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THE MEADOWS OF ISLAND LAKE OF NOVI JSP12-65 
Public hearing at the request of Toll Brothers, Inc. for recommendation to City Council for 
approval to include the subject property in the existing Island Lake of Novi Residential 
Unit Development (RUD) and modifications to the RUD concept plan. The subject 
property is 40.68 acres in Section 20 of the City of Novi and located near the northeast 
corner of Ten Mile Road and Wixom Road. The applicant is proposing a 74 unit 
development that would be Phase 7 of the existing Island Lake of Novi development. 
The applicant has also proposed to modify the number of units permitted in the RUD 
Agreement from 884 to 916 in order to allow for the potential future expansion of the 
development. 

Required Action 
Recommend approval/denial of the amended Residential Unit Development 

REVIEW 
Planning 

Engineering 

Traffic 

Landscaping 

Wetland 

Woodland 

Fire 

RESULT 
Approval 
recommended 

DATE 
01-31-13 

Approval 01-31-13 
recommended 
Approval 01-28-13 
recommended 
Approval 12-27-12 
recommended 

Approval 01-21-13 
recommended 
Approval 01-21-13 
recommended 
Approval 01-18-13 
recommended 

COMMENTS 
• Approval not recommended to modify 

the number of units in the RUD from 884 
to 916. 

• City Council modification of lot size and 
width requested. 

• City Council building setback reduction 
requested. 

• Items to be addressed on next submittal. 
Items to be addressed on the Final Site Plan 
submittal. 
Items to be addressed on the Final Site Plan 
submittal. 
• Waiver required for "the discon"tinuation of 

berms in the locations of existing 
vegetation - Staff supported. 

• Waiver required for the lack of a berm 
adjacent to proposed storm basins - Staff 
supported. 

• Items to be addressed on the Final Site 
Plan. 

Items to be addressed on the Final Site Plan 
submittal. 
Items to be addressed on the Final Site Plan 
submittal. 
Items to be addressed on the Final Site Plan 
and/or construction plans. 



Motion sheet 

Approval- Amended RUD 
In the matter of The Meadows of Island Lake of Novi, JSP12-65, motion to recommend 
approval of the Amended Residential Unit Development with the total number of units 
permitted in the RUD Agreement not to exceed the currently permitted 884 units and 
subject to and based on the following findings: 

a. The site is appropriate for the proposed use; 
b. The development will not have detrimental effects on adjacent properties and 

the community; 
c. The applicant has clearly demonstrated a need for the proposed use; 
d. Care has been taken to maintain the naturalness of the site and to blend the use 

within the site and its surroundings; 
e. The applicant has provided clear, explicit, substantial and ascertainable benefits 

to the City as a result of the Amended RUD. 
f. Relative to other feasible uses of the site: 

1. All applicable provisions of Section 2402 of the Zoning Ordinance, other 
applicable requirements of the Zoning Ordinance, including those 
applicable to special land uses, and all applicable ordinances, codes, 
regulations and laws have been met; 

2. Adequate areas have been set aside for all schools, walkways, 
playgrounds, parks, recreation areas, parking areas and other open 
spaces and areas to be used by residents of the development; 

3. Traffic circulation features within the site and the location of parking areas 
have been designed to assure the safety and convenience of both 
vehicular and pedestrian traffic both within the site and in relation to 
access streets: 

4. The proposed use will not cause any detrimental impact in existing 
thoroughfares in terms of overall volumes, capacity, safety, travel times 
and thoroughfare level of service; 

5. The plan provides adequate means of disposing of sanitary sewage, 
disposing of stormwater drainage, and supplying the development with 
water; 

6. The Amended RUD will provide for the preservation and creation of open 
space and result in minimal impacts to provided open space and natural 
features; 

7. The Amended RUD will be compatible with adjacent and neighboring 
land uses; 

8. The desirability of conventional residential development within the City is 
outweighed by benefits occurring from the preservation and creation of 
open space and the establishment of school and park facilities that will 
result from the Amended RUD; 

9. Any detrimental impact from the Amended RUD resulting from an 
increase in total dwelling units over that which would occur with 
conventional residential development is outweighed by benefits 
occurring from the preservation and creation of open space and the 
establishment of school and park facilities that will result from the 
Amended RUD; 

10. The proposed reductions in lot sizes and setback areas are the minimum 
necessary to preserve and create open space, to provide for school and 
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park sites, and to ensure compatibility with adjacent and neighboring 
land uses; 

11. The Amended RUD will not have a detrimental impact on the City's ability 
to deliver and provide public infrastructure and public services at a 
reasonable cost; 

12. The applicant has made satisfactory provisions for the financing of the 
installation of all streets, necessary utilities and other proposed 
improvements; 

13. The applicant has made satisfactory provisions for future ownership and 
maintenance of all common areas within the proposed development; 
and 

14. Proposed deviations from the area, bulk, yard, and other dimensional 
requirements of the Zoning Ordinance applicable to the property 
enhance the development, are in the public interest, are consistent with 
the surrounding area, and are not injurious to the natural features and 
resources of the property and surrounding area. 

g. City Council modification of proposed lot sizes to a minimum of 12,000 square 
feet and modification of proposed lot widths to a minimum of 90 feet as the 
requested modification will result in the preservation of open space for those 
purposes noted in Section 2402.3.B of the Zoning Ordinance and the Amended 
RUD will provide a genuine variety of lot sizes; 

h. City Council deviation to allow a reduced side yard building setback from 10 feet 
to seven feet in several instances with a finding that: 

1. If the deviation were not granted, it would prohibit an enhancement of 
the development that would be in the greater public interest; 

2. Approving the proposed deviation would be compatible with the existing 
and planned uses in the surrounding area; 

3. The proposed deviation would not be detrimental to the natural features 
and resources of the affected property and surrounding area, or would 
enhance or preserve such natural features and resources; 

4. The proposed deviation would not be injurious to the safety or 
convenience of vehicular or pedestrian traffic; and 

5. The proposed deviation would not cause an adverse fiscal or financial 
impact on the City's ability to provide services and facilities to the 
property or to the public as a whole. 

i. (additional comments here if any) 
(because the plan is otherwise in compliance with Article 3, Article 24 and Article 25 of 
the Zoning Ordinance and 01/ other applicable provisions of the Ordinance.) 



Denial - Amended RUD 
In the matter of The Meadows of Island Lake of Novi, JSP12-65, motion to recommend 
denial of the Amended Residential Unit Development Agreement. .. (because the 
proposed Amended RUD would not satisfy the findings and conditions noted in Sections 
2402.4, 2402.6, 2402.B.A and 240B.B.B of the Zoning Ordinance.) 



..... 

PLANNING REVIEW 



PetitIoner 
T oU Brothers, Inc. 

Review Type 

PLAN REVIEW CENTER REPORT 
January 31, 2013 

PIa n ning Review 
The Meadows of Island Lake Of Novi 

JSP12-65 

Revised RUD Amendment, Revised RUD Plan, Revised Preliminary Site Plan and Phasing Plan 

Property Characteristics 
• Site Location: 
• Site' Zoning: 
• Adjoining Zoning: 
• Current Site Use: 
• Adjoining Uses: 

• School District: 
• Site Size: 
• Plan Date: 

North of Ten Mile Road and east of Wixom Road (Section 20) 
RA, Residential Acreage 
North: RA and RA with RUD; South and East: RA; West: RA with RUD 
Vacant 
North: Single-family residential/Existing RUD; South: Vacant, Daycare 
Center, Single-family residential, Fire Station; West: Single-family 
residential/Existing RUD; East: Single-Family Residential, Vacant 
Novi Community School District 
40.68 acres 
12-21-12 

Prolect Summary 
IheqppIJc:qnt,is,prQP()singJ(),qcJcJa,40~68qclt3,pqrcel,n13qr,thenorthE}qsLc:9rnerof,TenMile,Rqoganq 
Wixom Road to the existing Island Lake of Novi Residential Unit Development IRUD) Agreement in 
order to construct 74 single-family residential units. The existing agreement provides review standards 
for the development of the property where the terms of the development differ from the underlying 
ordinance standards. 

There are currently 773 units constructed or approved in the existing Island Lake development. The 
addition of 74 units would bring the total number of units to 847 units, less than the amount permitted in 
the existing RUD Agreement (884 units). The applicant has also proposed increasing the number of 
units permitted in the agreement from 884 to 916 in order to allow for future expansion of the 
development. The additional future expansion area has not been identified. 

The ordinance states that an RUD shall include detached one-famIly dwelling units, as is proposed in 
this phase. The applicant has not proposed any attached units, clubhouses, churches, schools or 
other uses that may be permitted as a part of the proposed development phase. While a variety of 
housing types is expected in an RUQ, the overall density generally shall not exceed the density 
permitted in the underlying zoning district. The applicant has provided a statement that the proposed 
density will increase from 0.89 units/acre to 0.96 units/acre if the RUD Amendment is approved. The 
Island Lake Development is a combination of R-l, One Family Residential, and RA, Residential 
Acreage zoning. 

The previously submitted RUD Plan, RUD Amendment and Preliminary Site Plan and proposed 75 single­
family residential units. The Planning Commission held a public hearing on December 12, 2012 for the 
submitted RUD Plan. At that public hearing several members of the public expressed concerns. The 
Planning Commission postponed consideration of the item and adjourned the public hearing to a 
date to be determined to allow Ihe applicant additional time to address the concerns of detailed in 
the staff and consultant review letters, and the concerns oflhe public. 
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The revised RUD Plan, RUD Amendment and Preliminary Site Plan propose 74 single-family units (1 less 
than previously proposed). The eliminated unit has been converted to open space and parkland and 
the applicant has offered to contribute $25,000 to the Island lake Homeowner's Association to be 
used for the expansion of the existing swimming pool deck. The applicant has also included severa! 
features to aid pedestrians, including a sidewalk connection to the proposed Dinser Drive sidewalk, a 
crosswalk on Wixom Road and the construction of approximately 928 feet of missing sidewalk within 
the Wixom Road right-of-way on the property south of the proposed development. 

Recommendation 
Staff recommends approval of 'the r~vlsed RUD Plan and RUD Amendment to allow for the 
development of the subject property without an increase in the overall allowable units for the entire 
Island Lake of Novi development provided that the Planning Commission recommends and the City 
Council finds that the proposed plan meets the Zoning Ordinance standards for a major change to an 
approved RUD, as -outlined in this letter. If the RUD Plan and RUD Amendment are approved by the 
City Council, the revised Preliminary Site Plan, Woodland Permit and Storm Water Management Plan 
will be considered by the Planning Commission. 

While staff supports the increase in the number of units needed for this phase (an additional 74 units to 
the existing 773 units, and allowed wi'lhin the previously approved maximum of 884 units) as identified 
on the submitted plans, staff does not support the Increase In the allowable number of units above 
what Is shown (an additional 32 units to the overall development to allow up to 916 units) on the 
submitted RUD plan at this time. If at some point in the future, additional land is identified for 
expansion of the RUD development, the applicant may return for revised RUD plan consideration at 
that time. 

RUD Standards 
Any amendment or revision constituting a major change in the approved RUD plan shall be reviewed 
as if it were a new RUD plan. An increase in the number of dwelling units is considered a major 
change. The Planning Commission and City Council are asked to consider the following when 
-evaluating the proposed RUD amendment. Staff comments are underlined and bracketed. 

aJ The appropriateness of the site for the proposed use; 
b) The effects of the proposed use upon adjacent properties and the community; 
c) The demonstrable need for the proposed use; 
d) The care taken to maintain the naturalness of the site and to blend the use within the site and 

its surroundings; 
[While larger, valuable Walnut trees have been preserved along Dinser Drive, a significant 
amount of regulated woodland would be removed as part of the proposed development.l: 

e) The existence of clear, explicit, substantial and ascertainable benefits to the City from the RUD. 
[The applicant has provided a narrative describing the benefits of the RUD.l 

The Planning Commission and City Council shall consider the following factors noted in Section 2402.8 
aspart of their evaluation of the RUD Amendment. Staff comments are italicized and bracketed. 

a) Whether all applicable provisions of this Section [2402 of the Zoning Ordinance], other 
applicable requirements of this Ordinance, including those applicable to special land uses, 
and all applicable ordinances, codes, regulations and laws have been met. 
[The applicant has submitted the required application information.) 

b) Whether adequate areas have been set aside for all schools, walkways, playgrounds, parks, 
recreation areas, parking areas and other open spaces and areas to be used by residents of 
the development. The applicant shall make provisions to assure that such areas have been or 
will be committed for those purposes. 
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[Walkways have generalfy been provided as part of the proposed addition. The applicant has 
set aside 13.7% of the proposed development area as open space, some of which will be 
comprised of a recreation area. The agpficant has offered to donate $25,000 to the Island 
Lake Homeowner's Association to be used for expansion of· the pool deck, an existing 
amenity. 1 

c} Whether traffic circulation features within the site and the location of parking areas are 
designed to assure safety and convenience of both vehicular and pedestrian traffic both 
within the site and in relation to access streets. 
[The applicant has provided for safe traffic flow as indicated in the traffic review letter. 1 

d) Whether, relative to conventional one-family development of the site, the proposed use will 
not cause any detrimental impact in existing thoroughfares in terms of overall volumes, 
capacity, safefy, travel times and thoroughfare Jevel of service! or, in the alternative, the 
development will provide onsite and oftsite improvements to alleviate such impacts. 
[The development will not have a detrimental impact on existing thoroughfares over and 
above development under the existing zoning as indicated in the traffic review letter.) 

e) Whether there are or will be, at the time of development, adequate means of disposing of 
sanitary sewage, disposing of stormwater drainage, and supplying the development with 
water. 
[The applicant has provided for adequate stormwater management and utilities.] 

f) Whether, and the extent to which, the RUD will provide for the preservation and creation of 
open space. Open space .includes. the. preservation .of. significant..natural.assets,including, but· . 
not limited to, woodlands, topographic features, significant views, natural drainage ways, 
water bodies, floodplains, wetlands, significant plant and animal habitats and other natural 
features. Specific consideration shall be given to whether the proposed development will 
minimize disruption to such resources. Open space also includes the creation of active and 
passive recreational areas, such as parks, golf courses, soccer fields, ball fields, bike paths, 
walkways and nature trails. 
[The applicant has set aside 13.7% of the proposed development area as open space, some 
of which will be comprised of a recreation area. J 

g) Whether the RUD will be compatible with adjacent and neighboring land uses, eXisting and 
master planned. 
[Uses permitted in the single-family loning districts are proposed or existing on the surrounding 
parcets to the north and east. The adjacent property at the northeast corner of Ten Mile and 
Wixom Roads is developed as a daycare fadlitv and an undeveloped, wooded lot. The 
Planning Commission and the City Council may wish to the consider the future uses of this 
remainder property, currently zoned and master planned for residential uses.] 

h) Whether the desirability of conventional residential development within the City is outweighed 
by benefits occurring from the preservation and creation of open space and the establishment 
of school and park facilities that will result from the RUD. [One additional pocket park is 
proposed with this phase. Residents of this phase would have access to the parks and open 
space created in earlier phases of the Island Lake Development, with proposed pedestrian 
access provided for the phases located on the east side of Wixom Road" 

i) Whether any detrimental impact from the RUD resulting from an increase in total dwelling units 
over that which would occur with conventional residential development is outweighed by 
benefits occurring from the preservation and creation of open space and the establishment of 
school and park facilities that will result from the RUD. 
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j) Whether the proposed reductions in lot sizes and setback areas are the minimum necessary to 
preserve and create open space, to provide for school and park sites, and to ensure 
compatibility with adjacent and neighboring land uses. 
[A reducnon in lot sizes below the Zoning Ordinance standards is Rroposed. Several lots would 
be deficient in terms of the required side yard setback even under the reduced standard.) 

k) Evaluation of the impact of RUD development on the Citis ability to deliver and provide public 
infrastructure and public services at a reasonable cost and with regard to the planned and 
expected contribution of the property to tax base and other fiscal considerations. 

I) Whether the applicant has made satisfactory provisions for the financing of the installation of 
aU streets, necessary utilities and other proposed improvements. 

m) Whether the applicant has made satisfactory provisions for future ownership and maintenance 
of aJ[ common areas within the proposed development. 
[The new development area would be included in the amended Master Deed and By-laws for 
the Island Lake of Novi development.] 

n) Whether any proposed deviations from the area, bulk, yard, and other dimensional 
requirements of the zoning ordinance applicable to the property enhance the development. 
are in the public interest, are consistent with the surrounding area, and are not injurious to the 
natural features and resources of the property and surrounding area . 

. Ordinance Requirements 
This project wqs reviewed for conformance with the standards of Ihe RUD Agreement. Where the 
agreement falls to address an item of review, the underlying ordinance standards govern the review 
of the site including standards in Article 3 (RA Residential Acreage District), Article 24 (Schedule of 
Regulations), Article 25 (General Provisions) and any other applicable provisions of the Zoning 
Ordinance. /terns in bold below must be addressed by the applicant and or Planning 
COl)1misslon/City Council. 

1. As an optional form of development, the RUD allows development flexibility of various 
types of residential dwelling units (one-family, attached one-family cluster). It is also the intent of 
the RUD option to permit permanent preservation of valuable open land, fragile natural resources 
and ruro!. community character that would be lost under conventional development. This is 
accomplished by permitting flexible lot sizes in accordance with open land preservation credits 
when the residential developments are located in a substanfial open land setting, and through the 
consideration of. relaxation of area, bulk, yard, dimensional and other zoning ordinance standards 
in order fo accomplish specific planning objectives. 

This flexibility is intended to reduce the visual intensity of development; provide privacy; protect 
natural resources from intrusion, pollufion, or impairment; protect locally important animal and 
plant habitats; preserve lands of unique scenic, historic, or geologic value; provide private 
neighborhood recreation; and protect the public health, safety and welfare. 

Such flexibility will also provide for: 
• The use of land in accordance with its character and adaptability; 
• The construction and maintenance of streets, ufilities and public services in a more 

economical and efficient manner; 
• The compatible design and use of neighboring properties; and 
• The reduction of development sprawl, so as to preserve open space as undeveloped land. 
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Amendments and Revisions to an approved RUD plan shall require all procedures and conditions 
that are required for original submittal and review for amendments that are considered IImajor 
changes H

• The addition of land area and increase in the number of dwelling units are both 
considered Umajor changesll

, so full review of the ordinance standards is necessary at this time. 
2. Density: The currently approved RUD Agreement allows up to 884 dwelling units. A total of 773 

dwelling units have been approved for the development through site plan approvals. The 
applicant is seeking to add 74 units in this phase, and increase the permitted density an additional 
32 units for a phase yet to be determined. The applicant has indicated that the density approved 
in the RUD is 0.97 units/acre. With the proposed addition of 32 units, and if the total number of units 
permitted is constructed, the actual density. Will be 0.96 units/acre. The applicant has provided 
the updated density calculations for the entire development and Island Lake of Novi will be within 
the permitt~d density with the new prqposed development area. 

3. lot Size and Area: One-family detached dwellings are subject to the minimum lot area and size 
requirements of the underlying district. RA zoning requires 43,560 sq. ft. lots that are a minimum of 
150 ft. wide. The applicant has proposed a minimum size of 12,000 sq. ft. and ci minimum width of 
90 ft., consistent with the currently approved RUD Agreement standards. The City Councfl may 
modify lot size and width r~qulrements where such modification will result In the preservation of 
open space for those purposes set forth In Section 2402.3B of the Zoning Ordinance and where the 
RUD will provide a genuine variety of lot sIzes. The plans Indicate that a total of 5 acres of open 
space will be maintained In this phase of development (mostly In the perimeter bufferlngl the 
detention basin area and the proposed pocket park), which Is about 13.7 percent of the area In 
this phase. The applicant has provided a summary of fat sizes throughout the entire development. 
Token as a whole, there are a variety of lot sizes throughout Island lake of Novl. In the proposed 
phase; lots range from approximately 12,000 sq. ft. to 28,719 sq. ft., allowing for some variation In 
IQtsl;ze. IhbJs<;Qnsfstent wlthotherphasesof Island lake of NovL 

4. Building Setback: One-family detached dwellings in an RUD are subject to the building setback 
regulations of the underlying zoning district in this case the RA District. The RA District setbacks are 
listed in the attached planning review chart. The applicant has proposed building setbacks 
generally consistent with the currently approved RUD Agreement standards. This setback 
reduction would be permiHed provided the City Councfl agrees to the reduction In lot size and 
area noted above. Additionally, the applicant has proposed a 7 ft. side yard setback in several 
instances, which would be deficient even if the current RUD Agreement standards are used. 
Provided lot sizes and widths are reduced as part of the RUD plan approval, the City Council is 
authorized to grant devlaUons from the strict terms of the Zoning Ordinance with a Council finding 
of the following factors listed In Sec. 2402.6: 

a, That each zoning ordinance provision from which a deviation is sought WOUld, if the 
deviation were not granted, prohibit an enhancement of the development that would be 
in the greater public interest; 

b. That approving the proposed deviation would be compatible with the existing and 
planned uses in the surrounding area; 

c. That the proposed deviation would not be detrimenfal to the natural features and 
resources of fhe affected property and surrounding area} or would enhance or preserve 
such nafural features and resources; 

d. That the proposed deviation would not be injurious to the safety or convenience of 
vehicular or pedestrian traffic. In determIning whether to grant any SLlch deviation, the 
Council shall be authorized to attach reasonabfe conditions to the RUD plan, in 
accordance with Section 2402.10; and 

e. That the proposed deviation would not cause an adverse fiscal or financial impact on the 
City's ability to provide services and facilities fo the property or to the public as a whole. 

The applicant has provided Justification related to the requested deviation indicating there Is a 
conflict between the originally approved RUD and current City ordinances regulaUng 
driveways necessitating a three foot devlaUon for sIde-entry garages. 
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5. Submittal Requirements: The applicant has submitted the items noted in Section 2402.7 of the 
ordinance induding a recent aerial photo with a scale not smaller than 1"=200"; a written 
statement regarding the expected population for the RUD Plan; and a statement regarding the 
proposed mechanism to assure the permanent preservation and maintenance of open space 
areas, RUD amenities, and common areas. 

6. Private Parks arid Recreation Areas: At the Pre-Application meeting, the applicant indicated that 
residents of liThe Meadows" phase would be permitted to use the private parks, recreation areas 
and clubhouse that have been established for the Island Lake community. Staff inquired about 
whether non-motorized improvements would be proposed to assist in allowing for non-motorized 
traffic to cross Wixom Road. The approved Non~Motorized Master Plan shows an existing signalized 
pedestrian crosswalk at Ten Mile Road and Wixom Road, and another crossing location planned 
for Wixom Road, north of Ten Mile Road. The applicant has proposed a sidewalk connection to 
the proposed Dinser Drive sidewalk, a crosswalk on Wixom Road and the construcHon of 
approximately 928 feet of missing sidewalk within the Wixom Road right-of-way on the property 
south of the proposed development. 

7. Special Land Use: The Planning Commission shall also consider the standards for Special Land Use 
approval as a part of its review of the proposed RUD modification, per Section 2402.8.B. 

8. Master Deed and By-laws: The amended Master Deed and By-laws must be submitted for review 
with the Final Site Plan submittal. 

9. Parcel Combination/Split: It appears a parcel combination and/or parcel split is proposed. All 
combina1ion's and splits must be completed prior to Stamping Set approval. 

10. Exterior Signage 1s not regulated by the Planning Division or Planning Commission. Please 
contact Jeannie Niland (248.347.0438) for information regarding sign permits. 

Site Addressing 
The applicant should contact the Building Division for an address prior to applying for a building 
permit. Building permit applications cannot be processed without a correct address. The address 
application can be found on the Internet at www.cityofnovLorg under the forms page of the 
Community Development Department. 

Please contact Jeannie Niland [248.347.0438] in the Community Development Department with any 
specific questions regarding addreSSing of sites. 

street and Prolect Name 
This proposed streets will need approval from the Street and Project Naming Committee. Please 
contact Richelle Leskun (248-347-0579) in the Community Development Department for additional 
information. 

Pre~Construction Meeting 
Prior to the start of any work on the site, Pre-Construction (pre-Con) meetings must be held with the 
applicant's contractor and the Cityrs consulting engineer. Pre-Con meetings are generally held after 
Stamping Sets have been issued and prior to the start of any work on the site. There are a variety of 
requirements, fees and permits that must be issued before a Pre-Con can be scheduled. If you have 
questions regarding the checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 
or smarchioni@cityofnovLorg] in the Community Development Department. 

Chapter 26.5 
Chapter 26.5 of the City of Novi Code of Ordinances generaHy requires all projects be completed 
within iwo 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. 
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A letter from either the applicant or the applicanfs representative addressing comments in this and 
other review letters is required prior to consideraHon by the Planning Commission and with the next 
plan submittal. . 

If the applicant has any quesfions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0586 or kkapelanski@cityofnovLorg. 



Planning Review Summary Chart 
JSP 12-65 The Meadows of Island Lake of Novi 
Revised Preliminary Site Plan and RUD Amendment 
Plan Date' 12-21-12 

Item Proposed 
Property is master planned No change 
for single family residen1ial 
use 
Zoning is currently RA, Ihclusion in the 
Residential Acreage Island Lake of Novi 

RUD 
Use ($ec;'2402) Single-family, 
single family detached detached homes 
homes, etc. proposed 
p~nslty Island Lake has 773 
(RUD.Jetm) dwelling units 

under currently 
884 dWelling units permitted .approved site 
under current RUD plans. 
agreement 

Up to 884 dwelling 
units are permitted. 

The applicant has 
indicated upto74 
units could be 
constructed on the 
subject property 
bring fhe total 
number of units to 
847 units. 

The applicant has 
proposed to add 
32 units to the RUD 
meaning up to 916 
units could be 
developed in order 
to allow for 
potential 
expansion of Ule 
RUD in the future. 

RU D Ordinance Standards (SeC; 2402} 
Required property size - 40.68 acres 
20 acres 
Detached one-family Detached one-
dwellings permitted family dwellings 

Meet 
Requirements? Comments 
Yes 

Applicant has submlHed an 
amendment to the Island lake RUD 
Agreement. 

Yes 

See the planning review leHer for 
addillonallnformatlon. 

The applicant has Indicated the total 
density of the Island Lake of Novi 
development will be 0.96 units per 
acre t consIstent with the originally 
approved density of 0.97 units per 
acre. 

f·,,, The applicant has IndIcated the" 
additional 32 units are proposed to 
be included in the RUD to allow for 
additional expansion of the 
development In the future. 

Yes 

Yes 



Meet 
Item' Proposed Requirements? Comments 
Minimum Lot Size Minimum lot size No The City Council may modify such 
(Sec.2402;4.'66dkUbte/mj 12,000 sq. ft. lot area requirements where such 
One-family detached modification will result In the 
dwellings are subject to the preservation of open space for those 
minimum lot area purposes set forth In subpart 2402.38 
requirements of the 9nd where the RUD will provide a 
underlying district. RA zoning genuine variety of lot sizes. 
requires 43,560 sq. ft. lots. 

See the planning review leHer for 
Non waterfront lots in the additional Information. 
RUD are required fo be a 
minimum of 12,000 square 
feet 
Minimum Lot Width Minimum 90 ft. lot No The City Council may modify such 
($e<;~';14b2.#:pnclTR.Oi:s·teimj width lot width requIrements where such 
One-family detached modificatIon will result In the 
dwellings dre subject to the preservation of open space for.those 
minimum lot width purposes set forth In subpart 2402.38 
requirements of the and where the RUD will provide a 
underlying district. RA zoning genuine varIety of lot sizes. 
requires 150 ft. lot widfhs. 

lot sizes In this proposed Phase 7 are 
Non waterfront lots in the similar to lot sizes In the recently 
RUD are required to bea . addedPhase5C, whlchlscurrently 
minimum of 90 feet wide under constructIon west of Oak 

PoInte Church. 

B.~It?rn~LS~!.~.?c,~s, Front: Min. 30 ft. No 7' sIde yard setbac k shown in 
tSec.{2402,Sand;RUbJermj Rear: 35 ft. several Instances. 
One-family detached Side: 7 ft. 
dwellings shall be subject to Aggregate Side: 30 Provided lot sizes and widths are 
the minimum requirements ft. reduced as part of final approval of 
of the zoning district, an RUD plan, the City Councfl shall 
RA zoning Entire building be authorized to grant deviations 
Front: 45 ft. envelope shown from the strict terms of the zoning 
Rear: 50 ft. on plans ordinance with a Council finding of 
Side: 20 ft. the factors listed In Sec. 2402.6. 
Side Yard Aggregate: 50 ft. 

If lot sizes are reduced in 
accordance with Sec. 2402. 
4 yard requirements shall be 
governed by that zoning 
district which has minimum 
lot area and width 
standards that correspond 
to the dimensions of the 
particular lot. 

For 90 foot wide lots: 
Front: 30 feet 
Rear: 35 feet 
Side Minimum: 10 feet 



Meet 
(tem Proposed Requirements? Comments 
Side Combined: 30 teet 
""Ifllf!lum Floor Area (Sec. No minimum' unit N/A Building size reviewed at plot plan 
24QO) size shown or phase 
Units must be greater than required at this 
1,000 square feet point 
BlJllglr1Q~elght No elevations N/A Building height reviewed at plot plan 
(SeC.:2466j provided at this phase 
Buildings shall not ..I time 
2 1;2 stories or 35 feet 
Sidewalks Sidewalks shown Yes 
(RUb·Iei'm) 
A pedestrian network plan 
was approved as part of the 
RUD. This plan requires 
sidewalks along all internal 
roads. 

9P~rl~p<:lC;e The current plan Yes See the planning review letter for 
(RUb}errn) does nof encroach addltfonallnformation. 
The RUD includes. an open into those areas 
space plan, indicating designated for 
certain areas to be set aside open space. The 
as community open space proposed 

development area 
includes ,13]%" I······ 

open space. 

Review Prepared by Kristen KapelanskL AICP 
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cityofnovi.org 

Petitioner 
Toll Bros. Inc., applicant 

Review Type 

PLAN REVIEW CENTER REPORT 
January 31, 2013 

. Engineering Review 
The Meadows of Island Lake of Novi 

JSP12-0065 

Revised Preliminary Site Plan 

Property Characteristics 
• Site location: 
• Site Size: 

Plan Date: 

. prolectSummary 

E. of Wixom Rd and N. of Ten Mile Rd 
40.68 acres 
December 21, 2012 

• Construction of a 75 lot two-phase single family subdivision on approximately 40.68 
acres. Site access would be provided by Wixom Road and Acorn Trail. 

• Water service would be provided by the existing 12-lnch water mains on Wixom Rd 
that would be extended through the proposed development as an 8-inch public 
water man. Extension of the water maih across the Ten Mile Road and Dinser Road 
frontages as a 12-inch water main. 

• Sanitary sewer service would be provided by a 1 O-Inch extension from the existing 
1 O-inch sanitary sewer along the west side of Wixom Road with a stub to Dinser Drive. 

• storm water would be collected by two storm sewer collection systems, 'one 
directing flow Into an expansion of the existing detention basin (Basin 1) in Island 
Lake 3C and the other directing flow into a proposed detention basin (Basin 2) south 
of Basin 1. Basin 1 and Basin 2 are proposed to discharge into a storm sewer network 
fhat ultimately outlets into Island Lake. 

Recommendation 
Approval of the Revised Preliminary Site Plan and Preliminary storm Wafer Management 
Plan Is recommended. 



Engineering Review of Revised Preliminary Site Plan 
The Meadows of Island Lake of Novl 
JSP12-0065 

Comments: 

January 31,2013 
Page 2 of 5 

The Revised Preliminary Site Plan meets the genera! requirements of Chapter 11, the 
Storm Water Management Ordinance and the Engineering Design Manua! with the 
following items to be addressed at the time of Final Site Plan submittal (further 
engineering detail will be required at the 'time of the final site plan submittal): 

Additional Comments (to be addressed prior to the Final Site Plan submittal): 

General 
1. The City standard detail sheets are not required for the Final Site Plan 

submittal. They will be required with the Stamping Set submittal: 

Water Main 
2; Provide a profile for all proposed water main with a noie stating that a 

minimum cover of five and one-half r5~) feet shall be maintained at all tImes. 
3, Three (3) sealed sets of revised utility plans along with the MDEQ permit 

application (1/07 rev,} for water main consfruction and the Streamlined 
Water Main Permit Checklist should be submitted to the Engineering 
Department for review1 assuming no further design changes are anticipated. 
Utility plan se.ts shallinclud~ only the cover sheet any applicable utility sheets 
and the standard detail sheets. 

Sanitary Sewer 
4. Provide a profile for all proposed sanitary sewer with a note stating,that a 

minimum cover of four (4) feet shall be maintained at all times. 
5. Revise the sanitary sewer service area to show how the area south of 

Delmont Drive and west of the lTC property will be served; elther by the 
sanitary stub provided in Island lake 3C or the proposed sanitary stub on 
Dlnser Drive. The sanitary service area for the proposed stub should be 
maximized to eliminate any breaks in service area. This may require an 
Increase in invert depth for the proposed stub on Dinser Drive. 

6. Five (5) sealed sets of revised utility plans along with the MDEQ permit 
application (11/07 rev.) for sanitary sewer construction and the Streamlined 
Sanitary Sewer Permit CertificatIon Checklist should be subrnitted to the 
Engineering Department for review, assuming no further design changes are 
anticipated. U"lility plan sets shall include only the cover sheet any 
applicable utility sheets and the standard detail sheets. Also, the MDEQ can 
be contacted for an expedited review by their office. 

Storm Sewer 
7. Provide a profile of the proposed storm sewer showing a minimum cover of 3 

feet and all catch basin sumps., 

B. Provide the location for all residentidl sump leads. All leads must discharge 
Into the SUbdivision's starn. sewer network. 



Engineering Review of Revised Preliminary Site Plan 
The Meadows of Island Lake 01 Nov! 
JSP12-0065 

Storm Water Management Plan 

January 31,2013 
Page 3 of 5 

9. 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. 

10. A revised storm Drain Maintenance agreement for Island Lake 3C may be 
required for the changes to Basin 1. 

Paving & Grading 
11. Provide spot elevations to demonstrate a level landing adjacent to each side 

of the pathway crossing and general ADA compliance. 

12. No more -than 1,4" vertical obstacle shall be allowed at each transitIon 
between the pathway and the drive approach. 

Off-Site Easements 

13. Provide a temporary construction easement for the detention basin 
expansion in Island Lake 3C. 

14. Provide a revised storm Drainage Maintenance Agreement for Island Lake 
3C 

The followIng must be submitted at the time of Final Site pran submittal: 

15. A Je.tterfr()ll1e.jther the applicqn.torjhe CppIi9Qnt'se,ngineermust be 
SUbmitted with the Final Site Plan highlighting the changes made to the plans 
addressing each of the comments listed above and indicanng Jhe revised 
sheets invotved. 

16. An itemized construcfion 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 not any costs associat~d 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, conkol structure, pretreatment structure and 
restoration) . 

The followIng must be submitted at the tlme of Stamping Set submittal: 

17. A draft copy of the maintenance agreement for the storm water facilitIes, as 
outlined in the storm Water Management Ordinance, must be submiHed to 
the Community Development Department with the Final Site pran. Once the 
form of the agreement is approved, this agreement must be approved by 
City Council and shall be recorded in the office of the Oakland County 
Register of Deeds. 

18. 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. 



Engineering RevIew of Revised Preliminary Site Plan 
The Meadows of Island Lake of Novl 
JSP12-0065 

January 31, 2013 
Page 4 of 5 

19. 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. 

20. A 20-foot wide easenient where storm sewer or surface drainage crosses lot 
boundaries must be shown on the Exhibit B drawings of fhe Master Deed. 

21. Executed copies of any required off-site utility/construction easements must 
be submitted to the Community Development Department. 

The following must be addressed prior to construction: 

22. A pre-construction meeting shall be required prior to any site work being 
started. Please contact Sarah Marchioni in the Community Development 
Department to setup a meeting (248-347-0430). 

23. A City of I'Jovi Grading Permit will be requIred prior to any grading on the site. 
This permit will be issued at the pre-construction meeting. Once determined, 
a grading permit fee must be paid to the City Treasurer's Office. 

24. An NPDES permit must be obtained from the MDEQ because the site is over 5 
acres in size. The MDEQ requires an approved plan fo be submitted wIth the 
Notice of Coverage. 

25. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact 
Sarah Marchionlln the Community Development Department (248-347-0430) 
for forms and information. 

26. A permit for work within the right-of-way of Wixom Rd and Dinser Dr must be 
obtained from the City of Novi. The application is available from the City 
Engineering Department and should be filed at the time of Final Site Plan 
submittal. Please contact the Engineering Department at 248w 347-0454 for 
further information. 

27. A permit for work within the right-of-way of Ten Mile Rd must be obtained 
from the Road CommIssion for Oakland county. Please contact the RCOC 
(248-858-4835) directly with any questions. The applicant must forward a 
copy of this permit to the City. Provide a note on the plans indicating all work 
within the right-of-way will be constructed in accordance with the Road 
Commission for Oakland County standards. 

28. A permit for water main construction must be obtained from the MDEQ. This 
permit application must be submitted through the City Engineer after the 
water main plans have been approved. 

29. A perrnit for sanitary sewer construction must be obtained from the MDEQ. 
This permit application must be submitted through the City Engineer dfter the 
sanitary sewer plans have been approved. 

30. Construction Inspection Fees to be determined once the construction cost 
estimate is submitted must be paid prior to the pre-construction meeting. 
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January 31,2013 
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31. A storm water performance guarantee, equal to 1.5 times the amount 
required to complete storm water management and facilities as specified in 
the storm Water Management Ordinance, must be posted at the Treasurer1s 
Office. 

32. An il1cotllplete site work performance guarantee, equal to 1.5 times the 
amount required to complete the site improvements (excluding the storm 
water detention facilities) as specified in the Performance Guarantee 
Ordinance, must be posted at the Treasurer1s Office. 

33. A streef sign financial guarantee in an amount 'to be determined ($400 per 
traffic confrol sign proposed) must be posted at the Treasurer's Office. 

34. Permits for the construction of each retaining wall (if applicable) must be 
obtained from the Communlfy Deve!opment Department (248-347-0415). 

Please contact Adam Wayne at (248) 735-5648 with any questions. 

~~ 
cc:· BeriCr6y, Engineering· 

Brian Coburn, Engineering 
Kristen Kapelanski, Community Development Department 
Tina Glenn, Water & Sewer Dept. 
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TRAFFIC REVIEW 



January 28, 2013 

Barbara McBeth, AICP 
Deputy Director of Community Development 

City of Novi 
45175 W. Ten Mile Rd. 
Novi, MI 48375 

SUBJECT: The Meadows (of Island lake of Novi)1 JSP12-0065, 
Traffic Review of Revised Island Lake RUD Amendment (PRUD13~0003) 
& Revised Preliminary Site Plan (PSP13-0039) 

Dear Ms. McBeth: 

At your request, we have reviewed the above and offer the following recommendation and 

supporting comments. 

Recommendation 

\A(e recommend approval of the above two items, subject to the items shown below in bold 
being satisfactorily addressed oothe final site plan; 

Site Description 
What is the applicant proposing, and what are the surrounding land uses and road network? 

1. The applicant is proposing 74 single-family home sites on a 40.68-acre site on the 
northeast corner of Wixom and 10 Mile Roads (surrounding two outlots at the immediate 
corner). Primary vehicular access would occur via an easterly extension of Drakes Bay from 
its current east te,rminus at Wixom Road, and secondary vehicular access would occur via a 
southerly extension of Acorn Trail (from an earlier phase of Island Lake), 

2. Most surrounding land is in residential use or undeveloped. Earlier phases of Island Lake 
lie to the north and west, scattered homes in residential-acreage districts are south and 
east, and a City fire station is located on the south side of 10 Mile opposite Wixom Road. 

3. Wixom Road is a 35-mph minot arterial under City of Novi Jurisdiction. This two-lane road 
widens to include a center left-turn lane at selected locations, such as Drakes Bay, A speed 
study done for the City showed that the average daily traffic {ADT} volume at a pOint about 
midway between 10 and 11 Mile Roads was approximately 7,500 vehicles in November 
2010; however, a just-completed study at Wixom and Glenwood (north of 11 Mile) shows 
that Wixom's daily volume has increased about 20% over the past two years. 

Trip Generation & Traffic Study 
Was a traffic study submitted and was it acceptable? How much new traffic would be generated? 

Clearzoning, Inc 2B02'l Soulhfield Road, Lathrup Village, rv\ichigan 40076' 246.423.1776 
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4. Seventy-four single-family detached homes can be expected to generate about 796 one­
way vehicle trips per day, 61 in the AM peak hour (15 entering and 46 exiting) and 80 in the 
PM peak hour (50 entering and 30 exiting). Since peak-hour, peak-direction trips would be 
less than 75, the applicant does not need to prepare and submit a formal traffic study. 

Vehicular Access locations 
Do the proposed IIdrlveway" locations meet City spacing standards? 

5. As indicated above, both points of vehicular access would be extensions of existing streets. 
Relative to the primary access on Wixom Road, the nearest existing intersections are 10 
Mile Road to the south and Braeburn lane to the north, both about 900 ft from Drakes Bay. 

Vehicular Access Improvements 
Will there be any improvements to the abutting road(s) at the proposed access polnt(s)? 

6. None have been proposed, other than a note (on plan sheet 15) indicating that the 
southbound center-lane approach to Drakes Bay will be re-striped for a left-turn lane. This 
re-striping will have to be detailed on the final site plan. Based on the plan's renditIon of 
existing conditionsl it appears that it would ,be feasibJe to provide an adequate, 75-ft­
long southbound left"turn lane at least 10-12-ft wide, extending nqrth from an Imaginary 
east-west extension of the north curb of Drakes Bay; over this distance} all crossh"atchlng 
will havetobeground of (a 4-inch-wide solid white line placed along the west side of 
the turn lane, and a left-only arrow and the word ONLY painted on the pavement. A 50-
ft-long entry gap should then be provided north of the full-width left-turn lane .. by 
grinding off the double-yellow striping west of the centerline as well as all crosshatching. 

7. To afford northbound left-turn drivers a sense of equal turning priority, the lane markings 
on the northbound approach should be extended north to a point opposite a,n Imaginary 
east-west extension of the south curb of Dral<es Bay_ 

8. The approved 2002 plan for Island Lake called for a RIGHT LANE MUST TURN RIGHT (R3-7R) 
sign on southbound Wixom Road approaching Drakes Bay, at the north end of a 60-ft-long 
solid white stripe separating the right-turn lane from the through lane (and about 80 ft in 
advance of the north curb of Drakes Bay). HoweverJ as can be seen in the attached photo, 
no such sign existed as of May 2009. Given the proposed addition of a southbound left­
turn lane at this location, we recommend that a feft-only + through-only + right-only 
Lane Control (R3-8b) sign be installed in place of the missing R3-7R. 

9. The 2010 speed sample on Wixom Road near Delmont Drive showed that 38% of the traffic 
in the 5:00-6:00 p.m. peak hour was northbound. Making the worst-case assumption that 
this percentage of all traffic entering The Meadows would turn right from Wixom Road 
that hour, the entering right-turn volume would be 19 vehicles. It may be reasonable to 
also assume that the ADT volume on Wixom at this location is now 20% higher than it was 

at Delmont in 2010 (per comment 3 above), or 9/000 vehicles. Coincidentally, the above 

ClearzoningJt
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combination of peak-hour right-turn volume and roadway ADT volume appears to exactly 
equal the Citis warrant for a right-turn taper (per DCS Figure IX.l0). However, assuming 
that at least some traffic would enter via Acorn Trail/Braeburn lane or existing Drakes Bay, 
the warrant would not quite be met, even under the assumed new level of through traffic. 
Given this conclusion, the moderate (35-mph) speed limit, and the entry design of.other 
side streets to the north, we are not recommending (and the applicant is not proposing) 
deceleration and/or acceleration tapers on Wixom at Drakes Bay East. 

Access Drive DesIgn & Control 
Are the proposed design, pavement markings, and signage satisfactory? 

10. The first boulevard island upon entering from Wixom Road would be about 58 ft long, 
slightly longer than the Novi standard but shorter than the maximum permitted (per Des 
Figure IX.3). The nose offset, individual entering and exiting road widths, and curb return 
radii all meet City standards. 

11. Consistent with our pre-application comments, the only pavement markings on the new 
westbound approach to Wixom Road would be those for a north-south crosswalk. 
Currently, the plan simply notes IIpro. 8' wide crosswalk striping." The final site plan 
should show two MMUTCD-standard 6-inch-wide white longitudinal stripes spaced 8 ft 
apart (the width of the paved safety path north and south of this Intersection). 

12. Since the preliminary site plan was first submitted, an east-west crosswalk has been added 
on the north side of the Wixom/Drakes Bay intersection, with an attached note reading in 
part I/(Design to match two (2) existing painted crosswalks further north on Wixom Road)." 
The pattern and color of this crosswalk must be consistent with MMUTCD standards and 
detailed on the final site plan. 

13. The two Keep Right signs now proposed at the 28-ft-wlde opening between the two 
boulevard islands are unnecessary and should be deleted. 

14. To afford drivers turning right onto Drakes Bay East from lake View Drive a better 
opportunity to notice and benefit from the proposed westbound lane Control (R3-8 
modified) sign, that sign should be relocated 55 ft to the west; where it would still be 80 ft 
in advance of the STOP sign. 

15, Clear-vision triangles consistent with DCS Figure VIlI-E and 11 Mile Road's 35-mph speed 
limit should be shown on the plan at Wixom and Drakes Bay East. 

Pedestrian Access 
Are pedestrians safely and reasonably accommodated? 

16. An 8-ft-wide safety path is proposed along Wixom Road~ consistent with what was 
previously provided for Island Lake along this side of the road to the north. The plan 
should note the type of paving proposed for this path (concrete or asphalt). 
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17. In response to our pre-application comments, a walk was proposed between the 
development and the 10 Mile sidewalk, roughly midway along the development's 10 Mile 
Road frontage. The plan should note that this walk and the 6·ft-wide walk along the 
north side of 10 Mile will be constructed of Portland cement concrete. 

18. Unless otherwise specified by the City's ADA Compliance Officer, ADA-compliant sidewall< 
ramps - equipped with detectable warning surfaces - should be provided on the: 

a. Safety path on both sides of Dral<es Bay East. 

b. Ten Mile Road sidewalk on the west side of Dinser Drive. 

c. All rnternal sidewall< stubs (which have now been proposed in all requested 
locations), 

Circulation & Parking 
Can vehicles safely and conveniently maneuver through the site? 

19. All proposed street widths, centerline radii, and curb return radii meet or exceed City 
standards. The two very short U streets substantially conform to City design standards for 
a cul-de-sac turnaround. 

20. The sign symbols distributed around the plan show only one street-name Sign per 
intersection. Both streets at each intersection (both external and internal) must be 
equipped with a street-name sign. 

21. To help ensure circulation by emergency vehicles, each U-street island should be 
equIpped with two pair of back-to-back, 12·inch No Parking symbol (R8~3) signs. Such 
sign posts should be located at the ~ and % points around the periphery of each island. 
(Since there is no approaching centerline relative to each of these two islands, there is no 
need for the customary Keep Right Sign.) 

22. Given proposed phasing, it appears likely that after the construction of Phase 7 A but 
before construction of Phase 7B, there may be two temporary, 108-130~ft·long stubs in 
Drakes Bay East south of Meadow View Drive. At a minimum, the pia n should call for the 
temporary placement of an End of Road (OM4·3) marker on the centerline at the end of 
each stub. A plan note should be included calling for the removal of the two markers 
upon extending the road into Phase 7B. 

23. The same sign legend appears on each of several sheets. The plan should clarify that this 
sign legend / sign quantity table applies to the entire plan, not just the particular sheet 
on which it appears. Also, reflecting earlier comments, the table should include: 
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a. A left-only + through-only + right-only lane Control (R3-8b) sign (for 5B Wixom 
approach to Drakes Bay.) 

b. One Lane Control (R3-8 modified) sign, specifically a left-only + shared through/right 
sign, not two as now listed (for WB Drakes Bay). 

c. Two diagrammatic Keep Right (R4-7) signs, not two as now listed (for the west end of 
the west boulevard island and the east end of the east boulevard island). 

d. A total of 14 street-name signs, not seven. Per City standards (available from the City 
Engineering Division), the street-name signs at the Wixom/Drakes Bay East intersection 
will be larger than the internal signs. 

e. A total of eight No Parking Symbol signs (R8-3, 12-inch size), mounted on four posts 
(two on each U-street island). 

f. Two End of Roadway (OM4-3) object markers (red reflective diamond panels) (for 
temporary placement in Drakes Bay East prior to construction of Phase 7B). 

Sincerely, 

.CLEARZONINGJINC. 

Rodney L Arroyo, AICP 
President 

Attachment: 

William A. Stimpson, P.E. 
Director of Traffic Engineering 

Google street-level photo of SB Wixom Rd approach to Drakes Bay 
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cityofnovLorg 

Property CharacterIstics 

Recommendation 

PLAN REVIEW CENTER REPORT 
December 27, 2012 

Revised Preliminary Landscage Review 
Meadows of Island Lake JSP# 12-0065 

Approval of the Revised Preliminary Site Plan for Meadows of Island Lake JSP#12-65 Is 
recommended provided the Applicant receives the necessary waivers from the 
Planning Commission. 

OrdInance ConsIderations 
Adjacent to Residential- Buffer (Sec. 2509.3.a.) 

1. The project is completely surrounded by residentially zoned properties. There are 
no requirements for buffering between residentially ioned properties. 

AdIacent to Public Rrghts-of-Way - Berm (Wall) & Buffer (Sec. 2509.3.b.l 
1. The project property is adjacent to public right of ways on Dinser, Ten Mile and 

Wixom roads. A thirty four foot (34') wide landscaped greenbelt and berm is 
required at the exterior road frontages. The non-access greenbelt has been 
adjusted so as not to include any portion of proposed lots. The Applicant has 
met these requirements with the exception of discontinuing the berms in areas 
where existing mature vegetation and protected trees are to be preserved. 
The discontinuation of the berms In the locations of exIsting vegetation would 
require a PlannIng CommIssIon waiver. Staff would support the waiver. 

2. Berms have been discontinued where located adjacent to proposed storm 
basins along Wixom Road. A landscape berm Is requrred In this location or a 
waiver will be necessary from the Planning CommissIon. Staff would support the 
waiver as the Wixom Road basin Is the continuatIon of an existing basin with no 
existing berm. The Applicant has proposed significant landscape along this 
buffer zone as a screen for the basin. The Applicant has further provided 
additional plantings at the main basin in areas off the subject site but on Island 
Lake property. These will enhance the existing basin. 

Street Tree Requlren1ents (Sec. 2S09.3.b.l 
1. Street tree requirement calculations have been provided. 

a. The Applicant has met the requiremenf for street trees on proposed internal 
roadways. 

b. The Applicant has met the requirement for street trees on proposed external 
roadways. Sub-canopy trees have been substituted for full size canopy trees 
where overhead utility lines exist as allowed under the ordinance. 

2. The Applicant has met landscape requirements at proposed cul-de-sac islands. 



Revised Preliminary Landscape Plan 
Meadows of Island Lake 

Parking landscape (Sec. 2509.3.c.) 
1. No public parking areas have been proposed. 

BuildIng Foundation landscape (Sec. 2509.3.d.l 
1. No public buildings are proposed. 

Plant Ust (lDM) 

December 21, 2012 
Page2of3 

1. The Plant List meets the requirements of the Ordinance and Landscape Design 
Manual. 

Planting Details & Notations (lDM) 
1. Planting Details and Notations meet the requirements of the Ordinance and 

Landscape Design Manual. 

Irrigation (Sec. 2509 3.f.(6)(b» 
1. All landscape areas are required to be irrigated. A note has been provided 

stating that the existing irrigation system will be appropriately modified in the 
area of the addition. 

General. 
1. Woodland and Wetland reviews will be completed by the City Consultant upon 

submittal of the Preliminary Site Plan. 
2. Please specify a native seed mix for the interior of storm basins. 

Please follow guidelines of the Zoning Ordinance and Landscape Design 
Guidelines. This review is a summary and not intended to substitute for any 
Ordinance. For the landscape requirements, see the Zoning Ordinance 
landscape section on 2509, Landscape Design Manual and the appropriate 
items in the applicable zoning classification. Also see the Woodland and 
Wetland review comments. 
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Financial RequIrements RevIew 
0 e comple e a rmeo Ina Ie an evew. T bit d t r f F I s't PI R I 

Item Amount Verified Adjustment Comments 
FuJI $ 151.416 Includes street trees. 
landscape Does not incfude irrigation costs. 
Cost Estimate 
Final $ 2,271.24 1.5% of full cost estimate 
Landscape Any adjustments to the fee must be paid in full 
Review Fee prior to stamping set submittal. 

Financial Regulrements{Bonds & Inspections) 
Require 

Item d Amount Verified Comments 
Landscape YES $ 171,416 Does not incfude street trees. 
Cost Estimate Includes irrigation. 
Landscape YES $ 257,124 This financial guarantee is based upon 150% of the verified 
Financial cost estimate. For Commercial, this letter of credit is due 
Guaranty prior to the issuance of a Temporary Certificate of 

Occupancy. 
For Residential this is letter of credit is due prior to pre-
construction meeting. 

landscape YES $ 10/284.96 For projects up to $25010001 this fee is $500 or 6 % of the 
Inspection Fee amountofthetandscape cosfestimate, whichever is 
(Development greater. 
Review Fee 
Schedule This cash or check is due prior to the Pre-Construction 
3/15/99) meeting. 
Landscape YES $ 1,542.74 This fee is 15% of the Landscape Inspection Fee. 
Administration This cash or check is due prior to the Pre-Construction 
Fee meeting. 
(Development 
Review Fee 
Schedule 
3/15/99) 
Transformer NO $0 $500 per transformer if not included above. 
Financial For Commercial this letter of credit is due prior to the 
Guarantee issuance of a Temporary Certificate of Occupancy. 

For Residential this is letter of credit is due prior to pre-
construction meeting. 

Street Tree YES $ 103,200 $400 per tree. 
Financial 
Guaraniy 
Street Tree YES $ 6/192 6% of the Street Tree Bond as listed above. 
Inspection Fee 
Street tree YES $ 6,450 $25 per tree, 
Maintenance 
Fee 
Landscape YES $ 17,141 10% of verified cost estimate due prior to release of 
Maintenance Financial Guaranty. 
Bond 
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Environmental Consulting & Technology, Inc. 

January 21, 2013 

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

Re: The Meadows of Island Lake of Nbvi 
Wetland Review of the Revised Preliminary Site Plan 
JSP12-0065 

Dear Ms. McBeth: 

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site 
Plan (Plan) for the proposed The Meadows of Island Loke of Novi project prepared by Alpine 
Engineering, Inc. dated December 21, 2012. The Plan was reviewed for conformance with the 
City of Novi Wetland and Watercourse Protection Ordinance and the natural features setback 
provisions inthe Z()ning Ordirl~nce.ECT previously visited the site on ()ctober 31/ 2012 ""ith 
the Applicant's · wetland · consultant (King · & MacGregor Environmental) for thepllrp~se of a 
Wetland Boundary Delineation. 

During the Wetland Boundary Delineation, two areas of on-site wetland were delineated and 
flagged. The northernmost wetland appears to be the result of a man-made 
depression/excavation and is considered non-essential by ECT. · The southernmost wetland 
appears to. be a City of Novl essential wetland but not regulated by the MDEQ. The wetland 
boundaries appear to be accurately depicted on the Plan. 

The proposed development is located north of Ten Mile Road and east of Wixom Road in 
Section 20. The proposed project involves the construction of a 2-phase site condominium 
development (totaling 74 units), associated roads and utilities and two stormwater detention 
basins. 

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

Wetland Impact Review 
As previously noted, two (2) relatively small areas of emergent wetland exist on this parcel 
totaling 0.17 acres of wetland (see Figure 1). The following table summarizes the existing 
wetlands and the proposed wetland impacts: 
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Table 1. Proposed Wetland Impacts 

Wetland Wetland City Regulated? MOEQ' 
Area Area Regulated? 

(acres) 

A 0.03 City Regulated No 
IN on-Essential 

B 0.14 City Regurated No 
IEssentlal 

TOTAL 0.17 -- --

Impact Impact 
Area (acre) Volume (cubic 

yards) 

0.03 Information 
Not Provided 

0.14 Information 
Not Provided 

0.17 Information 
Not Provided 

Based on the essentiality criteria outlined in the City of Novi's Wetland and Watercourse 
Protection OrdinanceJ ECT believes that Wetland A does not appear to be City-essential 
wetland. Wetland A appears to be a man-made depression located along an existing 
property/lot boundary. This wetland area is dominated by Phragmites (common reed), an 
invasive species. It is ECl's opinion that this wetland area is a non-essential wetland and Is not 
deemed essential to the preservation of the natural resources of the city because it does not 
appear to meet one or more· of. the· essentiality criteria set forth In the CityJs Wetland and . 
Watercourse Protection Ordinance (subsections 12-174{b)(1) (10)). 

Wetland B on the south side of the project site, appears to be considered essential by the city as 
it appears to meef 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.). 

This information has been noted in the Proposed Wetland Impacts tablel above. Because 
neither wetland is contiguous to or within 500 feet of any inland lakes, streams or ponds and Is 
less than five acres in size, they do not appear to be regulated by the Michigan Department of 
Environmental Quality. 

The filling of Wetland A is proposed for the purpose of constructing lots 16 and 17. The filling of 
Wetland B is proposed for the purpose of constructing lots 48J 49 and 50. 

In addition to wetland impactsf the Plan also specifies impacts to the 25-foot natural features 
setbacks. As with the Preliminary Site Plan submittal, the current Plan does not indicate the 
impact areas (i.e., calculated area in square feet) associated with the proposed disturbance to 
the 25-foot wetland setbacks. This inform~t1on Is necessary in order to complete an 
Authorization to Encroach the Regulated 25-Foot Wetland Setback at the time of project 
permitting. This information should be provided on the Final Site Plan. 
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Comments 

The following are repeat comments from ECl's Wetland Review of the Preliminary Site Plan 
Letter dated December 3, 2012. The current status of each comment follows in bold italics. It 
should be noted that the Applicant's Engineer stated in their preliminary site plan review 
response letter dated December 21, 2012 that the wetland items noted in our previous review 
letter would be addressed at the time of Final Site Plan. 

1. Neither Wetlands A nor Wetland B appear to be MDEQ-regulated. Both Wetland ·A and 
Wetland B appear to be regulated be the City of Novi, however only Wetland B appears to 
be .considered essential (Le'., exhibit storm water storage function as well as provide wildlife 
habitat), Wetlands deemed essential by the City of Novi require the approval of a use 

, permit for any proposed impacts to the wetland. 

This item still applies. The proposed wetland impacts will require a Cfty of Novi Wetland 
and Watercourse Permit as well as an Authorization to Encroach the 25-Foot Wetland 
Setback letter. 

2. The Plan does not appear to currently indicate the impact· areas associated with the 
proposed disturbance to the 25-foot wetland setbacks. The impact areas should be noted an the Plan. . ........ . .... ... .. . 

This item has not been addressed. The impacts to the wetland buffers (25-foot wetland 
setbacks) shall be indicated and quantified on the Plan. The wetland buffer impact 
Information (i.e., calculated area in square feet) associated with the proposed disturbance 
to the 25-foot wetland setbacks ;s necessary in order to complete an Authorization to 
Encroach the Regulated 2S·Foot Wetland Setback at the time of project permitting. This 
information should be provided on the Final Site Plan. 

Permits 
It appears as though a City of Novi Wetland and Watercourse Minor Use' Permit and an 
Authorization to Encroach the 25-Foot Natural Features/Wetland Setback would be requir,ed for 
the proposed impacts. It does not appear that a MDEQ Wetland Permit is required. 
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Recommendation 
ECl recommends conditional approval of the Revised Preliminary Site P'~n with the condition 
that the above comments be satisfactorily addressed in the Final Site Plan. 

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

Respectfully submitted, 

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 

1~4f#;1 
Pete Hill, P.E. 
Senior Associate Engineer 

cc: David Beschke, City of Novi, Licensed Landscape Architect 
Kristen Kapelanski, AleP, City of Novi Planner 
Angela Pawlowski, City of Novi, Senior Customer Service 

Attachments: Figure 1 
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Figure 1. Approximate wetland locations. 
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WOODLAND REVIEW 



I Ee, 
Environmental Consulting & 'Technology, Inc. 

2200 Commonweallh 
Boulevard. Suite 300 

Ann Arbor, MI 
48105 

(734) 
769-3004 

FN< (734) 
769-3164 

January 21,2013 

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

Re: The Meadows of Island Lake of Novi 
Woodland Review of the Revised Preliminary Site Plan 
JSP12-0065 

Dear Ms. McBeth: 

Environmental Consulting & Technology, Inc, (ECT) has reviewed the Revised Preliminary Site Plan 
(Plan) for the proposed The Meadows oj Is/and Lake oj Novi project prepared by Alpine Engineering, 
Inc. dated December 21, 2012. The Plan and supporting documentation were reviewed for 
conformance with the City of Novi Woodland Protection Ordinance Chapter 37 . 

. Thepr()p()sedd~velopm~ntisl()catE!d .nQrthof TenMile Road.and . east of Wixom Road . in. Section. 20. 
The proposed project involves the construction of a 2-phase site condominium development 
(totaling 74 units), associated roads and utilities and two stormwater detention basins. 

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

Onsite Woodland Evaluation 
ECT has previously reviewed the City of Novi Official Woodlands Map and comRleted an onsite 
Woodland Evaluation on December 4J 2012. ECT found that the information provided on the Tree 
LIst (Sheet L-6) appears to accurately depict the location, species composition and the size of the 
existing trees. ECT took numerous diameter-at-breast-height (d.b.h.) measurements and found that 
the data provided in the Tree List was consistent with the field measurements. The surveyed trees 
have been marked with metal tags on fishing line, allowing ECT to compare the reported diameters 
to the existing tree diameters In the field. ' 

The entire site is just over 40 acres with regulated woodland mapped across several areas on the 
western side of the property. The site contains sections of relatively-open field as well as the eXisting 
Dinser's Nursery on the northern portion of the site. On-site woodland is dominated by black cherry, 
box elder, cottonwood, silver maple, black walnut and several other species. Several large black 
walnut {Juglans nigra} trees are located along Dinser Street In the southeast corner of the property. 
These trees range from 7-inches d.b.h. to 33-inches d.b.h. The Plan currently proposes to preserve 
these high-quality black walnut trees. . 

An Equal Opportunity/Affirmative Action Employer 
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Woodland Impact Review 
Per summary calculations on the Woodland Plan (Sheet l-S), the current Plan proposes the removal 
of 143 live trees with d.b.h. greater than or equal to 8 Inches, requiring a total of 220 replacement 
credits. The Plan states that 180 Woodland Credits can be achieved via preservation of Non­
Woodland Trees. This results in a total of 40 Woodland Replacement Trees required, according to 
the Plan. 

After review of the Tree List (Sheet L-6), ECT tallied a total of 141 regulated trees to be removed 
(several of these trees have multiple stems), In addition, ECT tallied a total of 220 Woodland 
Replacement Trees required. This is consistent with the quantity shown on the Woodland Plan 
(Sheet L-S). 

Woodland Replacemen t Review 
The Plan is seeking a total of 180 Woodland Replacement Credits for the preservation of Non­
Woodland Trees. This information is found on the Tree List (Sheet L-S). Based on our tally of 220 
Woodland Replacements required, less the 180 Woodland Credits of Non-Woodland Tree 
Preservation, it appears as though the Applicant would be responsible for a total of 40 Woodland 
Replacement Trees. Currently, the Plan appears to propose 30 Woodland Replacement trees (8 
sugar maple, 8 tulip tree, 7 red oak and 7 sliver linden) to be located around the Proposed Detention 
Basilll\Jo~lin the northwest corner of thE:property.ltiscurrerltlynot clear where the remainil1g10 
required Woodland Replacement Tree requirements will be planted, or if the Applicant intends to 
pay into the City of Novi Tree Fund for the remaining required credits. 

Comments 

The following are repeat comments from ECl's Woodland Review of the Preliminary Site Plan Letter 
dated December 4, 2012. The current status of each comment follows in bold italics. It should be 
noted that the Applicant/s Engineer stated in their preliminary site plan review response letter dated 
December 21/ 2012 that the woodland items noted in our previous review letter would be addressed 
at the time of Final Site Plan. 

1. A Woodland Permit from the City of Novi would be required for proposed impacts to any 
trees 8-inch d.b.h. or greater, Such trees shall be relocated or replaced by the permit 
grantee. All replacement trees shall be two and one-half (2 Y2) inches caliper or greater. 

This comment continues to be applicable. 

2. One of the species listed in the Replacement Tree List on the Landscape Plan (Sheet No. L~l) 
is not acceptable as a Woodland Replacement Tree in Novi. This speciesl Silver Unden (Tilia 
tomentosa) is not listed as an accepted species in the City of Novi's Woodland Tree 
Replacement Chart found in the Woodland Ordinance (Chapter 37) orin the Suggested Plant 
Mater/als List found in the City of Novi's Landscape Design Manual. This should be 
addressed in subsequent site plan submittals. 

Refer to the Woodland Tree Replacement Chart and Reforestation Credit Table in the 
Woodland Ordinance for guidance on acceptable native tree species and other types of 
native woodland vegetation that can cOllnt toward woodland replacement credits. 



The Meadows of Island lake of Novi 
Woodland Review of the Revised Preliminary Site Plan (JSP12·0065) 
January 211 2013 
Page 3 

This comment continues to be applicable and should be addressed in the Final Site Plan. 

3. ECT suggests that the Applicant review the number of Regulated Woodland Trees being 
removed as well as the number or Woodland Replacement Trees required and make any 
revisions to the Plan, as necessary. 

This comment no longer applies. 

4. The Applicant will be required to pay the City of Novi Tree Fund at a value of $400!credit for 
any Woodland Replacement tree credits that cannot be placed on-site. 

This comment continues to be applicable. Currently, the Plan proposes 30 Woodland 
Replacement trees (8 sugar maple, 8 tulip tree, 7 red oak and 7 silver linden) to be located 
around the Proposed Detention Basin No. 1 In the northwest corner of the property. It is 
currently not clear where the remaining 10 required Woodland Replacement Trees will be 
planted. Please Indicate on the Final Site Plan whether or not 01140 replacement trees are 
being placed on-sIte, or If some oj the required credits will be paid into the City of Nov; Tree 
Fund. 

Recommendation 
ECT recommends approval of the Revised Preliminary Site Plan for Woodlands, contingent upon the 
Applicant satisfactorily addressing the comments outlined above. 

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: David Beschke, City of Novi, Licensed lcmdscape Architect 
Kristen Kapelanski, Alep, City of Novl Planner 
Angela Pawlowski, City of Novi, Senior Customer Service 
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CITY COUNCIL 

Mayor 
Bob Gatt 

Mayor Pro Tem 
Dave Staudt 

Terry K. Margolis 

Andrew Mutch 

Justin Fischer 

Wayne Wrobel 

Laura Marie Casey 

City Manager 
Clay J. Pearson 

Director of Public Safety 
Chief of Police 
David E. Molloy 

DIrector of EMS/Fire Operattons 
Jeffery R. Johnson 

Assistant Chief of Police 
Victor C.M. Lauria 

Assistant ChIef of Police 
Jerrod S. Hart 

Novl Public Safety AdmInistration 
45125 W. Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 

cityofnovl.org 

October 19, 2012 

November 20, 2012 

January 1 B, 2013 REVISED 

TO: Barbara McBeth, Deputy Director of Community Development 
Joseph Shelton, Fire Marshal 

RE: Meadows of Island Lake of Novi 

SP#: JSP12-0065 

ProJect Description: 
Proposed construction and/or addition of 75 Residential Lots, in Phase # 1 
& #2. 

Comments: 
All water mains and fire hydrant spacing appear to conform to roadway 
and distance requirements. 

All Fire Apparatus turning radius distances conform to AHJ requirements 
of 50' outside & 30' inside turning radii. 

Secondary Emergency Access, as required by Novi Ordinance is 
acceptable using Acorn Trail Dr to the north of phase #2. 

Recommendation: 
The above plan has been reviewed and is recommended for Approval. 

Complete engineering plans would need to be reviewed for a full 
approval prior to construction. This item is addressed in Alpine 
Engineering's response letter dated 12/21/2012. 

This review is consistent with previous reviews dated Oct 19th , Nov 20 
2012. 

Sincerely, 

Andrew Copeland-Inspector II/CFPE 
City of Novi - Fire Dept. 

cc: file 



APPLICANT RESPONSE LETTER 



/ 
Civil Engineers and Land Surveyors 

46892 West Road, Suite 109 
Novi, Michigan 48377 
Phone : 248-926-3701 

Fax : 248-926-3765 

February 5, 2013 

Kristen Kapelanski, AICP 
City of Novi Community Development Department 
45175 West 10 Mile Road 
Novi, Mich igan 48375 

Re: The Meadows of Island Lake of Novi 
Island Lake RUD Expansion 
Revised Preliminary ite Plan Submittal 
(City of Novi Review JSP#1 2-65) 

Dear Kristen: 

We have reviewed all the comments in the staff and consultant review letters and 
understand that the letters recommend approval of the Pre liminary Site Plan . We are in 
agreement with the comments which will be addressed as part of the Final Site Plan. 
Furthermore, the applicant agrees to not increase the total units al lowed to 916 units in 
the entire Island Lake of Novi RU D development as requested. 

Enclosed, please find eleven (11) sets of the previously submitted Preliminary Site Plan 
drawings, dated December 21, 2012, with no changes or revisions made and a cd with 
pdf's of the plans for the February 13, 2013 public hearing and Planning Commission 
considerati on. 

If you have any questions or require additional information please feel free to call our 
office at (248) 926-3701. 

Regards, 
Alpine Engineering, Inc. 

~ ~,...--­

G jz~-P£ 

Enclosures : 

cc: Mike Noles, Toll Bros., Inc. 
Jason Minock, Toll Bros. , Inc. 

DBE Certified - Disadvantaged Business Enterprise 

WBE Certified - Woman Business Enterprise 



INFORMATION FROM APPLICANT 



Summary of the Proposed Amendment to the R.U.D. 
Island Lake of No vi (formerly Harvest Lake of llovi) 

Introduction 

Toll Bros, Inc. has purchased a 40.7 acre parcel fronting Ten Mile and Wixom Roads, 
immediately adjacent to the Island Lake of Novi Residential Unit Development (the RUD). 
Toll Bros, Inc. wishes to incorporate this parcel into the RUD for Island Lake of Novi, and 
seeks an amendment to the RUD with this submittal. 

Description of Site 

The parcel is a 40.7 acre site of open, sloping land, previously used for agriculture & 
commercial nursery purposes. The site is now fallow field with two small pocket wetlands and 
approximately 4.7 acres of woodlands on the property. The site has 985 feet frontage on Ten 
Mile Rd., 980 feet frontage on Wixom Rd., and 1091 feet frontage on Dinser. 

There are good sightlines on Wixom Road for a main access point, across from the existing 
Drakes Bay Drive access point. This is the optimal location for ingress and egress to the parcel. 
A secondary access is provided to the existing Island Lake Vineyards (PH 3C) street just north 
of the property. 

The current zoning of the site is RA, Residential Acreage, allowing a maximum of 0.8 
dwelling units per acre. It is contiguous with Island Lake of Novi, on the north property line, 
as well as the west property line (Bifurcated by Wixom Rd.). 

RUD Amendment Request 

Toll Bros, Inc. requests an amendment to the RUD agreement. The request is as follows: 

1) Toll Brothers proposes the addition of the 40.7 acre parcel described above 
to the 916 acres within the Residential Unit Development. This would bring 
the total acreage of the RUD for Island Lake of Novi up to 956.7 acres. 

2) The 40.7 acre parcel is zoned RA, at 0.8 dwelling units per acre, permitting 
a total of 32 new single~family homes. The total number of units permitted 
for the Island Lake of Novi RUD is 884 homes. As part of this RUD 
amendment, Toll Brothers wishes to add the units permitted for the 40.7 acres 
to its development total of 884 homes, for a new total of 916 residential units 
permitted with the RUD. Toll Brothers intends to build Single Family 
Detached homes on this parcel, to the same lot width as the homes permitted 
immediately north of the site. Toll Brothers estimates development of 
approximately 74 new lots on the Meadows parcel. Upon build~out of the 
Meadows addition, there will be a total of 858 constructed units, still well 
below the original RUD unit maximum. 



Inclusion of this property into the Island Lake of Novi RUD will benefit the City of Novi 
for many reasons. It will consolidate traffic ingress and. egress, eliminating the need for a 
separate road access off of Dinser Rd. The stub street connections allow the parcel's 
residential traffic access to the secondary entrance at Wixom Rd., and use the internal road 
network as well. The parcel will tie into the Island Lake of Novi storm water treatment 
system assuring a high quality of stonn water treatment, and eliminating the need for a 
separate detention basin on the site. There will be a more orderly and efficient layout and 
construction of utilities, as part of the Island Lake Vineyards (phase 3C). A sanitary sewer 
extension is proposed to Dinser Drive to allow for future connections and service for 
parcels east of Dinser Drive which currently do not have public sanitary sewer service. 
Water main extensions are proposed along the Ten Mile Road and Dinser Drive frontage to 
allow for future extensions and connections for parcels east of Dinser Drive which 
currently do not have public water main service. 

Toll Bros, Inc. will add a painted crosswalk and barrier free curb cuts at the main entrance. 
The crosswalk design will match the two (2) existing painted crosswalks further north on 
Wixom Road. Furthermore, Toll Bros., Inc. is committed to filling in approximately 928 
feet of missing sidewalks south of the Meadows site in the current Wixom Road right-of­
way so residents may cross Wixom Road at the traffic light and still have safety path access 
to both sides of Drakes Bay. This will further enhance the connectivity of both the existing 
Vineyards Phase 3C and proposed Meadows to the lake and amenities. 

Toll Bros, Inc. will contribute to the expansion and re-rating of the existing pool deck area 
to increase its capacity. A one-time lump sum payment of $25,000 will be made to the 
Master Island Lake HOA specifically earmarked for the deck expansion. Final 
Design/Permit/Construction will be under HOA control. This figure is derived as follows: 
5,000 square feet concrete paving @$3 per square foot equals $15,000 and 250 lineal feet 
metal fence @$40 per lineal foot equals $10,000. 

There will be a greater amount of open space and perimeter landscape along the Ten Mile 
Road corridor, Wixom Road and Dinser Drive than if developed separately (requiring 
additional road connections) with homes and lot sizes visually compatible with the adjacent 
homes of Island Lake of Novi. A pocket play park is provided which includes a children's 
play structure and benches. The play park and open space is strategically located in a 
location which allows shared use for the neighbors to the north and to enhance the long 
vistas of the lake from the Drakes Bay East access point and surrounding area. It will also 
enhance views of the lake from the new access for residents in the Meadows which will 
further connect and associate the neighborhood with the overall development. 

50.5% of total acreage will still be preserved as open space and the majority of residential 
units will be single family detached homes. With Island Lake, its waterfront parks, trails 
and preservation zones, home buyers will have access to a significantly greater amount of 
privately maintained recreational facilities and open space as part of the Island Lake of 
Novi Homeowners Association than possible as a separate subdivision. Island Lake of 
Novi will continue as a high quality, planned residential development set within a generous 
natural environment of woods and wetlands surrounding Island Lake. While Toll Brothers 



proposes to increase the land area of the RUD to 956.7 acres, with additional 32 homes, 
there will be no increase in the gross density of the Island Lake of N ovi Community. 
Single-family detached lots (including waterfront sites) will still comprise the majority of 
units at 68% of the total, or approximately 622 units. Over half of the site will still be 
preserved as permanent dedicated open space, per the original categories of the R.U.D. 
The Open Space Summary Table and Land Use Summary by Phase have been updated to 
reflect the revised acreage and units. 

In order to support the proposed modifications, this report addendum includes the revision 
to the Area Plan, Open Space Plan, Open Space Summary Table, Pedestrian Network, Land 
Use by Phases, and Phasing Plan of the previously amended RUD report addendum 
submitted July 9, 2004. These revisions are intended to amend those same pages of July 9, 
2004 Island Lake of No vi Residential Unit Development Report. 

Per the City Design and, Construction Standards, an access point for every 1,300 feet of 
perimeter is required but undesirable for the proposed development. The proposed layout 
will consolidate traffic ingress and egress, eliminating the need for a separate road access 
off of Dinser Rd. The stub street connections allow the parcel's residential traffic access to 
the secondary entrance at Wixom Rd., and use the internal road network as well. There 
will be a greater amount of open space and perimeter landscape along the Ten Mile Road 
corridor, Wixom Road and Dinser Road. 

Additionally, applicant requests consideration of a slight modification to the side yard set 
backs to correct an administrative oversight as described on attached Exhibit 1. 

The current RUD setback requirements for 90' minimum wide lots are as follows: 
Front: 30' 
Rear: 
Side-Yard: 10' minimum, 30' total 

The requested setback requirements for 90' minimum wide lots are as follows: 
Front: 30' 
Rear: 35' 
*Side-Yard: 7' minimum, 30' total 
*Maintain 20' minimum between buildings 

Justification for reduction in side-yard setback requirement: 
The majority of the existing houses within the Island Lake of No vi community 

have side-entry garages. The applicant believes this was the original intent of the RUD 
when 30' combined setbacks were originally approved, but other City Ordinance 
regulating driveways inadvertently modifies this to 33 ' and contradicts the RUD. 

According to the current City of N ovi dri vewa y ordinance, side-entry garages 
require a minimum 20' wide driveway approach and 3' wide separation between 
driveway approach and side lot line. When considering 90' wide lots, 30' of total side­
yard setbacks net a maximum house width of 60'. However, when considering 90' 
wide lots and a house with a side-entry garage, the maximum house width is only 57', 
with side-yard setbacks of 23' and 10'. 



The applicant is respectfully requesting that a 3' variance be granted for the 
minimum side-yard setback on 90' minimum wide lots. The separation between houses 
will remain consistent with the current RUD, netting a 20' minimum distance between 
houses and remains compatible with existing homes in the surrounding neighborhoods. 
Where side-entry garages on adjacent houses are opposite from one-another in the 
development, the side-yard setback shall revert to 10' and the minimum distance 
between houses shall be 20'. 

This reduction in the minimum side-yard setback will allow the applicant to 
provide more house options and/or flexibility which further provides ability to meet the 
needs of prospective home-o'W!lers. 
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Island Lake of Novi 
Residential Unit Development Amendment 

Revised Open Space Summary, December 21, 2012 

Commen Open *Approximate *Acreage Applicable Revised Open Acreage Applicable 
Space Category Acreage per July 9th for Open Space Credit Space Summary for Open Space Credit 

2004 Open Space per July 9th 2004 Open November 9th 2012 November 9th 2012 
Summary Space Summary 

Wetlands 107 ac. 2 ac. 107 ac. 2 ac. 
Wetland Setbacks 5 ac. 5 ac. 5 ac. 5 ac. 
Upland Woods 65 ac. 54 ac. 65 ac. 54 ac. 
City Park 52 ac. o ac. 52 ac. o ac. 
Resident Parks 22 ac. 18 ac. 22.3 ac. 18 ac. 

Secondary 18 ac. 16 ac. 18 ac. 16 ac. 
Conservation Zone 
Internal 19 ac. 18 ac. 19 ac. 18 ac. 
Greenbelts, 
Passive Recreation 
Entrances, 21 ac. o ac. 25.7 ac. o ac. 
Perimeter 
Landscape 
Lake (169 ac. 169 ac.l17,545 169 ac. 169 ac.l17,545 169 ac. 
16,450 LF of LF 4,387 LF LF 4,387 LF 
Shoreline) 4,387 LF=25% 4,387 LF=25% 

of new shoreline of new shoreline 

Grand Total 478 ac. 282 ac. 483.0 ac. 282 ac. 

Notes: 
"Acreage shown per previous revised Open Space Summary Table, July 9th, 2004. 

Combined open space comprises 50.5% of total site area. 



Island Lake of Novi 
Residential Unit Development Amendment 

*Revised Land Use Summary, December 21, 2012 

Category 

Proposed Residences Approved in RUD Proposed to Date Revised RUD 
By Unit Type: Agreement Agreement 

Single-Family Attached Cluster 219 Combined Combined 
WaterfronUWoodland Att. Cluster 158 294 294 (32%) 
Single-Family Detached Homes 464 518 576 (63%) 
Single-Family Waterfront Homes 35-51 46 46 (5%) 
Total Residences (dwelling units) 884 858 916 
Total RUD Acreage 916 956.7 956.7 
Average Gross Density (dulac) 0.97 0.90 0.96 

Non-Residential Uses: 
A. Schools 52.06 ac. 
B. City Park 52.17 ac. 
C. Waterfront Parks min. 14.0 a.c 
D. Neighborhood Play Lot min. 1.0 ac. 

*Revised from Land Use Summary, July 9th 2004 RUD Amendment 



Lot Size Comparison 

Lots 12,000 sJ. - 14, 999 sJ. 
186 Lots 

Lots 15,000 sJ. - 21,779 s.f. 
301 Lots 

lots 21,800 sJ. - 43,559 sJ. 
31 Lots 

lots 1 Acre or Larger 
46 Lots 

Attached Units 
294 Units 

Island Lake of Novi 
Novi Michigan 
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