
 

 

    TO:  MEMBERS OF THE PLANNING COMMISSION 

    FROM: BARBARA MCBETH, AICP, CITY PLANNER 

    SUBJECT:  ASBURY PARK, LOT 31 WOODLAND PERMIT 

    DATE: APRIL 28, 2020 

 
 

The applicant and homeowner, Maen Jabboori, seeks approval of a Woodland Use Permit, PWD19-
0023, to remove seven regulated woodland trees ranging in size from 8 to 16 inches DBH, as well as 
woodland understory, from the lot located at 26181 Mandalay Circle, also known as Lot 31, Asbury Park 
Subdivision.  The subdivision is located north of Eleven Mile Road and east of Beck Road in Section 16 of 
the City and the lot in question is his current residence.  The applicant is requesting the removal of all of 
the remaining woodland trees on that area of the lot in order to provide additional space for the future 
construction of additional garage space.   
 
The City’s Environmental Consultant reviewed the request and prepared a review letter dated March 
18, 2020.  An inspection of the residential lot was conducted to compare the information prepared by 
the applicant’s environmental consultant with the field conditions.  Existing woodland remains on the 
north side of the home, per the original subdivision plan.  The home was constructed in 2006.  The 
Planning Commission reviewed the plans for Asbury Park subdivision and granted a Woodland Use 
Permit, which included the preservation of large portions of existing woodlands in the open space, and 
in some instances, on the individual lots in that subdivision.  The applicant further requested permission 
to remove vegetation from the wetland buffer, which was granted by the Zoning Board of Appeals at 
their meeting on April 14, 2020.   
 
The consultant’s review letter states that the request is to clear a section of City Regulated Woodland 
that remains on the north section of the Lot (north of the existing driveway). Based on the site inspection, 
the property contains trees that are considered regulated by the City of Novi as they are greater or 
equal to 8-inches diameter-at-breast-height (DBH) and located within an area mapped as Regulated 
Woodland. The property also contains sapling-sized trees within the understory but also contains species 
of invasive vegetation (such as common buckthorn). The applicant has indicated the locations of the 
existing regulated trees (8-inches and greater diameter) on the Plan. The Plan indicates a total of seven 
regulated trees are proposed for removal.  A total of nine woodland replacement credits would be 
required for the removal.   
 
In discussion with the applicant, woodland replacements would not be proposed on the lot, as the 
space is intended to be used for the future construction of a garage.  If the woodland permit is 
approved, the applicant would be required to pay into the tree fund for such removals.  Per the City of 
Novi’s Woodland Ordinance, where a proposed activity (i.e., home construction) does not otherwise 
require site plan or plat approval, the granting or denying of the (woodland) use permit shall be the 
responsibility of the Planning Commission.  The applicant shall obtain approval of the Plan from Planning 
Commission prior to issuance of any permits. 
 
The Planning Commission is asked to hold the public hearing and either approve or deny the requested 
woodland removal permit.  If the Planning Commission decides to grant approval of the permit, it shall 
be subject to payment for the required tree credits to be placed into the City’s Tree Fund, and other 
conditions and items noted in the consultant’s review letter. 

MEMORANDUM 
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memo   
 

  

TO: Patricia Deering, City of Novi Account Clerk 
Katherine Oppermann, City of Novi Account Clerk 
 

FROM: Pete Hill, P.E., 
  

DATE: March 18, 2020 
 

RE: Woodland Review 
PWT19-0021 
Lot 31 Asbury Park (26181 Mandalay Circle) 
Plan Date: January 2, 2020 
 

 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the plan prepared by CJP Engineering & 
Design, L.L.C. dated January 2, 2020 (Plan) for the above-referenced lot for conformance with the requirements 
of the City’s Woodland Ordinance Chapter 37. The current Plan is only an existing conditions plan for an 
existing residence and includes proposed tree removals. The plan does not include a proposed grading plan. It 
is our understanding the that homeowner intends to clear a portion of the remaining woodland portion of the 
lot (north of the existing garage) to construct additional garage space. 
 
This Plan is currently Approved as Noted for Woodlands. ECT recommends that the applicant address the 
items noted in the Woodland Comments section of this letter prior to the issuance of building permits for con-
struction on this lot. 
 
Woodland Evaluation 
ECT has completed a Woodland Evaluation for the above referenced parcel on November 20, 2019.  The 
subject parcel is located within the Asbury Park development, north of W. Eleven Mile Road and east of Beck 
Road.  Lot 31 is on the west side of Mandalay Circle and north of Sunbury Court.  ECT has reviewed the 
submitted information, aerial photos, Novi GIS, the City of Novi Official Regulated Woodlands Map (see 
Figure 1) as well as the Plan indicated above (see Figure 2).  The north and west portions of this lot contain 
areas mapped as City of Novi Regulated Woodlands. 
 
The general request is to clear a section of City Regulated Woodland that remains on the north section of the 
Lot (north of the existing driveway). The applicant has indicated the locations of the existing regulated trees (8-
inches and greater diameter) on the Plan.  The Plan indicates a total of seven (7) regulated trees located within 
this area that are proposed for removal. 
   
Woodlands Evaluation 
As noted above, the site does contain City of Novi Regulated Woodlands.  Based on the Plan the following 
seven (7) regulated trees are proposed for removal: 
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Tree # DBH Type 
Replacements 

Required 
1 11 Deciduous 1 
2 11 Deciduous 1 
3 16 Deciduous 2 
4 9 Deciduous 1 
5 8 Deciduous 1 
6 8 Deciduous 1 
7 12 Deciduous 2 

Total -- -- 9 
    

Based on our site inspection, the property contains trees that are considered regulated by the City of Novi as 
they are greater or equal to 8-inches diameter-at-breast-height (DBH) and located within an area mapped as 
Regulated Woodland.  The property also contains a relatively large number of sapling-sized trees within the 
understory but also contains species of invasive vegetation (such as common buckthorn).  ECT agrees with the 
locations and sizes of the trees indicated on the Plan.  
 
Woodland Comments 
Please consider the following comments when preparing subsequent site plan submittals: 
 
1. Per the City of Novi’s Woodland Ordinance, it should be noted that where a proposed activity (i.e., 

home construction) does not otherwise require site plan or plat approval, the granting or denying 
of the (woodland) use permit shall be the responsibility of the Planning Commission. 

 
The applicant shall obtain approval of the Plan from Planning Commission prior to issuance of 
Building Permits. 
 

2. ECT encourages the Applicant to minimize impacts to on-site woodlands to the greatest extent practicable 
and attempt to incorporate natural features into the site plan. 
 

3. ECT encourages the applicant to revise the limits of clearing for the proposed project area to exclude the 
area of existing 25-foot wetland setback as indicated on the Plan. 

 
4. The City of Novi regulates all trees 8-inches diameter-at-breast-height (DBH) and greater that are located 

within the areas delineated as regulated woodlands on the City-Regulated Woodlands Map. The City also 
regulates any individual tree greater than or equal to 36-inches DBH, irrespective of whether such tree is 
within a regulated woodland. Proposed woodland impacts will require a Woodland Permit and the regulated 
trees shall be relocated or replaced by the permit grantee. 
 

5. As the removal of existing regulated trees is proposed, either on-site replacement trees or a payment of a 
fee to the City Tree Fund would be required prior to receiving building plan approval.  This payment would 
amount to the number of Woodland Replacement Credits required x $400/Credit.  The City of Novi 
Woodland Ordinance requires tree replacement quantities according to the following table: 
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Replacement Tree Requirements 

Removed Tree DBH (In Inches) Ratio Replacement/Removed Tree 

≥ 8 ≤ 11 1 

>11 ≤ 20 2 

> 20 ≤ 29 3 

≥ 30 4 

  
6. Currently, the proposed removal of seven (7) existing Regulated Woodland trees requires a total of nine (9) 

Woodland Replacement Credits. 
 
7. Woodland Replacement Credits can be provided on-site or paid into the City of Novi Tree Fund at 

$400/Woodland Replacement Credit.  The Applicant shall be required to provide a financial guarantee for 
any required on-site Woodland Replacement tree credits.   The Woodland Performance Financial Guaran-
tee required for all on-site tree replacements shall be $3,600 (9 Woodland Replacements Required x 
$400/Credit).  This Woodland Performance Financial Guarantee shall be paid by the Applicant prior to 
issuance of Building Permits. 
 
Upon successful inspection of installed replacement trees, the Woodland Performance Financial Guarantee 
shall be returned to the Applicant.  At that time, a Woodland Maintenance Guarantee in the amount of 
25% of the value of the original Woodland Replacement material will be kept for a period of 2-years after 
the successful inspection of the tree replacement installation. It should be noted that the minimum Wood-
land Maintenance Guarantee is $1,000 based on the City’s Woodland Ordinance.   
 

8. On-site Woodland Replacement Trees shall be 2.5” caliper diameter if deciduous trees are selected and be 
6-feet height (minimum) if coniferous trees are selected.  The deciduous replacement trees count at a 1-to-
1 replacement ratio and the coniferous trees (i.e. evergreen trees) count at a 1.5-to-1 replacement ratio (i.e., 
each evergreen tree is 0.67-credit).  All Woodland Replacement trees shall be tree species native to Michigan 
and included as acceptable for Woodland Replacements on the Woodland Tree Replacement Chart (attached).   

 
9. Any proposed on-site Woodland Replacement tree locations shall be shown on the Plan and replacement 

planting spacing shall be consistent with the City of Novi Landscape Design Manual.  It should be noted that 
the replacement trees for existing deciduous canopy trees shall be spaced 22’ (minimum distance) from one 
another, as noted in the Landscape Design Manual.    

 
10. Tree protection fencing should be provided in order to protect existing on-site trees to remain.  The Ap-

plicant must have Tree Protection Fence installed (in good condition) and installed in a manner that pro-
tects all trees that are to remain on site.   It is the Applicant’s responsibility to ensure that the fence remains 
in good condition. The location of Tree Protection Fence shall be shown on the Plan. 
 

11. The Applicant shall pay a $750 ($500 x 1.5) Woodland Protection Fence Maintenance Guarantee 
prior to receiving building plan approval. 
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Please revise and resubmit the Plan to the City of Novi after addressing these, and any other applicable com-
ments.  Please contact our office if you have any further questions regarding woodland-related issues.   
 
Sincerely, 
 
 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
cc: Heather Gendron, Spalding DeDecker Associates, Inc. (HGendron@sda-eng.com) 
 Maen Jabboori (mjabboori@yahoo.com) 
 Barb McBeth, City Planner (bmcbeth@cityofnovi.org) 
 Rick Meader, City of Novi Landscape Architect (rmeader@cityofnovi.org) 
 Tom Schultz, RSJA Law (tschultz@rsjalaw.com)  
 Angela Sosnowski, City of Novi Community Development Bond Coordinator 
 asosnowski@cityofnovi.org) 
  
Attachments:  Figure 1.  City of Novi Regulated Woodland & Wetland Map 

Figure 2.  Plan dated January 2, 2020 prepared by CJP Engineering & Design, L.L.C. 
Woodland Tree Replacement Chart 
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Figure 1. City of Novi Regulated Woodland & Wetland Map.  Regulated Woodlands are indicated in green and 
Regulated Wetlands are indicated in blue.  The approximate property boundary is indicated in red. 
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Figure 2. Plan dated January 2, 2020 prepared by CJP Engineering & Design, L.L.C. 
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ZONING BOARD OF APPEALS APPLICATION 

PROVIDED AS SUPPLEMENTAL INFORMATION 

SHOWING RENDERINGS OF POSSIBLE FUTURE GARAGE ADDITION 



_______________________________________________________________________________________ 

FOR:  City of Novi Zoning Board of Appeals        ZONING BOARD APPEALS DATE: April 14, 2020 

REGARDING:  26181 Mandalay Circle, Parcel # 50-22-16-300-086 (PZ20-0004) 
BY:   Larry Butler, Deputy Director Community Development 
_______________________________________________________________________________________ 

Applicant 
Maen Jabboori 

Variance Type 
Dimensional Variance 

Property Characteristics 
Zoning District:  Single Family Residential  
Location: East of Beck Road and North of Eleven Mile Road 
Parcel #:  50-22-16-300-086

Request 
The applicant is requesting a variance from the City of Novi Zoning Code Section 3.6.2.M.iii to remove 
vegetation from within a wetland setback. This property is zoned Single Family Residential (R-1). 

:  
 

 

The Zoning Board of Appeals may take one of the following actions: 

1. I move that we grant the variance in Case No. PZ20-0004, sought by
__________________________________________________________________________, for
_________________________________________________ because Petitioner has shown practical
difficulty requiring _____________________________________________________.

(a) Without the variance  Petitioner will be unreasonably prevented or limited with respect
to use of the property because________________________________
_________________________________________________________________.

(b) The property is unique because_______________________________________
_________________________________________________________________.

(c) Petitioner did not create the condition because__________________________
_________________________________________________________________.

ZONING BOARD OF APPEALS 
STAFF REPORT 

I. GENERAL INFORMATION:

III. RECOMMENDATION:

COMMUNITY DEVELOPMENT DEPARTMENT 

45175 Ten Mile Road 
Novi, MI 48375 
(248) 347-0415 Phone
(248) 735-5600 Facsimile
www.cityofnovi.org
 

II. STAFF COMMENTS:



Zoning Board Of Appeals 
Maen Jabboori 

 April 14, 2020 
Page 2 of 2 

Case # PZ20-0004 

(d) The relief granted will not unreasonably interfere with adjacent or surrounding
properties because_________________________________________________
_________________________________________________________________.

(e) The relief if consistent with the spirit and intent of the ordinance because
_________________________________________________________________
_________________________________________________________________.

(f) The variance granted is subject to:

1. ________________________________________________________________. 

2. ________________________________________________________________. 

3. ________________________________________________________________. 

4. ________________________________________________________________. 

2. I move that we deny the variance in Case No. PZ20-0004, sought by
_____________________________________________________________________________,
for_________________________________________________ because Petitioner has not shown
practical difficulty requiring ______________________________________________________________.

(a) The circumstances and features of the property
including_____________________________________________ are not unique because they
exist generally throughout the City.

(b) The circumstances and features of the property relating to the variance request are
self-created because_____________________________________________
_________________________________________________________________.

(c) The failure to grant relief will result in mere inconvenience or inability to attain higher
economic or financial return based on Petitioners statements that
__________________________________.

(d) The variance would result in interference with the adjacent and surrounding properties
by______________________________________.

(e) Granting the variance would be inconsistent with the spirit and intent of the ordinance
to______________________________________________________
_________________________________________________________________.

Should you have any further questions with regards to the matter please feel free to contact me at 
(248) 347-0417.

Larry Butler 
Deputy Director Community Development 
City of Novi 






































