reasons  
a. If the berm were put in it would require filling into an existing wetland along Taft 

Road 
b. If the berm were put in it would require cutting down of trees which are being 

preserved because no proposed development is being put within more than 100’ 
from the existing Taft Road right of way. 

This waiver is requested to preserve wetland and natural features. 
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6 Landscape waiver – a landscape waiver is requested for 4 spruce /canopy trees and 7 
subcanopy trees to prevent the planting of said trees in the wetland 

       This waiver is requested to preserve wetland and natural features. 
 

7 Landscape waiver – a landscape waiver is requested to not be required to propose street 
trees along Taft Road because no proposed development is proposed along Taft and because 
the road frontage has a great deal of existing vegetation and wetland area which would be 
negatively impacted if required. 

     This waiver is requested to preserve wetland and natural features. 
 
Sincerely, 

 
Michelle C. Spencer 
Project Engineer 
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ISSUE DATES

BEFORE YOU DIG
CALL MISS DIG

1-800-482-7171

N OT E:   A S AN  AI D  T O T H E CON T RAC T OR
V ARI OU S U T I LI T I ES  AN D U N DERGROU N D
STRUCT URES ARE SHOW N ON THESE PLANS
A N D  P R O F I L E S .  A L L  I N F O R M A T I O N
CONCERNING ALL UTILITIES SHOWN ON THE
PLANS AND PROFILES IS TAKEN FROM FIELD
TOPO AND/OR AV AILABLE RECORDS, BUT THE
OWNER AND ENGINEER DOES NOT GUARANTEE
T H EI R LOC AT I ON /ELE V AT I ON , OR T H AT
ADDITIONAL UNDERGROUND STRUCTURES OR
UTILITIES MAY  NOT BE ENCOUNTERED. IF THE
C O N T R A C T O R  D O E S  E N C O U N T E R  A
PREV IOUSLY  UNIDENTIFIED UTILITY  AND/ OR
STRUCTURE, OR DETERMI NES THAT ONE OF
T H E U T I LI T I ES /  ST RU CT U RES SH OW N  ON
THESE PLANS IS INCORRECTLY  LOCATED, THE
CON TRACTOR SHALL I MMEDIATELY  NOTIFY
THE OW NER AND ENGINEER FOR DIRECTION
ON HOW  TO PROCEED. THE CONTRACTOR WILL
B E RE SP O N SI BL E F O R A LL D A M A G E T O
EX I STI NG UTILI TIES. NOTI FY  "MISS DI G" AT
1-800-482-7171, 72 HOURS PRIOR TO THE START
O F  A N Y  C O N S T R U C T I O N .
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