
 
PARC VISTA 

 (FKA COVINGTON ESTATES) 
JSP21-47 

 
 

PARC VISTA JSP21-47, (FKA COVINGTON ESTATES) 
Public hearing at the request of Toll Brothers, LLC for Preliminary Site Plan with Site 
Condominium and Stormwater Management Plan. The subject property is in Section 31 
north of Eight Mile Road and west of Garfield Road in the RA, Residential Acreage District.  
The applicant has received City Council approval of a Residential Unit Development 
(RUD) Agreement on a 54.3 acre parcel to construct 44 single-family residential units. 
 

REQUIRED ACTION 
Approval/denial of the Preliminary Site Plan with Site Condominium and Storm Water 
Management Plan. 
 
REVIEW RESULT DATE COMMENTS 
Planning Approval 

recommended 
9-8-22  Plan complies with the Ordinance except 

as otherwise approved in the RUD 
Agreement 

 Items to be addressed on the Final Site 
Plan submittal 

Engineering Approval 
recommended 

9-7-22  Items to be addressed on the Final Site 
Plan submittal 

Landscaping Approval 
recommended 

8-19-22  Items to be addressed on the Final Site 
Plan submittal 

Traffic Approval 
recommended 

8-31-22  Items to be addressed on the Final Site 
Plan submittal 

Wetland Approval 
recommended 

8-19-22 
 No impacts to existing wetland 

Woodland Approval 
recommended 

8-24-22  No impacts to regulated woodlands; 
administrative Woodland Permit approval 
can be granted 

Fire Approval with 
conditions  

8-29-22  Items to be addressed on the Final Site 
Plan submittal 



Motion sheet 
 
Approval – Preliminary Site Plan 
In the matter of Parc Vista, JSP21-47, motion to approve the Preliminary Site Plan with Site 
Condominium subject to and based on the following:  

a. Compliance with the terms and conditions of the approved Residential Unit 
Development Plan and Agreement;  

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

c. (additional conditions here if any) 
 

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, 
and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
– AND –  
 
Approval – Stormwater Management Plan 
In the matter of Parc Vista, JSP21-47, motion to approve the Stormwater Management 
Plan subject to: 

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

b. (additional conditions here if any) 
 
(This motion is made because the plan is otherwise in compliance with Chapter 11 of the 
Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
– OR –  
 
Denial – Preliminary Site Plan 
In the matter of Parc Vista, JSP21-47, motion to deny the Preliminary Site Plan … (because 
the plan is not in compliance with Article 3, Article 4, and Article 5 of the Zoning 
Ordinance and all other applicable provisions of the Ordinance.) 
 
– AND –  
 
Denial – Stormwater Management Plan 
In the matter of Parc Vista, JSP21-47, motion to deny the Stormwater Management Plan 
… (because the plan is not in compliance with Chapter 11 of the Code of Ordinances 
and all other applicable provisions of the Ordinance.) 
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Landscape Summary  Location Map
NOT TO SCALE

Trees to Remain
Tree Fencing -
See Sheet L-3

Site Zoned RAZoned RA

Zoned RA

Northville Township
8 Mile

G
ar

fie
ld

North

Street Trees
  Street Frontage 7,170 l.f.
  Trees Required 204.8 Trees (7,170 / 35)
  Trees Provided 205 Trees

Woodland Replacement
  Trees Required 0 Trees - No Regulated Trees Removed

Notes:
1. Soils Information is Found on Sheet 2.
2. Trees Shall be Planted no Closer than 10' Utility Structure

Including Hydrants and 5' from Utility Lines.
3. Trees Shall not be Planted within 4' of Property Lines.
4. Utility Boxes Shall be Screen per Detail on Sheet L-3.
5. Phragmites and Japanese Knotweed are Not Present on this

Site.
6. Overhead Power Lines are Indicated on the Plan Along 8 Mile.
7. An Irrigation Plan will be Provided for Stamping Sets.
8. Snow Deposit will be Along the Streets Between the Curb and

Sidewalk.

See Sheet L-2
for Greenbelt and

Entry Plantings

See Sheet L-2 for
Detention Pond

Open Space
to be Seeded

Open Space
to be Seeded

Open Space
to be Seeded

Open Space
to be Seeded

Plant List - This Sheet

Benches

Bench

Jameson 6' Recycled Plastic Bench
Color - Brown

Cul-de-Sac Island
1"=30'
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Greenbelt
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A Toll Brothers Community
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Entry Sign
Scale 14"= 1'

Decorative Fieldstone
Veneer, typ.

6" ht. Precast Concrete Cap
with 2" drip edge all sides.

Eight Mile Greenbelt

Retention Pond

North
1"=50'

Detention Seed Mix by Nativescape
90,182 s.f. Total Area

3"-6" of Topsoil with 20%-30% Compost Shall be
Placed in this Area.

83 lbs. of Detention Seed Mix Required
40.0 lbs. per Acre Application Rate

963 l.f.

675 l.f. (70%)
674 l.f. (963' x 70%)

Greenbelt Plantings
  Eight Mile
    Total Street Frontage 877 l.f.
      Less ROW 60 l.f.
    Net Frontage 817 l.f.
    Canopy Trees Required 20.4 Trees (817 / 40)
    Canopy Trees Provided 21 Trees
    Sub-Canopy Trees Required 33 Trees (817 / 25)
    Sub-Canopy Trees Provided 33 Trees

  Garfield
    Total Street Frontage 115 l.f.
    Canopy Trees Required 2.8 Trees (115 / 40)
    Canopy Trees Provided 3 Trees
    Sub-Canopy Trees Required 4.6 Trees (115 / 25)
    Sub-Canopy Trees Provided 5 Trees

Street Trees
  Eight Mile
    Total Street Frontage 877 l.f.
      Less RCOC Site Vision 98 l.f.
    Net Frontage 779 l.f.
    Trees Required 22 Trees (779 / 35)
    Ornamental Trees Provided 0 Trees (Power Lines and Utilities Prohibit 

              Trees)
 Garfield
    Total Street Frontage 115 l.f.
    Less Gas Easement 60'
    Net Frontage 55'
    Trees Required 1.5 Trees (55 / 35)
    Trees Provided 2 Trees

Retention Pond Plantings
  High-Water Elevation 2,769 l.f.( Elev. 964)
  Required Planting 1,957 l.f. (70%)
  Planting Provided 1,664 l.f. (74.4%)
  Pond Frontage for Trees None, A dry Basin is Proposed

RCOC Site Distance

RCOC Site Distance

Landscape Summary  

Plant List - This Sheet

Detention Pond
Seed Mix - See Right
Path
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4.

All plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
Plants shall be full, well-branched, and in healthy vigorous growing
condition.
Plants shall be watered before and after planting is complete.
All trees must be staked, fertilized and mulched and shall be guaranteed
to exhibit a normal growth cycle for at least two (2) full years following
City approval.
All material shall conform to the guidelines established in the most recent
edition of the  American Standard for Nursery Stock.
Provide clean backfill soil, using material stockpiled on site.  Soil shall be
screened and free of any debris, foreign material, and stone.
"Agriform" tabs or similar slow-release  fertilizer shall be added to the
planting pits before being backfilled.
Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
1/3 compost, mixed well and spread to the depth as indicated in planting details.
All plantings shall be mulched per planting details located on this sheet.
The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect.
The Landscape Architect shall be notified in writing of any discrepancies between
the plans and field conditions prior to installation.
The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical condition throughout the guaranteed period.
The Landscape Architect shall have the right, at any stage of the installation,
to reject any work or material that does not meet the requirements of the
plans and specifications, if requested by owner.
Contractor shall be responsible for checking plant quantities to ensure
quantities on drawings and plant list are the same.  In the event of a
discrepancy, the quantities on the plans shall prevail.
The Landscape Contractor shall seed and mulch or sod (as indicated on plans)
all areas disturbed during construction, throughout the contract limits.
A pre-emergent weed control agent, "Preen" or equal, shall be applied
uniformly on top of all mulching in all planting beds.
Sod shall be two year old "Baron/Cheriadelphi" Kentucky Blue Grass grown in a sod

15.

16.

17.

18.
nursery on loam soil.

10.

12.

13.

14.

11.

5.

9.

8.

7.

6.

LANDSCAPE NOTES
1.

2.

3.

EVERGREEN TREE PLANTING DETAIL

4"

DECIDUOUS TREE PLANTING DETAIL

4"

NOTE:
GUY EVERGREEN TREES ABOVE
12' HEIGHT. STAKE EVERGREEN
TREE BELOW 12' HEIGHT.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

TREE PIT = 3 x 
ROOTBALL WIDTH

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

NOTE:
GUY DECIDUOUS TREES ABOVE
3"CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

TREE PIT = 3 x 
ROOTBALL WIDTH

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

SHRUB PLANTING DETAIL

4"

6"

PERENNIAL PLANTING DETAIL
Not to scale

NOT TO SCALE

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR.  PULL BACK
3" FROM TRUNK.

MOUND EARTH TO FORM SAUCER

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP 13 OF THE ROOTBALL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

PLANTING MIXTURE, AS SPECIFIED

2" SHREDDED BARK

METAL EDGING

FINISHED GRADE

TREE STAKING DETAIL
Not to scale

STAKING/GUYING LOCATION

STAKING DETAIL
GUYING DETAIL

NOTE:
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.

USE SAME STAKING/GUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

STAKES AS SPECIFIED 3 PER
TREE

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

Not to scale Not to scale

HORIZONTAL
SCALE:
1"=10'

LAWN

PROPOSED CANOPY TREE

PROPOSED 4'
HIGH EARTH BERM
W/ 1 ON 3 SIDE
SLOPES
AND A MIN. 2' FLAT
CROWN.  TOP 6" TO
BE LOAM

Eight Mile3
1

Berm Detail
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NOTES:
THE APPROXIMATE DATE OF INSTALLATION FOR THE PROPOSED LANDSCAPE WILL BE MARCH 15 AND
NOVEMBER 15 OF 2022 OR 2023.

THE SITE WILL BE MAINTAINED BY THE DEVELOPER IN ACCORDANCE WITH THE STANDARDS SET FORTH
IN THE CITY OF NOVI ZONING ORDINANCE.  THIS INCLUDES WEEDING AND WATERING AS REQUIRED BY
NORMAL MAINTENANCE PRACTICES.

DEVELOPER SHALL BE RESPONSIBLE FOR REPLACING ANY TREES WITHIN UTILITY
EASEMENTS THAT ARE DAMAGED THROUGH NORMAL MAINTENANCE OR REPAIRS.

PLANT MATERIALS SHALL BE GUARANTEED FOR 2 YEARS AND SHALL BE MAINTAINED IN ACCORDANCE
WITH CITY ORDINANCES.  WARRANTY PERIOD BEGINS AT THE TIME OF CITY APPROVAL.  WATERING AS
NECESSARY SHALL OCCUR DURING THIS WARRANTY PERIOD.

ANY SUBSTITUTIONS MUST BE SUBMITTED IN WRITING AND APPROVED BY THE CITY.

TRANSFORMER SCREENING DETAIL
Not to scale

3' 3'

3'

8'
MEDIUM SHRUB THAT

TRANSFORMER (TYP.)

OPTIONAL ROW

All plant material shall be guaranteed for two (2) years after City Approval and shall be installed
and maintained according to City of Novi standards.  Replace Failing Material within 3 Months
of Discovering the Need for Replacement.  One cultivation per month shall occur in
June-August.

All tree and shrub planting beds shall be mulched with shredded hardwood bark, spread to
minimum depth of 4".  All lawn area trees shall have a 4' diameter circle of shredded hardwood
mulch 3" away from trunk.  All perennial, annual and ground cover beds shall receive 2" of
dark colored bark mulch as indicated on the plant list.  Mulch is to be free from debris and
foreign material, and shall contain no pieces of inconsistent size.

All proposed street trees shall be planted a minimum of 4' from both the back of curb and
proposed walks.

All Substitutions or Deviations from the Landscape Plan Must be Approved in Writing by the
City of Novi Prior to their Installation.

Evergreen and canopy trees shall be planted a minimum of 10' from a fire hydrant, and
manhole, 15' from overhead wires.

All landscape islands shall be backfilled with a sand mixture to facilitate drainage.
All proposed landscape islands shall be curbed.

Overhead utility lines and poles to be relocated as directed by utility company of record.

CITY OF NOVI NOTES

All landscape areas shall be irrigated.

6.

7.

9.

8.

1.
2.

4.
5.

3.

MULTI-STEM TREE PLANTING DETAIL

SET STAYS ABOVE FIRST
BRANCHES, APPROX. HALFWAY
UP TREE (SEE DETAIL)

STAKES TO EXTEND 12" BELOW
TREE PIT IN UNDISTURBED
GROUND

SCARIFY SIDES TO 4"
DEPTH AND RECOMPACT

PLANT MIXTURE AS SPECIFIED

MOUND TO FORM SAUCER

12" MIN.

PRUNE AS SPECIFIED
STAKE 3 LARGEST STEMS, IF
TREE HAS MORE THAN 3
LEADERS
SET TREE STAKES VERTICAL
AND AT SAME HEIGHT.

NOTES:

3 STAKES PER TREE MAX.

LACE STRAPS TOGETHER WITH
SINGLE STAY

PLAN

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL.  CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/3 OF THE ROOTBALL.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK TO EXPOSE
ROOT FLARE.  REMOVE EXCESS
SOIL TO EXPOSE ROOT FLARE IF
NECESSARY.

NOT TO SCALE

MATCHES CABINET
HEIGHT AT PLANTING.
ARBORVITAE CANNOT
BE USED DUE TO DEER
BROWSE.  HEDGE TO BE
MAINTAINED NO LOWER
THAN HEIGHT OF BOX.



 
 

Planning Review 



 

  
 
 
PETITIONER 
Toll Brothers 
 
REVIEW TYPE 
Preliminary Site Plan 
 
PROPERTY CHARACTERISTICS 

 Section 31 

 Site Location West of Garfield Road and North of Eight Mile Road (Parcels 22-31-400-011, 
22-31-400-012) 

 Site School 
 

Northville Community School District 

 Site Zoning RA Residential Acreage 

 Adjoining 
Zoning North RA Residential Acreage 

  East RA Residential Acreage 
  West RA Residential Acreage 
  South (Northville Township) Maybury State Park 
 Current Site Use Farmland 

 Adjoining Uses 

North Single Family Residential  

East Single Family Residential (under construction) 
West Vacant  
South Maybury State Park 

 Site Size 54.3 acres 
 Plan Date August 11, 2022 

 
 
PROJECT SUMMARY  
The applicant has received City Council approval of a Residential Unit Development (RUD) Agreement 
on a 54.3-acre site north of Eight Mile and west of Garfield Road in order to construct 44 single-family 
residential units. Four of the proposed units are consistent with the underlying zoning (RA) 
requirements. The rest are consistent with R-1 requirements. The proposed density is 0.8 units per acre 
consistent with the RA, Residential Acreage zoning of the site. The remainder of the site (44%) is 
intended to be open space. 
 
RECOMMENDATION 

Staff recommends approval of the Preliminary Site Plan. The Preliminary Site Plan with Site 
Condominium, Woodland Permit, and Stormwater Management Plan will be considered by the 
Planning Commission. 

 
PLAN REVIEW CENTER REPORT 

September 8, 2022 
Planning Review  

Parc Vista RUD 
JSP21-47 
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RUD AGREEMENT 

The applicant and City Council have entered into an RUD Agreement pursuant to Section 3.29.8.A of 
the Zoning Ordinance, which was approved on August 8, 2022.   
 
ORDINANCE REQUIREMENTS 

This project was reviewed for compliance with the City of Novi Zoning Ordinance, Article 3 (Residential 
Acreage), Article 24 (Schedule of Regulations), Article 25 (General Provisions), and any other areas of 
the ordinance, as noted.  The plans show general compliance with ordinance requirements. Please see 
the attached charts for information pertaining to ordinance requirements. Items in bold below must 
be addressed by the applicant. 
 

1. RUD Intent: 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 rural 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 substantial open 
land setting, and through the consideration of relaxation of area, bulk, yard, dimensional and 
other zoning ordinance standards in order to accomplish specific planning objectives. 

 
This flexibility is intended to reduce the visual intensity of development; provide privacy; 
protect natural resources from intrusion, pollution, 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 c o n s t r u c t i o n   and  maintenance  of  streets,  utilities  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. 

The open space to be preserved shall be shown as permanently protected in the Master Deed for 
the condominium development.  

 
2. 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 feet wide. The applicant has proposed a minimum lot size of 21,793 sq. ft. and a minimum 
width of 120 feet. The plans indicate that a total of 23.8 acres of open space will be maintained 
in this development (mostly in the perimeter buffering and the detention basin area), which is 
about 44 percent of the net site area. There are a variety of lot sizes throughout the proposed 
development. Lots range from approximately 21,840 sq. ft. to 49,560 sq. ft., allowing for some 
variation in lot size. Most lots (31 out of 44, or 70%) fall within the 21,000-25,000 sq. ft. range, while 
9% are one acre or larger (4 out of 44). The City Council has agreed to modify lot size and width 
requirements for the purpose of allowing greater preservation of open space for those purposes 
set forth in Section 3.29.B of the Zoning Ordinance and where the RUD provides a genuine variety 
of lot sizes. 

 
3. 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 reduced 
building setbacks consistent with the smaller proposed lot sizes consistent with the R-1 District. 
City Council has agreed to grant the reduction in lot size and area noted above. 

 
4. Blocks & Streets (Subdivision Ordinance Section 4.01 & 4.04): The ordinance states the maximum 

length for all blocks shall not exceed 1,400 feet, and that streets should extend to the boundary to 
provide access intervals not to exceed 1,300 feet. The proposed plan has consecutive lots greater 
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than 1,400 feet. The project is designed such that emergency access drives align with the only 
available access drive to the east. The existing development to the north does not have an 
access point available. The street stub connection to the west is positioned in a reasonable 
manner to allow future development to connect to the stub. City Council has granted the 
deviation required for excess length of streets and blocks.  

 
5. Sidewalks: There is an existing 8-foot sidewalk along Eight Mile Road. The applicant proposes an 

8-foot sidewalk along their Garfield Road frontage. Five-foot sidewalks are proposed along the 
private internal roads. Refer to Traffic and Engineering comments with regards to pathways within 
the site. 

 
6. Woodland/Wetland Areas: While direct impacts to protected woodland and wetland areas are 

not proposed, the applicant should consider installing permanent signage and/or fencing to 
ensure residents and maintenance personnel are aware of and observe the protected status of 
these areas. Within the 25-foot wetland buffer no mowing or cutting of vegetation and no 
dumping or application of chemicals shall be permitted. Locations and sign details should be 
provided in the site plan submittal.  

 

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

 
8. Lighting: City ordinances require an entrance light at all residential developments. The 

applicant should show the location of a proposed entrance light in the next submittal. Once the 
proposed location has been approved, the applicant should contact Humna Anjum 
(248.735.5648) in the Engineering Division to begin the process of working with the City and DTE 
on the installation of the entrance light.  

 
 
Other Reviews 

 Engineering Review: Engineering review recommends approval of the Preliminary Site Plan. 
Additional comments to be addressed with Final Site Plan submittal.  

 Landscape Review: Approval of the Preliminary Site Plan is recommended, with comments 
detailed in the Landscape Letter to be addressed with Final Site Plan submittal.   

 Wetland Review: MSG recommends approval of the Preliminary Site Plan.  
 Woodland Review: DRG recommends approval of the Preliminary Site Plan and Woodland 

Permit.  
 Traffic Review: Approval of the Preliminary Site Plan is recommended. Comments to be 

addressed in response letter in to address whether deviations will be needed for sidewalk offset, 
driveway spacing, etc. 

 Fire Review: Conditional approval is recommended with additional comments to be addressed 
with Final Site Plan submittal, particularly regarding hydrant spacing. Contact the Fire Marshal for 
any clarifications.  

 
PROJECT AND STREET NAMING COMMITTEE 

The applicant received project name approval for Parc Vista by Toll Brothers, and street names 
Palomino, Cavallo, and Farrier.  
 
NEXT STEP: PLANNING COMMISSION MEETING 

This Site Plan will be scheduled to go before the Planning Commission for public hearing on September 
28, 2022. Please provide the following via email by September 22, 2022: 
 
1. Preliminary Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. 
2. A response letter addressing ALL the comments from ALL the review letters and a request for waivers 

as necessary.  
3. A color rendering of the Site Plan (optional, to be used for Planning Commission presentation). 
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FINAL SITE PLAN SUBMITTAL 
Provided the Preliminary Site Plan is approved by the Planning Commission, please submit the following 
for Final Site Plan review and approval: 

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

reflected 
3. Final Site Plan Application 
4. Final Site Plan Checklist 
5. Engineering Cost Estimate 
6. Landscape Cost Estimate 
7. Other Agency Checklist 
8. Non-Domestic User Survey (Non-residential developments) 
9. Drafts of any legal documents (note that off-site easements need to be executed and any on-

site easements need to be submitted in draft form before stamping sets will be stamped) 
 
ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval from all reviewers, please submit the following for Electronic 
stamping set approval: 

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

where the change is reflected. 
 
STAMPING SET APPROVAL 
Stamping sets will be required for this project.  After having received Electronic Stamping Set comments 
from City staff the applicant should make the appropriate changes on the plans and submit 10 size 24” 
x 36” copies with original signature and original seals, to the Community Development Department for 
final Stamping Set approval.   
 
SITE ADDRESSING 
New addresses are required for this project. The applicant should contact the Building Division for an 
address prior to applying for a building permit.  Building permit applications cannot be processed 
without a correct address.  The address application can be found by clicking on this link.  
 
Please contact the Ordinance Division 248.735.5678 in the Community Development Department with 
any specific questions regarding addressing of sites. 
 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the 
start of any work on the site.  There are a variety of requirements, fees and permits that must be issued 
before a Pre-Con can be scheduled.  If you have questions regarding the checklist or the Pre-Con itself, 
please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community 
Development Department. 
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-347-0430 for 
additional information on starting permits.  The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
mailto:lbell@cityofnovi.org
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_____________________________________________________ 
Lindsay Bell, AICP, Senior Planner 
 



 
 
 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted July 
26, 2017) 

Single Family, with 
master planned 0.8 
maximum dwelling units 
per acre. 

38 Unit single family 
residential 
development with RUD 
option 

Yes City Council approved 
RUD agreement on 
8/8/22. 
Site Plan approval process 
follows. 

Zoning 
(Effective 
January 8, 2015) 

RA: Residential 
Acreage district  

Residential Unit 
Development (RUD) 

Yes  

Uses Permitted  
(Sec.3.1.1) 
 

Single Family Dwellings Single Family Dwellings 
with RUD 

Yes   

RUD Residential Unit Development (Sec. 3.29) Height, bulk, density and area limitations (Sec. 3.1.1) 
Parcel Size 
(Sec. 3.29.1) 

At least 20 contiguous 
acres of land under 
single ownership 

54.8 Acres 
 

Yes  

Perimeter 
Buffering 
(Sec. 3.29.2) 

- Where the RUD abuts 
a one-family district, 
development of the 
land up to 330 feet 
shall be restricted to 
detached, one-
family, non-clustered 
dwelling units. 

- All clustered housing 
dwelling units shall be 
at least 75 feet from 
any peripheral 
property line. 

Detached one-family, 
non-clustered dwelling 
units are proposed. 

NA  

Density 
(Sec. 3.29.3A) 

For RA: maximum 
dwelling units per net 
acre is 0.8  

44 units/54.4 net acres = 
0.8 DUA 

Yes  

Additional 
density credit 
(Sec 3.29.3B) 

- Watercourses and 
bodies of water 

- Quality wetlands less 
than 2 acres 

Applicant did not apply 
for additional density 
credit 

NA  

 

Bold To be addressed with the next submittal 
Underline To be addressed with final site plan submittal 
Bold and Underline Requires Planning Commission and / or ZBA Approval 
Italics Notes to be noted 

PLANNING REVIEW CHART: RUD Option  
Review Date: September 8, 2022 
Review Type: Preliminary Site Plan  
Project Name: JSP21-47 PARC VISTA RUD 
Plan Date: August 11, 2022 
Prepared by: Lindsay Bell, Planner   
Contact:  E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484 
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Item Required Code Proposed Meets 
Code Comments 

- Wetland and 
watercourse setback 
areas 

- Regulated woodlands 
- Local important 

plant/animal habitats 
- Historical buildings 
- Recreational areas  

Lot Area 
(Sec 3.29.4) 
& (Sec 3.1.1) 

One-family detached 
dwellings are subject to 
the minimum lot area 
requirements of the 
underlying district. RA 
zoning requires 43,560 
sq. ft. lots. 
 
The City Council may 
modify lot area 
requirements where 
such modification will 
result in the 
preservation of open 
space for those 
purposes set forth in this 
section 3.29.B and 
where the RUD will 
provide a genuine 
variety of lot sizes.   

40 Units @ 0.5 Acres 
minimum  
(50% reduction)  
Consistent with R-1 
requirements 
 
4 Units @ 1 Acre 
minimum 
Consistent with RA 
requirements 

No The City Council agreed to 
modify lot area 
requirements   

Lot Size 
(Sec 3.1.1) 

One-family detached 
dwellings are subject to 
the minimum lot width 
requirements of the 
underlying district. RA 
zoning requires 150 ft. 
lot widths. 

35 Units @ 120 ft 
minimum 
(20% reduction)  
Consistent with R-1 
requirements 
 
9 Units @ 150 ft minimum 
Consistent with RA 
requirements 

No The City Council agreed to 
modify lot width 
requirements   

Building 
Setbacks (Sec 
3.1.1)& (Sec 
3.29.5) 

 For 0.5-
0.99 Acre 
lots 

For 1+ 
Acre lots 

No City Council approved the 
reduction in lot setbacks 
from RA to R-1  

R-1 Code RA Code 
Front  RA: 45ft. 

R-1: 30 ft.  
30 ft. 45 ft. 

Side  RA: 20 ft. one side, 50 ft. 
two sides 
R-1: 15 ft. one side, 40 ft. 
two sides 

20 ft. each 
side;40 ft. 
two sides 

25 ft. each 
side;50 ft. 
two sides 

No 

Rear  RA: 50 ft.  
R-1: 35 ft.  

35 ft. 50 ft.  No 
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Item Required Code Proposed Meets 
Code Comments 

Deviations from 
standards 
(Sec 3.29.6) 

As part of the final 
approval of RUD plan, 
the City Council shall 
be authorized to grant 
deviations according to 
section 3.29.6 

Reduction to lot area is 
proposed for most lots, 
and yard setbacks 
reductions are 
proposed for all lots 

 The City Council agreed to 
modify lot area 
requirements in order to 
provide for the 
preservation of open 
space for those purposes 
set forth in this section 
3.29.B as the RUD provides 
a variety of lot sizes. 

Maximum % of 
Lot Area 
Covered 
(By All Buildings) 
(Sec 3.1.1) 

25% 22% proposed Yes  

Minimum Floor 
Area (Sec 3.1.1) 

1,000 Sq.ft. 3,200-4,300 sq ft. per 
unit indicated 

Yes Details reviewed at plot 
plan phase 

Building Height  
(Sec 3.1.1) 

35 ft. or 2.5 stories 
whichever is less 

35 feet, 2 stories 
indicated 

Yes Building height reviewed 
at plot plan phase.  

Frontage on a 
Public Street. 
(Sec. 5.12)  

No lot or parcel of land 
shall be used for any 
purpose permitted by 
this Ordinance unless 
said lot or parcel shall 
front directly upon a 
public street, unless 
otherwise provided for 
in this Ordinance. 

All units front on a 
proposed private road 
within the proposed 
condominium, with 
access to Eight Mile 
Road 

Yes Frontage on Private road 
for individual lots is 
permitted for a 
Condominium 
development 

Note to District Standards (Sec 3.6) 
Area 
Requirements 
(Sec 3.6A & Sec. 
2.2) 

- Lot width shall be 
measured between 
two lines where a 
front setback line 
intersects with side 
setback lines.  

- Distance between 
side lot lines cannot 
be less than 90% 
between the front 
setback line and the 
main building.  

Appears to comply Yes  

Additional 
Setbacks  
(Sec 3.6B) 

NA Single family 
development and no 
off-street parking 

NA  

Exterior Side yard 
abutting 
Streets(Sec 3.6C) 

NA Side yards abutting 
residential districts 

NA  
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Item Required Code Proposed Meets 
Code Comments 

Wetland/Water-
course Setback 
(Sec 3.6M) 

25ft. from boundary of 
a wetland and 25ft. 
from the ordinary 
highwater mark of a 
watercourse is required 

No wetland or wetland 
buffer is contained 
within proposed units. 

Yes  

Subdivision Ordinance 
Blocks 
(Subdivision 
Ordinance: Sec. 
4.01) 

- Maximum length for 
all blocks shall not 
exceed 1,400 ft. 

- Widths of blocks shall 
be determined by the 
conditions of the 
layout. 

Lots are laid out such 
that the emergency 
access drives and 
internal streets avoid 
creating blocks longer 
than 1400 ft.  

No Deviation approved by 
City Council, 8/8/22  

Lots: Sizes and Shapes (Subdivision Ordinance: Sec. 4.02A) 
Lot Depth 
Abutting a 
Secondary 
Thoroughfare 
(Subdivision 
Ordinance: Sec. 
4.02.A5) 

Lots abutting a major or 
secondary 
thoroughfare must 
have a depth of at 
least 140’ 

Lots abutting 8 Mile are 
at least 180’ 
 

Yes  

Depth to Width 
Ratio (Subdivision 
Ordinance: Sec. 
4.02.A6) 

Single Family lots shall 
not exceed a 3:1 depth 
to width ratio 

Maximum of 1.7:1 ratio 
is maintained 
 

Yes  

Arrangement 
(Subdivision 
Ordinance: Sec. 
4.02.B) 

- Every lot shall front or 
abut on a street. 

- Side lot lines shall be 
at right angles or 
radial to the street 
lines, or as nearly as 
possible thereto. 

- All lots front on 
proposed streets 

- Al lots conform to 
shape requirement 

Yes  

Streets  
(Subdivision 
Ordinance: Sec. 
4.04) 

Extend streets to 
boundary to provide 
access intervals not to 
exceed 1,300 ft. unless 
one of the following 
exists: 
- practical difficulties 

because of 
topographic 
conditions or natural 
features 

- Would create 
undesirable traffic 
patterns 

Two stub 
streets/Emergency 
access drives provided 
– one on east and one 
on west property line. 
Emergency access is 
located beyond 1300 ft. 
to align with the street 
layout in the adjacent 
lot. 

Yes Extension to the north is 
impractical as the existing 
subdivision has no street 
to connect to; likewise, 
along the east side of the 
property the emergency 
access point connects to 
the only available access 
point 
Deviation approved  by 
City Council, 8/8/22 

Topographic Conditions (Subdivision Ordinance Sec 4.03) 
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Item Required Code Proposed Meets 
Code Comments 

A. Flood plain Compliance with 
applicable state laws 
and City Code 
Areas in a floodplain 
cannot be platted 

Not Applicable NA  

B. Trees and 
Landscaping 

Compliance with 
Chapter 37 and Article 
5 of City Zoning Code 

Tree survey and 
Landscape Plans are 
provided 

Yes  

C. Natural 
Features 

To be preserved 
Lots cannot extend into 
a wetland or 
watercourse 

Wetlands and 
woodland exist on 
Northwest corner of the 
site  – no impacts 
proposed 

Yes  

D. Man-made 
Features 

To be built according to 
City standards 

Retention ponds 
proposed 

Yes See Engineering Review 
letter for detail on SWM 
Plan comments 

E. Open Space 
Areas 

Any Open Space 
Area shall meet the 
following: 

- Require performance 
guarantee 

- Shall be brought to a 
suitable grade 

- Compliance with 
zoning ordinance 

- Except for wooded 
areas, all ground area 
should be top dressed 
with a minimum of 
25% of red fescue and 
a maximum of 20% 
perennial rye.  

The open space that is 
provided will need to 
meet these standards. 
 

Yes   

F. Non-Access 
Greenbelt 
Easements 

Along rear or side 
property lines for 
reverse frontage lots  

75-94 ft greenbelt 
between 8 Mile and 
rear yards of homes 

Yes  

G. Zoning 
Boundary 
Screening 

A non-residential 
development abutting 
a residential 
development would 
need screening 

Not Applicable   

Sidewalks Requirements 
Non-Motorized 
Plan 

No additional trails or 
pathways beyond 
those identified in the 
Bicycle and Pedestrian 
Master Plan are 
recommended for the 
subject property 

5 ft. wide nature path 
proposed as amenity 
for residents 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

Sidewalks within 
RUD 
(Sec 3.29.12E) 
(Subdivision 
Ordinance: Sec. 
4.05) 

- Shall meet the City of 
Novi Design and 
Construction Standards.  
- Such safety paths shall 
be at least five (5) feet 
in width along both 
sides of all public and 
private streets within the 
RUD. 
- Shall be placed 1ft. off 
property lines 
- Shall be required 
where necessary along 
retention ponds, open 
spaces to ensure 
continuity 

- 5 ft. sidewalks are 
proposed along both 
sides of internal streets. 
 
 
 
 
- A 5’ woodchip trail is 
proposed around the 
retention ponds and 
along the north side of 
the property to Garfield 
Rd.   

Yes  

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

A 8’ wide public 
sidewalk shall be 
constructed along all 
arterial and collector 
roads except in 
industrial districts 
 

8’ sidewalk proposed 
along Eight Mile Road 
and Garfield Rd within 
ROW  

Yes 

Other Requirements 
Development 
and Street 
Names 

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

Application received Yes  

Development/ 
Business Sign 

Signage if proposed 
requires a permit. 

  For sign permit information 
contact Maureen 
Underhill at 
248-735-5602. 

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

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

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

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

 
 



 
 
 

Engineering Review



  

 
_______________________________________________________________________ 
 
Applicant 
Toll Brothers 
 
Review Type 
Preliminary Site Plan 
 
Property Characteristics 
 Site Location:  North of Eight Mile Road, west of Garfield Road.  
 Site Size:   approximately 55 acres 
 Plan Date:  2/04/2022 
 Design Engineer:  Atwell Group 
 
Project Summary  
 Proposed single-family, single-phase, 44-unit residential development with site 

access via Eight Mile Road. Private roads proposed.  

 Water main would be provided by extensions from Ballantyne’s proposed stubs to 
the east and connection to proposed 8 Mile Utilities (part of separate site plan).  

 Sanitary sewer service would be provided by connection to proposed 8 Mile Utilities 
(part of separate site plan).  

 Storm water would be collected and conveyed to a single retention basin. 

 
Recommendation 
 
Approval of the Preliminary Plan is recommended, with items to be addressed at Final 
Site Plan submittal. 
 
Comments: 
The Preliminary Site Plan meets the general requirements of Chapter 11 of the Code of 
Ordinances, the Storm Water Management Ordinance, and the Engineering Design 
Manual with the following exceptions, which can be addressed at Final Site Plan 
submittal: 
 
 
 

 
PLAN REVIEW CENTER REPORT 

9/7/2022 
 

Engineering Review 
Parc Vista  
JSP21-0047 
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General 
1. Provide a minimum of two ties to established section or quarter section 

corners. 
2. Provide at least two reference benchmarks at intervals no greater than 1,200 

feet.  At least one referenced benchmark must be a City-established 
benchmark, which can be found on the City’s website at this location:  
https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f861
97461c9f146e1330330bcf  

3. Provide a note on the plans that all work shall conform to the current City of 
Novi standards and specifications.  

4. 8 Mile Road water main and sanitary sewer extension plan should be 
submitted an approved before stamping set approval of Covington Estates 
Plan JSP21-0047.  

5. Only at the time of the printed Stamping Set submittal, provide the City’s 
standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), 
storm sewer (2 sheets), paving (2 sheets) and Boardwalks/Pathways (1 sheet). 
The most updated details can be found on the City’s website at this location: 
https://cityofnovi.org/services/public-works/engineering-division/engineering-
standards-and-construction-details 

6. A right-of-way permit will be required from the City of Novi and Oakland 
County. 

7. Provide sight distance measurements for the  8 Mile Road entrance in 
accordance with Figure VIII-E of the Design and Construction Standards, 
Chapter 11 of the City of Novi Code of Ordinances, which can be found here:  
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PT
IICOOR_CH11DECOST (provided 500’ required for 8 Mile Road in that area is 
560’ with boulevard road) 

8. Show and label the master planned 43-foot half width right-of-way for Garfield 
Road. The dedication of the master-planned half right-of-way of 43 feet in 
width is requested for the project. Label the additional right-of-way width to 
be dedicated along Garfield as “proposed” right-of-way. 

9. Provide a traffic control sign table listing the quantities of each permanent sign 
type proposed for the development.  Provide a note along with the table 
stating all traffic signage will comply with the current MMUTCD standards.   

10. Traffic signs in the Road Commission for Oakland County (RCOC) right-of-way 
will be installed by RCOC.  

11. Site grading shall be limited to 1V:4H (25-percent), excluding landscaping 
berms.  Label slopes on grading plan.  

12. Provide a traffic control plan for the proposed road work activity. 
13. Provide a note that compacted sand backfill (MDOT sand Class II) shall be 

provided for all utilities within the influence of paved areas, and illustrate and 
label on the profiles. 

https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86197461c9f146e1330330bcf
https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86197461c9f146e1330330bcf
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
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14. Provide a construction materials table on the utility plan listing the quantity 
and material type for each utility (water, sanitary and storm) being proposed.   

15. Provide a utility crossing table indicating that at least 18-inch vertical 
clearance will be provided, or that additional bedding measures will be 
utilized at points of conflict where adequate clearance cannot be 
maintained. 

16. Where the minimum 18-inch clearance at utility crossings cannot be 
achieved, provide a prominent note stating the substandard clearance and 
that proper bedding/encasement will be determined by the inspecting 
engineer.  

17. Provide a note stating if dewatering is anticipated or encountered during 
construction, then a dewatering plan must be submitted to the Engineering 
Division for review. 

18. Generally, all proposed trees shall remain outside utility easements.  Where 
proposed trees are required within a utility easement, the trees shall maintain 
a minimum 5-foot horizontal separation distance from any existing or proposed 
utility.  All utilities shall be shown on the landscape plan, or other appropriate 
sheet, to confirm the separation distance. 

19. Show the locations of all light poles on the utility plan and indicate the typical 
foundation depth for the pole to verify that no conflicts with utilities will occur.  
Light poles in a utility easement will require a License Agreement.  

20. For common area irrigation systems connected to public water supplies:  
Install a backflow prevention Reduced Pressure Zone Assembly (RPZ) with an 
ASSE 1013 listing approval at each tap to the public water supply. A minimum 
clearance of 12-inches measured from the bottom of pressure relief valve to 
the finished landscaped grade shall be required. Provide a detail showing the 
RPZ installation setup and height above grade. If backflow preventer is to be 
enclosed, provide a detail of the enclosure with required drainage outlets. 
Show all locations on a site plan. A plumbing permit is required for the 
installation of the backflow preventer.  Installation of the backflow preventer 
shall be in such a manner as to not require blowing out the system through the 
backflow preventer.  Drain ports and blow out ports shall be included.  Any 
deviations from these requirements must be approved through the Novi Water 
& Sewer Division Cross Connection Control Specialist (248-735-5661).   

21. The grading and SESC sheets shall show the tree fence at least as far from the 
trunk as the critical root zone, defined as a circular area around a tree with a 
radius measured to the tree’s longest dripline radius plus one (1) foot.  No 
grading shall occur within the dripline.  If the critical root zone is not fully 
protected, then replacements for that tree may be required. 

22. Projects looking for final site plan approval in the near future should refer to the 
new Oakland County stormwater standards. The new Oakland County 
Stormwater standards can be found here:  
https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-
Design-Standards.aspx 

https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-Design-Standards.aspx
https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-Design-Standards.aspx
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The State of Michigan is currently reviewing the City of Novi’s stormwater 
standards for compliance with the new County standards, and thus the City 
has not yet adopted the new standards.  However, the City will eventually be 
required to adopt the new standards at any time. 

Water Main 
23. All water main easements shall be 20 feet wide. Revise the proposed 

easement accordingly.  
24. A tapping sleeve, valve and well is required at the connection to the existing 

water main. 
25. Provide water main modeling calculations demonstrating that the required 

water supply of 2,000 GPM will be available. 
26. Provide additional valves to limit pipe runs to a maximum of 800 feet between 

valves. 
27. Per current EGLE requirement, provide a profile for all proposed water main 8-

inch and larger. 
28. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in 

length.  8-inch leads are required for leads greater than 25 feet in length. 
29. All gate valves 6” or larger shall be placed in a well with the exception of a 

hydrant shut off valve. A valve shall be placed in a box for water main smaller 
than 6”. 

Sanitary Sewer 
30. Provide a sanitary sewer basis of design for the development on the utility plan 

sheet. (Calculations should use peaking factor of 4.0 and 3.2 REU). 
31. Note on the construction materials table that 6-inch sanitary leads shall be a 

minimum SDR 23.5, and mains shall be SDR 26. 
32. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads 

will be buried at least 5 feet deep where under the influence of pavement. 
33. Provide an internal drop connection at structures, where the inlet pipe enters 

the manhole at an invert elevation 18 inches or greater above the invert 
elevation of the outlet pipe. 

34. Illustrate all pipes intersecting with manholes on the sanitary profiles. 
35. Relocate the sanitary sewer to go around the cul-de-sac outside the paved 

road. Extend the sanitary sewer so no leads cross under the cul-de-sac. 

Storm Sewer 
36. A minimum cover depth of 3 feet shall be maintained over all proposed storm 

sewer.  Currently, a few pipe sections do not meet this standard.  Grades shall 
be elevated, and minimum pipe slopes shall be used to maximize the cover 
depth.  In situations where the minimum cover cannot be achieved, Class V 
pipe must be used with an absolute minimum cover depth of 2 feet.  An 
explanation shall be provided where the cover depth cannot be provided. 

37. Provide a 0.1-foot drop in the downstream invert of all storm structures where a 
change in direction of 30 degrees or greater occurs. 
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38. Match the 0.80 diameter depth above invert for pipe size increases. 
39. Storm manholes with differences in invert elevations exceeding two feet shall 

contain a 2-foot-deep plunge pool.  
40. Provide a four-foot-deep sump and an oil/gas separator in the last storm 

structure prior to discharge to the retention basin. 
41. Provide profiles for all storm sewer 12-inch and larger. 
42. Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains 

at least 1-foot below the rim of each structure.  
43. Illustrate all pipes intersecting storm structures on the storm profiles. 
44. An easement is required over the storm sewer accepting and conveying off-

site drainage. 
45. Provide a schedule listing the casting type, rim elevation, diameter, and invert 

sizes/elevations for each proposed, adjusted, or modified storm structure on 
the utility plan.  Round castings shall be provided on all catch basins except 
curb inlet structures. 

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

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

designed in accordance with the Storm Water Ordinance and Chapter 5 of 
the Engineering Design Manual.   

48. An adequate maintenance access route to the basin overflow structure and 
any other pretreatment structures shall be provided (15 feet wide, maximum 
running slope of 1V:5H, maximum cross slope of 3%, and able to withstand the 
passage of heavy equipment).  Verify the access route does not conflict with 
proposed landscaping. 

49. As part of the Storm Drainage Facility Maintenance Easement Agreement, 
provide an access easement for maintenance over the storm water retention 
system and the pretreatment structure.  Also, include an access easement to 
the detention area from the public road right-of-way. 

50. Provide manufacturer’s details and sizing calculations for the pretreatment 
structure(s) on the plans. 

51. Provide reasoning for separating the south and north retention basin.    
52. Provide supporting calculations for the runoff coefficient determination.  
53. A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed lawns) 

and 0.95 shall be used for all impervious surfaces.   
Retention Basin: 

54. Stormwater retention facilities must provide sufficient storage capacity for 2 
consecutive 100-year storm events. 

55. Soil borings must be obtained within the location of the proposed basin and 
extend to a depth of 25’ below the existing ground or 20 feet below the 
proposed retention basin bottom elevation, whichever is greater. 
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56. Provide 10 additional soil borings for the proposed retention basins, must meet 
depth requirements.  

57. Label the hydrological soil group classification of the proposed retention basin 
area, on the plans.  

58. Pretreatment shall be provided for prior to discharge into the basin. 
59. One foot of freeboard shall be provided above the proposed high-water 

level.  
60. Provide soil boring table with proposed ground and basin elevations vs ground 

water elevations.  
61. 25’ vegetative buffer shall be provided around the perimeter of the basin. 
62. An overflow route from the retention basin must be provided. Elevations of 

surrounding features that would be impacted by the basin overflow must be 
indicated. Downstream drainage easements may be required for the overflow 
route.  
 

Paving & Grading 
63. Provide a construction materials table on the Paving Plan listing the quantity 

and material type for each pavement cross-section being proposed.   
64. Sidewalks on private roadways should be located such that the outside edge 

of the sidewalk is a minimum of 15 feet from back of curb.  
65. Revise the pathway cross-section to indicate a maximum cross-slope of 2%. 
66. Provide spot elevations at the intersection of the proposed pathway with the 

existing pathway. 
67. For Multi-family residential developments, show individual driveway tapers 

(standard driveway 16’ wide with 3’ tapers on each side) on plans to ensure 
no conflict with sidewalks, hydrants, street signs and etc.  

68. Remove the detectable warning surfaces from the plan.  These are not 
required based on the anticipated driveway traffic volumes. 

69. Label proposed inner and outer radius of cul-de-sac (City Standard, 22’ inner 
radius and 54’ outer radius indicated in Figure VIII-F.) 

70. Provide an emergency access gate at both ends of the proposed emergency 
access drive. The City’s break-away gate detail (Figure VIII-K) can be found in 
Section 11-194 of the Code of Ordinances.  

71. Provide a note on the plan stating that the emergency access gate is to be 
installed and closed prior to the issuance of the first building permit in the 
subdivision. 

72. Detectable warning plates are required at all barrier free ramps, hazardous 
vehicular crossings and other areas where the sidewalk is flush with the 
adjacent drive or parking pavement.  The barrier-free ramps shall comply with 
current MDOT specifications for ADA Sidewalk Ramps.  Provide the latest 
version of the MDOT standard detail for detectable surfaces.   
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73. Label specific ramp locations on the plans where the detectable warning 
surface is to be installed. 

74. Specify the product proposed and provide a detail for the detectable 
warning surface for barrier free ramps.  The product shall be the concrete-
embedded detectable warning plates, or equal, and shall be approved by 
the Engineering Division.  Stamped concrete will not be acceptable. 

75. Provide existing and proposed contours on the Grading Plan at the time of the 
Final Site Plan submittal.  

76. Provide a note on the Grading Plan stating that the proposed pathway within 
the road right-of-way shall match existing grades at both ends. 

77. Provide at least 3-foot of buffer distance between the sidewalk and any fixed 
objects, including hydrants and irrigation backflow devices.  Include a note on 
the plan where the 3-foot separation cannot be provided. 

78. The grade of the drive approach shall not exceed 2-percent within the first 25 
feet of the intersection.  Provide spot grades as necessary to establish this 
grade. 

79. Provide top of curb/walk and pavement/gutter grades to indicate height of 
curb adjacent to parking stalls or drive areas. 

80. Soil borings along the proposed road will be required at 500-foot intervals per 
Section 11-195(d) of the Design and Construction Standards.  

81. Per Section 26.5-35(c), a statement is required on any plan containing a 
private street with the following language: "City of Novi has no responsibility to 
improve or maintain the private streets contained within or private streets 
providing access to the property described in this [plan/plat]". 

Soil Erosion and Sediment Control 
82. A SESC permit is required. A full review has not been completed at this time. 

The review checklist detailing all SESC requirements is attached to this letter. 
Please address the comments below and submit a SESC permit application 
under separate cover. The application can be found on the City’s website at 
http://cityofnovi.org/Reference/Forms-and-Permits.aspx. 

Off-Site Easements 
83. Any off-site utility easements anticipated must be executed prior to final 

approval of the plans.  If you have not already done so, drafts of the 
easements and a recent title search shall be submitted to the Community 
Development Department as soon as possible for review and shall be 
approved by the Engineering Division and the City Attorney prior to executing 
the easements. 

84. Indicate if any off-site easements will be needed.  

http://cityofnovi.org/Reference/Forms-and-Permits.aspx
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The following must be submitted with the Final Site Plan: 
85. A letter from either the applicant or the applicant’s engineer must be 

submitted with the Stamping Set highlighting the changes made to the plans 
addressing each of the comments listed above and indicating the revised 
sheets involved. Additionally, a statement must be provided stating that all 
changes to the plan have been discussed in the applicant’s response letter. 

86. An itemized construction cost estimate must be submitted to the Community 
Development Department for the determination of plan review and 
construction inspection fees. This estimate should only include the civil site 
work and not any costs associated with construction of the building or any 
demolition work.  The estimate must be itemized for each utility (water, 
sanitary, storm sewer), on-site paving (square yardage), right-of-way paving 
(including proposed right-of-way), grading, and the storm water basin (basin 
construction, control structure, pre-treatment structure and restoration). 

To the extent this review letter addresses items and requirements that require the 
approval of or a permit from an agency or entity other than the City, this review shall 
not be considered an indication or statement that such approvals or permits will be 
issued. 

Please contact Humna Anjum at (248)735-5632 with any questions. 

 
_______________________________ 
Humna Anjum,  
Project Engineer 
 
cc: Lindsay Bell , Community Development  

Ben Croy, PE, Engineering 
Victor Boron, Engineering 
 



 
 

Landscape Review 



 
 
 
 
 
 
 
 
 
 
 

 
 
Review Type       Job #   
Preliminary Site Plan Landscape Review   JSP21-0047 
 
Property Characteristics 
• Site Location:   Eight Mile Road west of Garfield Road  
• Site Acreage:  54.8 ac. 
• Site Zoning:   RA 
• Adjacent Zoning: North, East, West: RA; South: Northville Twp 
• Plan Date:    8/11/2022 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the Site Plan submittal. Please follow guidelines of the Zoning Ordinance and Landscape 
Design Guidelines. This review is a summary and is not intended to substitute for any Ordinance.  
 
Recommendation 
This project is only recommended for approval for Preliminary Site Plan if the applicant can prove 
that there is sufficient room for all of the required interior street trees to be planted with sufficient 
spacing between them and the proposed underground utility lines.  The other minor revisions 
noted below can be addressed on the Site Plan submittal. 
 
Ordinance Considerations 

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

1. A tree survey and tree chart are provided. 
2. No regulated trees will be removed. 
3. Please reconsider removing Tree #9370 as it appears that it is healthy and can be saved. 

 
Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 

The project is only adjacent to residentially-zoned property so no new screening vegetation 
or berms are required for this project but a large landscaped plan is provided north of the 
northernmost residences. 

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

8 Mile Road: 
1. The required berm and landscaping are provided along 8 Mile Road.   
2. The number of evergreens and/or canopy trees in the greenbelt and the number of 

subcanopy street trees can be reduced if desired. 
3. No street trees are proposed due to utility conflicts.  It appears that the previously 

proposed understory trees could be planted under the wires, and should be unless the 
RCOC forbids their planting.  Please confirm why the trees were removed. 

 

PLAN REVIEW CENTER REPORT 
August 19, 2022 

Parc Vista 
Preliminary Site Plan - Landscaping 
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Garfield Road 
1. A landscape deviation was granted by City Council for the lack of a berm in the Garfield 

Road greenbelt.  
2. Based on the 110 lf frontage, less the 55 foot gas line easement, 1 canopy tree and 2 

subcanopy trees are required.  3 canopy trees and 5 subcanopy trees are proposed. 
 

Subdivision Street Trees 
1. Based on the street lengths, a total of 205 canopy trees are required along the interior 

streets and they are all provided. 
2. The underground utilities must be laid out in such a way that the required spacing for the 

trees (4 feet behind curb and 5 feet from underground lines) can be met.  It is not clear 
on the 100 scale drawing whether this spacing is provided. 

3. Please provide a detail clearly showing that the proposed water and sanitary line 
locations will allow the required street trees to be planted with sufficient spacing.  If the 
correct spacing is not provided, the utility lines need to be shifted to provide the required 
spacing. 

 
Plant List (LDM 4, 10) 

1. 16 of 25 species used (64%) are native to Michigan. 
2. The tree diversity meets the standard of the Landscape Design Manual. 
 

Planting Notations and Details (LDM 10) 
Please follow the suggestions made on the landscape chart. 

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

1. All required landscaping is proposed. 
2. Please add contour labeling on Sheet L-2 and move the shrubs down to the 961 

elevation. 
 
Irrigation (LDM 10) 

If an irrigation system will be used, the plan must be provided with the Final Site Plans. 
 

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

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – PRELIMINARY SITE PLAN 
     

 
Review Date: August 19, 2022 
Project Name: JSP21-0047: Parc Vista – Toll Brothers 
Plan Date: August 11, 2022 
Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 
LANDSCAPE DEVIATIONS GRANTED BY CITY COUNCIL ON 8/8/2022 
• No greenbelt berm provided for the Garfield Road frontage.    

 
Please copy the above italicized text to Sheet L-1 
 
PLEASE ADD THE CITY PROJECT NUMBER (JSP21-0047) TO THE BOTTOM RIGHT CORNER OF THE 
PLAN SET COVER SHEET  
 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

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

• New commercial or 
residential 
developments 

• Addition to existing 
building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 

• 1”=20’ minimum with 
proper North.  
Variations from this 
scale can be 
approved by LA 

• Consistent with plans 
throughout set 

• Overall plan: 
1”=100’ 

• Eight Mile 
Greenbelt and 
Retention pond 
plans: 1”=30’ 

Yes  

Project Information 
(LDM 2.d.) Name and Address Location map is 

shown on Sheet L-1 Yes  

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

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

On Title Block Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA/PLA/LLA who 
created the plan 

Allen Design Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature Seal and signature Yes 

Live signature will be 
required on stamping 
sets. 

Miss Dig Note Show on all plan sheets Yes Yes  

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

(800) 482-7171 
(LDM.3.a.(8)) 

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

On location map 
• Site: RA 
• Site Proposed: RA 

with RUD 
• North, East, West:  

RA 
• South: Northville 

Twp Maybury 
State Park 

Yes  

Survey information 
(LDM 2.c.) 

• Legal description or 
boundary line survey 

• Existing topography 

• Topo & aerial on 
Sheet 2 

• Tree chart and 
legal descriptions 
on Sheet 3 

Yes  

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

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

• Plan shall state if none 
exists. 

• Tree survey is 
provided 

• Only three trees 
are shown on the 
chart as being 
removed 

• A patch of 
wetland is shown 
as being 
preserved 

• Tree protection 
fence line shown 
on Grading Plan 

• Fence detail on 
Sheet L-3 

• Yes 
• Yes 
• Yes 
• Yes 
• Yes 

1. See Mannik & Smith 
and Davey Resource 
Group letters for 
detailed reviews of 
wetlands and 
woodlands 

2. Please indicate on 
the plan view which 
trees will be 
removed. 

3. The “Needs to be 
Replaced” and 
“Specimen” columns 
should be removed 
from the chart as 
they are 
unnecessary and a 
little confusing. 

4. Please try to save 
tree #9390 if possible.  
Based on the tree 
chart it seems to be 
a healthy, desirable 
tree and it seems 
that it could be 
saved. 

Soil types (LDM.2.r.) 

• As determined by Soils 
survey of Oakland 
county 

• Show types, 
boundaries 

• 5 soil types are 
shown in the table 
but only two 
appear on the 
plan view. 

• No soils 
boundaries are 
shown 

No 
Please show all soils on 
the site and the soils 
boundaries. 

Existing and Existing and proposed All site Yes  
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Item Required Proposed Meets 
Code Comments 

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

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

improvements 
included on 
landscape plans 

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

• Overhead and 
underground utilities, 
including hydrants 

• All light posts 

Utilities are 
provided on Sheets 
6, 7 and the 
landscape plan 

Yes, in 
that 
they are 
shown 

1. As noted before, the 
water and sanitary 
lines appear to be 
located such that 
there is not sufficient 
room for the required 
trees, especially 
street trees, which 
should be 4 feet 
behind the curb and 
sidewalk, 5 feet from 
underground utility 
lines and 10 feet from 
utility structures (as 
the note on Sheet L-1 
indicates). 

2. Please locate the 
utility lines such that 
the required street 
trees can be planted 
with sufficient space. 

3. A detail showing the 
spacing allowed for 
the trees between 
the water and 
sanitary lines and the 
street curbs may 
help to show that 
sufficient space is 
provided.  At 100 
scale it’s difficult to 
see. 

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

Provide proposed 
contours at 2’ interval 

• Sheet 7 
• On landscape 

plan 
Yes 

1. Please show the 
proposed contours a 
little darker on the 
landscape plan so 
the berms and other 
contours can be 
shown better. 

2. Please label the 
proposed contour 
lines on Sheet L-2. 

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan 

Note indicates 
snow will be 
deposited along 
drive between curb 
and sidewalk 

Yes  
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Item Required Proposed Meets 
Code Comments 

LANDSCAPING REQUIREMENTS 

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

General requirements 
(LDM 1.c) 

• Clear sight distance 
within parking islands 

• No evergreen trees 

No parking lots are 
proposed Yes  

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

As proposed on planting 
islands NA   

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

• A minimum of 300 SF 
to qualify 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

NA   

Curbs and Parking 
stall reduction (c) 

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

NA   

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces 

NA –no parking 
bays are provided.   

Plantings around Fire 
Hydrant (d) 

• No plantings with 
mature height greater 
than 12’ within 10 ft. of 
fire hydrants, 
manholes, catch 
basins or other 
structures. 

• Trees should be 
planted at least 5 feet 
from underground 
lines. 

As shown at 
1”=100’ scale, it is 
difficult to 
determine if there is 
sufficient space for 
the required street 
trees. 

TBD 

1. As noted above, if 
the proposed utility 
layout doesn’t 
provide sufficient 
room for the required 
trees and their 
spacing, the utilities 
may need to be 
adjusted. 

2. On the utility plan, 
please add a 
dimensioned detail 
showing the 
proposed location of 
the utility lines 
relative to the 
sidewalk and curb to 
show there is 
sufficient room for 
the trees. 

Landscaped area (g) 

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

NA   

Clear Zones (LDM 
2.3.(5)) 

• 25 ft corner clearance 
required for internal 
intersections 

• Refer to Zoning 

The correct clear 
vision zones are 
shown for both 
interior roads’ clear 

Yes  
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Item Required Proposed Meets 
Code Comments 

Section 5.5.9 diagram 
below. 

• Use the Road 
Commission for 
Oakland County site 
distance rules for the 8 
Mile Road entry. 

vision zones and 
the 8 Mile Road 
entry. 
All trees are outside 
of the clear vision 
zones. 

Berms, Walls and ROW Planting Requirements 

Berms 
• All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 
• Berm should be located on lot line except in conflict with utilities. 
• Berms should be constructed of loam with a 6” top layer of topsoil. 
Residential Adjacent to Non-residential (Zoning Sec 5.5.3.A and LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) Adjacent Zoning is RA  

A 6-foot tall 
landscaped berm is 
proposed along the 
north end of the site 
to partially obscure 
the view of it from 
the homes to the 
north. 

Yes  

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

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

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

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

• Label contour lines 
• Maximum 33% slope 
• Min. 4 feet crest 
• Min 4 feet tall, variable 
• Constructed of loam 

with 6” top layer of 
topsoil 

• A berm varying 
between 4-6 feet 
tall is provided 
along 8 Mile Road 

• A detail is 
provided on 
Sheet L-3. 

Yes 

Please add a section of 
the screening berm 
similar to that for the 8 
Mile Road berm. 

Type of Ground 
Cover   

• Most of the open 
areas will be 
seeded as lawn or 
the detention mix. 

• A limited area will 
be sod. 

Yes 
Please indicate the 
lawn seed mix to be 
used. 

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

Material, height and 
type of construction 
footing 

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

Only a wall sign is 
proposed.   

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

    



Preliminary Site Plan - Landscape Review Summary Chart       JSP21-0047: Parc Vista                        
August 19, 2022            Page 6 of 11  
                                              
 

   
 

Item Required Proposed Meets 
Code Comments 

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 

Greenbelt width 
(2)(3) (5) 34 ft  

8 Mile Road: 
• 75-94 feet 
 
Garfield Road 
• 1070 feet+ 

• Yes 
• Yes  

Min. berm crest width 4 ft. 

8 Mile Road: 
• 2-4 feet 
 
Garfield Road 
• None 

• Yes 
• No 

A landscape waiver 
was granted to not 
provide a berm in the 
Garfield Road 
greenbelt. 

Minimum berm height 
(9) 4 ft. 4-6 feet Yes  

3’ wall (4) (7) NA None   

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

• 1 tree per 40 lf 
 
8 Mile Road 
• (877-60)/40 = 20 trees 
 
Garfield Road 
• (110-55)/40 = 1 tree 

 

8 Mile Road 
21 canopy trees + 
43 large evergreens 
 
Garfield Road 
3 trees 

• Yes 
• Yes 

If desired, the total 
number of trees 
provided along 8 Mile 
Road can be reduced 
to the requirement. 

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

• 1 tree per 25 lf 
 
8 Mile Road 
• (877-60)/25 = 33 trees 
 
Garfield Road 
• (110-55)/25 = 2 trees 

8 Mile Road 
33 trees 
 
Garfield Road 
5 trees 

• Yes 
• Yes  

Street Trees 
(Sec 5.5.3.f and LDM 
2a and Novi Street 
Tree List) 
 

• 1 canopy tree per 35 lf 
of frontage less width 
of clear vision zone 
measured halfway 
between ROW line 
and curb 

 
8 Mile Road:  
• (877-98)/35 = 22 trees 
 
Garfield Road: 
• (110-55)/35 = 2 trees 
 
• Interior Streets:  1 per 

35 l.f. (both sides of 
streets)  

• 7170/35 = 205 trees 

8 Mile Road: 
0 trees 
 
Garfield Road: 
2 trees 
 
Interior streets: 
205 trees on 
conceptual plan 

• No 
• Yes 
• Yes 

1. A note indicates that 
utility line conflicts 
don’t allow the 8 
Mile Road street 
trees to be planted, 
but it appears that 
subcanopy trees 
could be planted 
beneath the power 
lines. 

2. If the 8 Mile Road 
street trees are not 
provided due to a 
ruling by the RCOC, 
please provide a 
copy of their 
communication 
saying that.  In that 
event the trees would 
not be required. 

3. If that is not the case, 
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Item Required Proposed Meets 
Code Comments 

please provide the 
required trees. 

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

• A minimum of 2ft. 
separation between 
box and the plants 

• Ground cover below 
4” is allowed up to 
pad.  

• No plant materials 
within 8 ft. from the 
doors 

None TBD 

1. When location of 
transformer/utility 
boxes are 
determined, show 
them and add 
landscaping per city 
requirements. 

2. Add provisional 
number of shrubs 
required for 
screening to the 
plant list and cost 
estimate. 

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

Planting requirements 
(Sec. 5.5.3.E.iv) 

• 1 canopy tree per 35lf 
of the rim 10 feet from 
the permanent water 
level, along the east, 
south and west sides 
of the basin. 

• 10” to 14” tall grass 
along sides of basin 

• Refer to wetland for 
basin mix 

• All required shrubs 
are provided 

• An acceptable 
seed mix is 
proposed. 

• Yes 
• Yes 

1. Please highlight the 
high-water contour 
line on the detention 
pond detail plan on 
Sheet L-2. 

2. Since it is a retention 
pond and not a 
detention pond, the 
shrubs should be 
shifted to be aligned 
along the 961 
elevation, not at the 
top of the freeboard 
line.   

3. As agreed to, since 
this is a retention 
pond with no outlet 
to a stream, the trees 
normally required for 
a detention pond are 
not required here. 

4. Please add a note 
stating that the 
contractor shall 
provide proof in the 
form of an invoice 
showing the native 
detention pond seed 
mix or a photo of the 
seed mix bag label 
to the City 
Landscape Architect 
prior to placement. 

5. Also add a note 
stating that if an 
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Item Required Proposed Meets 
Code Comments 

unacceptable seed 
mix is used in that 
area, the city 
reserves the right to 
have it killed and 
reseeded at the 
developer’s 
expense. 

Phragmites and 
Japanese Knotweed 
Control (Sec 5.5.6.C) 

• Any and all 
populations of 
Phragmites australis 
and/or Japanese 
Knotweed on site shall 
be included on tree 
survey. 

• Treat populations per 
MDEQ guidelines and 
requirements to 
eradicate the weed 
from the site. 

A note indicates 
that no Phragmites 
or Japanese 
knotweed were 
found on the site. 

Yes 

If any Phragmites or 
Japanese knotweed 
are discovered during 
the course of 
construction, they shall 
be properly treated to 
kill them. 

Woodland Replacements (Chapter 37 Woodlands Protection) 

Woodland 
Replacement 
Calculations – 
Required/Provided 

• Show calculations 
based on existing tree 
chart. 

• Indicate boundary of 
regulated woodland 
on plan 

• No regulated 
trees are being 
removed 

• The wetland is 
being preserved 
in open space 

• Yes 
• Yes 

1. Please indicate and 
trees to be removed 
on Demolition Plan 
with x’es on trees 
and on the tree 
chart. 

2. See DRG letter for 
detailed review of 
woodlands. 

Woodland 
Replacement Trees 
Proposed 

• Show clearly on plan 
and plant list which 
trees are proposed as 
woodland 
replacement trees 

• Reforestation credit 
table breakdown, if 
applicable 

None are required   

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 
Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

Provide intended date Yes Yes  

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

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

• Include a minimum 
one cultivation in 
June, July and August 

Yes Yes  
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Item Required Proposed Meets 
Code Comments 

for the 2-year warranty 
period. 

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

Shall be northern nursery 
grown, No.1 grade Yes Yes  

Irrigation plan  
(LDM 2.s.) 

A fully automatic 
irrigation system or a 
method of providing 
sufficient water for plant 
establishment and 
survival is required on 
Final Site Plans. 

No  

1. Please add irrigation 
plan or information 
as to how plants will 
be watered 
sufficiently for 
establishment and 
long- term survival to 
the Final Site Plans, 
not just the stamping 
sets. 

2. An irrigation system 
shall meet the 
requirements listed at 
the end of this chart. 

3. If xeriscaping is used, 
please provide 
information about 
plantings included. 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

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

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 4) – Include all cost estimates 

Botanical and 
common names At least 50% of non-

woodland replacement 
species used (not 
including seed mixes) 
must be native to 
Michigan. 

16 of 25 species 
used (64%) are 
native to Michigan 

Yes  

Quantities and sizes Yes Yes  

Root type Yes Yes  
Botanical and 
common names Yes Yes  

Breakdown of 
genus/species 
diversity (LDM 4.) 

• Break down proposed 
plantings by genus 
and species 

• Tree diversity of non-
woodland 
replacements must 
adhere to Section 4 of 
the Landscape Design 
Manual. 

The tree diversity 
meets the 
requirements of 
LDM section 4 

Yes  

Type and amount of 
lawn  

• Most of site will be 
seeded 

• Sod is indicated 
Yes 

Please indicate the 
lawn seed mix to be 
used. 



 
 

Wetland Review 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
August 19, 2022 
 
Lindsay Bell 
City Planner 
Department of Community Development 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
RE: Parc Vista; JSP21-0047  
 Wetland Review of Preliminary Site Plan 

MSG Project No. N1030121 
 

Dear Ms. Bell: 
 
The Mannik & Smith Group, Inc. (MSG) reviewed the plan set titled Preliminary Site Plan, Parc Vista prepared by 
Atwell, LLC dated August 11, 2022 (PSP).  The project site is located north of Eight Mile Road and west of Garfield 
Road, Parcels 50-22-31-400-011 and 50-22-31-400-012, in Section 31 (Site).  The Site is primarily composed of 
agricultural land.  The PSP depicts construction of 44 residential properties with roadways and other improvements.   
 
Published Data 
MSG reviewed The City of Novi Wetlands Maps and the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE) Wetlands Map Viewer for the Site.  The Site contains City-regulated wetlands (Figure 1).  The Site 
also contains wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory System 
(MIRIS) maps (Figure 2).  NWI and MIRIS wetlands are identified through interpretation of topographic data and 
aerial photographs by the associated governmental bodies.   
 
MSG Wetland Boundary Verification 
The PSP depicts the locations of one wetland at the Site, designated Wetland A, consisting of 0.43 acre.  The 
previously submitted Wetland Delineation Report, Baptist Church - Parcel # 22-31-400-011 & 012 prepared by 
Niswander Environmental (Niswander), dated October 2021 (Report) characterized Wetland A as a 0.43-acre 
emergent/forested wetland.  MSG visited the Site on December 14, 2021 with Niswander and concurred with the 
delineation of Wetland A as depicted in the Report and as observed in the field.   
MSG did not re-inspect the Site in August 2022 because Niswander’s delineation flagging appeared to be 
appropriately placed during the December 2021 Site visit.  MSG may re-inspect the Site at a later stage of the project 
if warranted.  Selected inspection photographs from December 2021 are provided at the end of this letter.  
 
Proposed Impacts  
The project as described in the PSP appears to be outside the depicted wetland limits and the natural resources 
setback buffer.  No proposed impacts to either Wetland A or its associated buffer are identified in the PSP.  
 
Permits and Regulatory Status 
The City of Novi Code of Ordinances, Chapter 12, Article V defines an essential wetland as meeting one or more of 
the criteria listed in subsections 12-174(b)(1) through (10) .  It is MSG’s opinion Wetland A provides the functional 
characteristics of storm water storage capacity and wildlife habitat, and accordingly Wetland A meets the criteria for 
an essential wetland.   

 

 
N1030121.PSP Wetland.Docx 
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Mitigation is required per Section 12-176 of the Novi Code of Ordinances when an activity results in 0.25-acre or 
greater of impairment or destruction of wetland areas that are determined to be essential wetland area, two acres in 
size or greater, or contiguous to a lake, pond, river, or stream.  Based on current information, no wetland impact is 
proposed so mitigation is not required.   

EGLE typically regulates wetlands that are located within 500 feet of an inland lake, pond, stream, or river, and/or 
isolated wetlands of an area of 5 acres or more.  MSG opines that Wetland A is not likely to be regulated by EGLE; 
however, EGLE is the final authority of the location and regulatory status of wetlands in Michigan.  MSG recommends 
the client request a pre-application meeting with EGLE to determine the state jurisdictional status and mitigation 
requirements.  

Based on the available information, the following wetland related items appear to be required for this project: 
Item Required/Not Required/Not Applicable 
Wetland Permit (specify Non-Minor or Minor) Not required 
Wetland Mitigation Not required 
Wetland Buffer Authorization Not required 
EGLE Wetland Permit Likely not required 
Wetland Conservation Easement Likely not required 

Comments 
1. The City of Novi Site Plan and Development Manual requires the boundary lines of any watercourses or

wetlands on the Site be clearly flagged or staked and such flagging or staking shall remain in place
throughout the conduct of permit activity.  MSG recommends the wetland delineation markers be maintained
for reference for the duration of the project.

2. The wetland vegetative cover currently includes non-native species (e.g. reed canary grass, common
buckthorn, tree of heaven).  MSG recommends the applicant incorporate replacement native plantings,
including trees and shrubs, in the subject property Plans as well as removal of non-native invasive species
to enhance the aesthetics and natural habitat benefits of the wetland area.

MSG recommends approval of the Preliminary Site Plan for Wetlands.  

Please contact the undersigned if you have any questions regarding the matters addressed in this letter. 

Sincerely,  
The Mannik & Smith Group, Inc. 

Keegan Mackin Douglas Repen, CDT John A. Freeland, PhD, PWS 
Environmental Scientist Project Manager Senior Scientist 

Certified Storm Water Management Operator 

CC:  Sarah Marchioni, City of Novi Project Coordinator 
Barbara McBeth, City of Novi Planner 
Christian Carroll, City of Novi Planner 
Madeleine Daniels, City of Novi Planner 
Ben Peacock, City of Novi Planning Assistant   
Rick Meader, City of Novi Landscape Architect 
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Figure 1 City of Novi Regulated Wetland Map. Approximate Site boundary is shown in red.  
Regulated Wetland areas are shown in blue. 
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Figure 2 EGLE Wetlands Viewer Map. Approximate Site boundary is shown in red. Black outlines were added to wetland areas on Site for clarity.  
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Photo 1: Overview of Wetland A and surrounding woodland, facing south (December 14, 2021) 

 
Photo 2: View of Wetland A, facing southwest (December 14, 2021) 
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Photo 3: View of Wetland A and transition to upland, facing southeast (December 14, 2021) 
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Item Required Proposed Meets 
Code Comments 

at 8 Mile Road 
entry 

Cost estimate  
(LDM 2.t) 

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

Yes  Need for Final Site Plan 

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

Refer to LDM for detail 
drawings 

Yes Yes  

Multi-stem Tree No Yes  

Evergreen Tree Yes Yes  

Shrub Yes Yes  
Perennial/ 
Ground Cover Yes Yes  

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

Yes Yes  

Tree protection 
fencing 

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

Yes Yes  

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

Yes Yes  

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

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

Trees to be 
removed not shown 
on plan view 

Yes  

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

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

None   

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

Refer to Chapter 37, 
LDM for more details On plant list Yes  

Plant size credit 
(LDM3.c.(2)) NA    

Prohibited plants 
(LDM 3.d) 

No plants on City 
Invasive Species List None used Yes  

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

Label the distance from 
the overhead utilities    

Collected or 
Transplanted trees 
(LDM 3.f) 

 None   
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Item Required Proposed Meets 
Code Comments 

Nonliving Durable 
Material: Mulch (LDM 
4) 

• Trees shall be mulched 
to 3”depth and shrubs, 
groundcovers to 2” 
depth 

• Specify natural color, 
finely shredded 
hardwood bark mulch.  
Include in cost 
estimate. 

• Refer to section for 
additional information 

Yes Yes 

 

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

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

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

3. Please include a written response to any points requiring clarification or for any corresponding site plan 
modifications to the City of Novi Planning Department with future submittals. 

 
 

Irrigation System Requirements 
• Any booster pump installed to connect the project’s irrigation system to an existing irrigation system must be 

downstream of the RPZ. 
• The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code. 
• The RPZ must be installed in accordance with the manufacture installation instructions for winterization that 

includes drain ports and blowout ports. 
• The RPZ must be installed a minimum of 12-inches above FINISHED grade. 
• Attached is a handout that addresses winterization installation requirements to assist with this. 
• A plumbing permit is required. 
• The assembly must be tested after installation with results recorded on the City of Novi test report form. 

 



 
 

Woodland Review 



Corporate Headquarters 
295 South Water Street, Suite 300 

Kent, OH 44240 
800-828-8312 

 
Local Office 

3381 Lapeer Rd. West 
Auburn Hills, MI 48326 

 
 

To:  Lindsay Bell, City of Novi Senior Planner 
  Community Development Department, City of Novi 
 
From: Kerry Gray, Principal Consultant 
  Davey Resource Group 
 
CC:  Barbara McBeth, City Planner 

  Christian Carroll, City of Novi Planner   
  Rick Meader, City of Novi Landscape Architect  
  Madeleine Daniels, City of Novi Planner 
  Ben Peacock, City of Novi Planning Assistant 
  Douglas Repen, Mannik and Smith Group 
  Emily Hanson, Davey Resource Group 
 
Date: August 24, 2022 
 
RE: Parc Vista subdivision 

Woodland Review #1 – JSP21-47 
 

Davey Resource Group, Inc. (DRG) has conducted a review of the preliminary site plan for the proposed 
Parc Vista subdivision located at the northwest corner of 8 Mile and Garfield Roads (Parcel No. 55-22-31-
400-011 and 012). The plan set prepared by Atwell, LLC (dated: 08/11/2022), proposes construction of a 
residential neighborhood with 44 single family homes. DRG reviewed the plan set for conformance with 
the City of Novi’s Woodland Protection Ordinance, Chapter 37. Based on our review of the preliminary site 
plan, and the City of Novi Official Regulated Woodlands Map, the proposed development contains City-
Regulated Woodlands (Figure 1). 

Recommendation:  DRG recommends approval of the Parc Vista preliminary site plan. 

 
The following Woodland Regulations apply to this site: 

 

Woodland Regulation Required 

Woodland Permit (Chapter 37, Section 37-26) YES 

Tree Replacement (Chapter 37, Section 37-8) & Financial 
Guarantee (Chapter 26.5-5) 

NO 

Tree Protection (Fence) (Chapter 37, Section 37-9) & 
Financial Guarantee (Chapter 26.5-5) 

YES 

Woodland Conservation Easement (Chapter 37-30 (e)) TBD 
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Woodland Impacts and Required Replacements 

The site contains a small area of City of Novi regulated woodlands in the northwest corner of the site. The trees 
and woodlands on the site are a mix of floodplain and upland species, including boxelder, black cherry, black 
walnut, shagbark hickory, and American elm; and invasive species including common buckthorn and tree of 
heaven.  

The development proposes to preserve the regulated woodland and remove the following three non-regulated 
trees that are outside of the woodland.  

• Tree #9267 – 8”diameter -  tree of heaven (Ailanthus altissima) -  invasive species 
• Tree #9390 – 18.5”diameter – black walnut (Juglans nigra) – native species 
• Tree #9394 – 9.5” diameter – American elm (Ulmus americana) – native species 

 
 
Woodland Review Comments 

1. A Woodland Use Permit may be required to perform construction on any site containing regulated 
woodlands.  

2. No woodland replacements are required because the applicant is not proposing to remove any 
regulated woodland trees.  

a. If there are impacts to the critical root zone of any regulated woodland trees or they are 
damaged or removed during construction, a payment into the City of Novi Tree Fund at a rate 
of $400 per replacement tree credit shall be required. The number of credits required would 
be determined based on the size of the tree(s) removed and/or damaged.   

3. Woodland Protection Fence. Please include a tree protection fence detail in the plan set. The City of 
Novi’s detail has been provided below.  

4. Financial Guarantees & Maintenance Bonds.  

a. A woodland fence guarantee of $6,000 ($5000 x 120%) is required per Chapter 26.5-37.  The 
financial guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit. 
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Figure 1. Parc Vista site 
City of Novi Regulated Woodland Map  

(Light green hatched areas are regulated woodlands) 
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To:
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

CC:
Lindsay Bell, Madeleine Daniels, Victor Boron,
Christian Carroll, Humna Anjum

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

Project name:
JSP21-47 – Parc Vista (fka Covington Estates)
Preliminary Site Plan Traffic Review

From:
AECOM

Date:
August 31, 2022

 

Memo
Subject: JSP21-47 – Parc Vista (fka Covington Estates) Preliminary Site Plan Traffic Review

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

GENERAL COMMENTS
1. The applicant, Toll Brothers, is proposing a 44-unit development of single-family homes.
2. The development is located on the north side of Eight Mile Road, west of Garfield Road. Eight Mile Road is under the 

jurisdiction of Oakland County and Garfield Road is under the City of Novi.
3. The site is currently zoned RA (Residential Acerage).
4. The following traffic-related deviations may be required.

a. A deviation will be required for the distance between the sidewalk and back-of-curb if not revised in future 
plans.

5. Conditions for approval include:
a. Compliance with cul-de-sac measurement standards.
b. Sidewalk offset.

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

ITE Code: 210 (Single-Family Detached Housing)
Development-specific Quantity: 44 Dwelling Units
Zoning Change: None

Trip Generation Summary
Estimated 

Trips 
Estimated Peak-
Direction Trips

City of Novi 
Threshold

Above 
Threshold?

AM Peak-Hour Trips 35 26 100 No
PM Peak-Hour Trips 46 29 100 No

Daily (One-Directional) Trips 474 N/A 750 No

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

Trip Impact Study Recommendation

Type of Study: Justification

None -

TRAFFIC REVIEW
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS
No. Item Proposed Compliance Remarks
1 Driveway Radii | O Figure IX.3 35’ Met
2 Driveway Width | O Figure IX.3 22’ Partially Met Provide dimensions for

island length and width
in future plans.

3 Driveway Taper | O Figure IX.11 Taper not required with
expected volume.

3a Taper length N/A -
3b Tangent N/A -
4 Emergency Access | O 11-194.a.19 2 access points Met
5 Driveway sight distance | O Figure VIII-

E
500’ Met

6 Driveway spacing
6a Same-side | O 11.216.d.1.d Not indicated Inconclusive Dimension on future

plans.
6b Opposite side | O 11.216.d.1.e Not indicated Inconclusive Dimension on future

plans.
7 External coordination (Road agency) Not indicated Inconclusive Coordinate with RCOC

for any work in the right of
way of 8 Mile Road.

8 External Sidewalk | Master Plan & EDM Existing 8’ Met
9 Sidewalk Ramps | EDM 7.4 & R-28-J Note for ramps

to be added
where needed

Inconclusive Detail R28-J included,
indicate ramp locations
on site plan.

10 Any Other Comments:
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INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
11 Loading zone | ZO 5.4 N/A -
12 Trash receptacle | ZO 5.4.4 N/A -
13 Emergency Vehicle Access Turning

movements
provided

Met

14 Maneuvering Lane | ZO 5.3.2 N/A -
15 End islands | ZO 5.3.12
15
a

Adjacent to a travel way N/A -

15
b

Internal to parking bays N/A -

16 Parking spaces | ZO 5.2.12 No onstreet
parking

- Additional No Parking
signs should be placed
throughout the
development. Only 1 sign
is currently proposed.

17 Adjacent parking spaces | ZO
5.5.3.C.ii.i

N/A -

18 Parking space length | ZO 5.3.2 N/A -
19 Parking space Width | ZO 5.3.2 N/A -
20 Parking space front curb height | ZO

5.3.2
N/A -

21 Accessible parking – number | ADA N/A -
22 Accessible parking – size | ADA N/A -
23 Number of Van-accessible space | ADA N/A -
24 Bicycle parking
24
a

Requirement | ZO 5.16.1 None required -

24
b

Location | ZO 5.16.1 N/A -

24c Clear path from Street | ZO 5.16.1 N/A -
24
d

Height of rack | ZO 5.16.5.B N/A -

24
e

Other (Covered / Layout) | ZO 5.16.1 N/A - -

25 Sidewalk – min 5’ wide | Master Plan 5’ Met
26 Sidewalk ramps | EDM 7.4 & R-28-J None indicated Not Met Ramps should be

provided where
sidewalk meets
roadway. These should
be indicated on the site
plan.

27 Sidewalk – distance back of curb | EDM
7.4

Not indicated on
plan, 13’ and 15’
shown on typical

Partially Met Offset shown as 13’ in
boulevard cross-section
and 15’ in typical road
cross section. Indicate
setback on plans.

28 Cul-De-Sac | O Figure VIII-F 20’ inner radius,
Outer radius not
indicated

Not Met 22’ inner radius and 54’
outer radius indicated in
Figure VIII-F.
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INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
29 EyeBrow | O Figure VIII-G N/A
30 Minor/Major Drives | ZO 5.10 Stub drive

233.53’,
turnaround
provided of 20’
wide and 56’
long

Met

31 Any Other Comments:

SIGNING AND STRIPING
No. Item Proposed Compliance Remarks
32 Signing: Sizes | MMUTCD Included Met
33 Signing table: quantities and sizes Included Met Keep right (R4-7) signs could

be added in the island of the
boulevard. Applicant should
indicate where no-parking
signs are to be placed
according to note 5.

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

Not included Not Met

35 Signs greater than 12” x 18” shall be
mounted on a galvanized 3 lb. or
greater U-channel post | MMUTCD

Not included Not Met

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

Not included Not Met

37 Signing shall be placed 2’ from the
face of the curb or edge of the nearest
sidewalk to the near edge of the sign |
MMUTCD

Not included Not Met

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

Not included Not Met

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

Not included Not Met

40 Parking space striping notes N/A -
41 The international symbol for

accessibility pavement markings | ADA
N/A -

42 Crosswalk pavement marking detail N/A -
43 Any Other Comments: Any maintenance of traffic required for construction at Eight

Mile Road will need to be approved by RCOC. Applicant could
consider adding crosswalk markings throughout the site where
sidewalk ramps are present for increased visibility.

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi
to ensure referring to the latest standards and Ordinances in its entirety.

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

Sincerely,

AECOM
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Patricia Thompson, PE
Traffic Engineer

Paula K. Johnson, PE
Senior Transportation Engineer

Saumil Shah, PMP
Project Manager
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August 29, 2022 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Christian Carroll - Plan Review Center 
       Madeleine Daniels – Plan Review Center 
       Ben Peacock – Planning Assistant 
        
RE: Parc Vista (FKA Covington Estates) 
 
PSP# 22-0072 
PSP# 22-0015 
PSP# 15-0002 
 
Project Description:  
Residential single-family development off Eight Mile and Garfield roads. 
 
Comments: 

• All fire hydrants MUST be installed and operational prior to 
any combustible material is brought on site. IFC 2015 3312.1 

• Corrected 8/29/22 KSP-Emergency access road from the 
development from the east shall be 20’ wide SP sheet #05. 

• If grass pavers are to be installed, development shall 
provide “PERMANENT MARKINGS” for the edge of the 
access road. Permanent markings shall be approved by 
the Fire Marshal’s office. Nothing living or easily moved or 
removed can be used. 

• If a gate with a lock is going to be installed on the 
Emergency Access Road, development shall provide a 
Knox Lock. (www.knoxbox.com). 

• In single family residential areas, hydrants shall be spaced a 
maximum of 500 feet apart.  It is recommended that a 
hydrant be located at every intersection on the same 
corner with the street sign.  This will help with locating the 
fire hydrants in winter when they are covered with snow.  
(D.C.S. Sec. 11-68 (f)(1)b) 

 
Recommendation:  
                    APPROVED WITH CONDITIONS        
 
Sincerely, 

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

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Laura Marie Casey 
 
Hugh Crawford 
 
Justin Fischer 
 
Brian Smith 
 
Ericka Thomas 
 
 
City Manager 
Peter E. Auger 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Fire Chief 
Jeffery R. Johnson 
 
Assistant Chief of Police 
Erick W. Zinser 
 
Assistant Chief of Police 
Scott R. Baetens 
 
Assistant Fire Chief 
John B. Martin 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 

http://www.knoxbox.com/


 
 

Applicant Response Letter 
 



 

September 22, 2022 

 

 

Lindsay Bell, AICP 

Senior Planner 

45175 West Ten Mile Road 

Novi, MI 48375 

 

RE:  Parc Vista – Preliminary Site Plan  

 

Thank you for providing your review and feedback for the above referenced project.  We anticipate 

revising the plans in accordance with your review letter dated September 8, 2022.  For your use, below 

are our responses on how we will address or plan to address each of the comments in your letter. 

 

Planning: 

 

1. The City Council agreed to modify lot area requirements. 

Response: Noted. 

 

2. The City Council agreed to modify lot width requirements. 

Response: Noted. 

 

3. City Council approved the reduction in lot setbacks from RA to R-1. 

Response: Noted. 

 

4. The City Council agreed to modify lot area requirements in order to provide for the preservation 

of open space for those purposes set forth in this section 3.29.B as the RUD provides a variety of 

lot sizes. 

Response: Noted. 

 

5. Details reviewed at plot plan phase. 

Response: Noted.  

 

6. Building height reviewed at plot plan phase. 

Response: Noted. 

 

7. Frontage on private road for individual lots is permitted for a Condominium development. 

Response: Noted. 

 

8. Deviation approved by City Council, 8/8/22. 

Response: Noted. 

 

9. Extension to the north is impractical as the existing subdivision has no street to connect to; 

likewise, along the east side of the property the emergency access point connects to the only 

available access point Deviation approved by City Council, 8/8/22. 

Response: Understood. 

 

10. See Engineering Review letter for detail on SWM Plan comments. 
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Response: Understood. 

 

11. For sign permit information contact Maureen Underhill at 248-735-5602. 

Response: Sign permitting will be coordinated with Maureen Underhill. 

 

Engineering: 

 

1. Provide a minimum of two ties to established section or quarter section corners. 

Response: Understood. Two or more section and ¼ corners have been supplied on Sheet 2 of the 

preliminary site plans.   

 

2. Provide at least two reference benchmarks at intervals no greater than 1,200 feet. At least one 

referenced benchmark must be a City-established benchmark.  

Response: Two benchmarks have been supplied on Sheet 2 of the preliminary site plans. The 

benchmark adjacent to Eight Mile Road (railroad spike in the north face of Power Pole) is a City-

established benchmark (City Benchmark ID: 3142). The City ID number will be labeled on 

subsequent submittals. 

 

3. Provide a note on the plans that all work shall conform to the current City of Novi standards and 

specifications. 

Response: A note is provided on the cover of the preliminary site plan under “General Notes”. 

 

4. 8 Mile Road water main and sanitary sewer extension plan should be submitted and approved 

before stamping set approval of Covington Estates Plan JSP21-0047. 

Response: Noted. 

 

5. Only at the time of the printed Stamping Set submittal, provide the City’s standard detail sheets 

for water main (5 sheets), sanitary sewer (3 sheets), storm sewer (2 sheets), paving (2 sheets) and 

Boardwalks/Pathways (1 sheet).  

Response: Understood. 

 

6. A right-of-way permit will be required from the City of Novi and Oakland County. 

Response: Understood. Right-of-way permits will be pursued during Final Site Plan approval.  

 

7. Provide sight distance measurements for the 8 Mile Road entrance in accordance with Figure VIII-

E of the Design and Construction Standards, Chapter 11 of the City of Novi Code of Ordinances. 

(provided 500’ required for 8 Mile Road in that area is 560’ with boulevard road) 

Response:  The sight lines will be adjusted from 500-feet to 560-feet, in accordance to Figure VIII-

E, on subsequent plan submittals.  We do not anticipate any additional concerns with this request. 

 

8. Show and label the master planned 43-foot half width right-of-way for Garfield Road. The 

dedication of the master-planned half right-of-way of 43 feet in width is requested for the project. 

Label the additional right-of-way width to be dedicated along Garfield as “proposed” right-of-way. 

Response: The Applicant agrees to provide the requested right-of-way to dedicate a 43-foot half 

width to the City. 
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9. Provide a traffic control sign table listing the quantities of each permanent sign type proposed for 

the development. Provide a note along with the table stating all traffic signage will comply with 

the current MMUTCD standards. 

Response: A traffic control sign table is included on Sheet 5. A note is provided in the “Layout 

Notes” on Sheet 5 stating that the signage shall comply with MMUTCD standards. 

 

10. Traffic signs in the Road Commission for Oakland County (RCOC) right-of-way will be installed by 

RCOC. 

Response: Understood. 

 

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

grading plan. 

Response: Grading slopes will be indicated on the Final Site Plans.  

 

12. Provide a traffic control plan for the proposed road work activity. 

Response: A traffic control plan will be provided for the construction of the entrance in the Final 

Site Plans. A separate plan will be provided for the roadside utility work and required work within 

8 Mile Road. 

 

13. Provide a note that compacted sand backfill (MDOT sand Class II) shall be provided for all utilities 

within the influence of paved areas, and illustrate and label on the profiles. 

Response: Compacted sand backfill will be indicated on the profiles in the Final Site Plan. 

 

14. Provide a construction materials table on the utility plan listing the quantity and material type for 

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

Response: Construction materials tables will be provided alongside the utility profiles in the Final 

Site Plan. 

 

15. Provide a utility crossing table indicating that at least 18-inch vertical clearance will be provided, 

or that additional bedding measures will be utilized at points of conflict where adequate clearance 

cannot be maintained. 

Response: A utility detail indicating the necessary clearances and the required 

bedding/encasement if the vertical clearances cannot be maintained. Vertical clearance 

dimensions will be provided in the profiles in the Final Site Plan. 

 

16. Where the minimum 18-inch clearance at utility crossings cannot be achieved, provide a 

prominent note stating the substandard clearance and that proper bedding/encasement will be 

determined by the inspecting engineer. 

Response: A note will be added to the plans as requested. 

 

17. Provide a note stating if dewatering is anticipated or encountered during construction, then a 

dewatering plan must be submitted to the Engineering Division for review. 

Response: A note will be added to the plans.  
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18. Generally, all proposed trees shall remain outside utility easements. Where proposed trees are 

required within a utility easement, the trees shall maintain a minimum 5-foot horizontal 

separation distance from any existing or proposed utility. All utilities shall be shown on the 

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

Response: Understood. The utilities are included in the landscaping plans.  

 

19. Show the locations of all light poles on the utility plan and indicate the typical foundation depth 

for the pole to verify that no conflicts with utilities will occur. Light poles in a utility easement will 

require a License Agreement. 

Response:  A single light pole will be provided at the entrance of the site.  The location of the light 

pole will be shown on the Final Site Plan and will be selected to ensure no utility conflicts. 

 

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

prevention Reduced Pressure Zone Assembly (RPZ) with an ASSE 1013 listing approval at each tap 

to the public water supply. A minimum clearance of 12-inches measured from the bottom of 

pressure relief valve to the finished landscaped grade shall be required. Provide a detail showing 

the RPZ installation setup and height above grade. If backflow preventer is to be enclosed, provide 

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

plumbing permit is required for the installation of the backflow preventer. Installation of the 

backflow preventer shall be in such a manner as to not require blowing out the system through 

the backflow preventer. Drain ports and blow out ports shall be included. Any deviations from 

these requirements must be approved through the Novi Water & Sewer Division Cross Connection 

Control Specialist (248-735-5661). 

Response: The irrigation plan will be provided for final stamping sets and will conform to the 

backflow requirements. 

 

21. The grading and SESC sheets shall show the tree fence at least as far from the trunk as the critical 

root zone, defined as a circular area around a tree with a radius measured to the tree’s longest 

dripline radius plus one (1) foot. No grading shall occur within the dripline. If the critical root zone 

is not fully protected, then replacements for that tree may be required. 

Response: The tree protection fence will be updated to protect the critical root zone of the 

preserved trees.  

 

22. Projects looking for Final Site Plan approval in the near future should refer to the new Oakland 

County stormwater standards. The new Oakland County Stormwater standards can be found 

here: https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-Design-

Standards.aspx The State of Michigan is currently reviewing the City of Novi’s stormwater 

standards for compliance with the new County standards, and thus the City has not yet adopted 

the new standards. However, the City will eventually be required to adopt the new standards at 

any time. 

Response: Understood. 

 

23. All water main easements shall be 20 feet wide. Revise the proposed easement accordingly. 

Response: Water main easements will be provided in the Final Site Plans.  

 

24. A tapping sleeve, valve and well is required at the connection to the existing water main. 

Response: Understood. A tapping sleeve, valve and well will be indicated in future plan submittals.  
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25. Provide water main modeling calculations demonstrating that the required water supply of 2,000 

GPM will be available. 

Response: Water main modeling calculations will be coordinated with the City and provided on 

the Final Site Plans.  

 

26. Provide additional valves to limit pipe runs to a maximum of 800 feet between valves. 

Response: Additional valves will be added to limit the pipe runs as requested. 

 

27. Per current EGLE requirement, provide a profile for all proposed water main 8-inch and larger. 

Response: Plan and profiles will be developed and provided in the Final Site Plans.  

 

28. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length. 8-inch leads are 

required for leads greater than 25 feet in length. 

Response: Understood. The hydrant leads will be labeled and sized as required. 

 

29. All gate valves 6” or larger shall be placed in a well with the exception of a hydrant shut off valve. 

A valve shall be placed in a box for water main smaller than 6”. 

Response: Understood. 

 

30. Provide a sanitary sewer basis of design for the development on the utility plan sheet. 

(Calculations should use peaking factor of 4.0 and 3.2 REU). 

Response: A sanitary basis of design has been included on Sheet 6 in the preliminary plans with 

the requirements as stated above.  

 

31. Note on the construction materials table that 6-inch sanitary leads shall be a minimum SDR 23.5, 

and mains shall be SDR 26. 

Response: This note will be added to the plans. 

 

32. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads will be buried at 

least 5 feet deep where under the influence of pavement. 

Response: A note will be added to the plan and profile sheets of the Final Site Plans. 

 

33. Provide an internal drop connection at structures, where the inlet pipe enters the manhole at an 

invert elevation 18 inches or greater above the invert elevation of the outlet pipe. 

Response: Internal drop connections will be provided where necessary.  

 

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

Response: All pipes intersecting the sanitary sewer main will be indicated on the profiles in the 

Final Site Plans.  

 

35. Relocate the sanitary sewer to go around the cul-de-sac outside the paved road. Extend the 

sanitary sewer so no leads cross under the cul-de-sac. 

Response: The sanitary main and service leads will be re-routed around the cul-de-sac as 

requested.  
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36. A minimum cover depth of 3 feet shall be maintained over all proposed storm sewer. Currently, a 

few pipe sections do not meet this standard. Grades shall be elevated, and minimum pipe slopes 

shall be used to maximize the cover depth. In situations where the minimum cover cannot be 

achieved, Class V pipe must be used with an absolute minimum cover depth of 2 feet. An 

explanation shall be provided where the cover depth cannot be provided. 

Response: The storm will be further engineered and required clearances will be provided in the 

profiles on the Final Site Plan. 

 

37. Provide a 0.1-foot drop in the downstream invert of all storm structures where a change in 

direction of 30 degrees or greater occurs. 

Response: Understood. 

 

38. Match the 0.80 diameter depth above invert for pipe size increases. 

Response: Understood.  

 

39. Storm manholes with differences in invert elevations exceeding two feet shall contain a 2-foot-

deep plunge pool. 

Response: Understood. 

 

40. Provide a four-foot-deep sump and an oil/gas separator in the last storm structure prior to 

discharge to the retention basin. 

Response: This has been indicated in the “Grading and Storm Sewer Notes” on Sheet 7. It will also 

be reflected in the storm sewer profiles in the Final Site Plans.  

 

41. Provide profiles for all storm sewer 12-inch and larger. 

Response: Profiles will be supplied in the Final Site Plans. 

 

42. Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains at least 1-foot 

below the rim of each structure. 

Response: The 10-year HGL will be included in the storm profiles on the Final Site Plans. 

 

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

Response: All pipes intersecting the storm sewer will be indicated on the profiles in the Final Site 

Plans. 

 

44. An easement is required over the storm sewer accepting and conveying offsite drainage. 

Response: Understood. 

 

45. Provide a schedule listing the casting type, rim elevation, diameter, and invert sizes/elevations for 

each proposed, adjusted, or modified storm structure on the utility plan. Round castings shall be 

provided on all catch basins except curb inlet structures. 

Response: A storm sewer schedule will be provided in the Final Site Plans. 

 

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

Response: No roof connections will be made.  
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47. The Storm Water Management Plan (SWMP) for this development shall be designed in 

accordance with the Storm Water Ordinance and Chapter 5 of the Engineering Design Manual. 

Response: The SWMP is designed in accordance with the City Strom Water Ordinance and Chapter 

5 of the Engineering Design Manual.  

 

48. An adequate maintenance access route to the basin overflow structure and any other 

pretreatment structures shall be provided (15 feet wide, maximum running slope of 1V:5H, 

maximum cross slope of 3%, and able to withstand the passage of heavy equipment). Verify the 

access route does not conflict with proposed landscaping. 

Response: The proposed maintenance route will be reviewed to ensure it does conflict with the 

proposed landscaping. 

 

49. As part of the Storm Drainage Facility Maintenance Easement Agreement, provide an access 

easement for maintenance over the storm water retention system and the pretreatment 

structure. Also, include an access easement to the detention area from the public road right-of-

way. 

Response: Understood. The requested easements will be supplied for access and maintenance to 

the proposed basins. 

 

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

plans. 

Response: Manufacture’s details and specifications for the pretreatment structures will be 

included in the Final Site Plan, as applicable. 

 

51. Provide reasoning for separating the south and north retention basin. 

Response: Separation between the basins was provided to help with the overall coordination and 

permitting process with EGLE. The separation may end up being relocated or removed altogether 

following further coordination with EGLE. 

 

52. Provide supporting calculations for the runoff coefficient determination. 

Response: Supporting runoff coefficient calculations will be provided on subsequent submittals 

 

53. A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed lawns) and 0.95 shall be 

used for all impervious surfaces. 

Response: Noted. Supporting runoff coefficient calculations will be provided on subsequent 

submittals. 

 

54. Stormwater retention facilities must provide sufficient storage capacity for 2 consecutive 100-

year storm events. 

Response: The proposed design of the retention facilities currently accounts for 2 consecutive 100-

year storm events. Our calculations are included on Sheet 7 of the preliminary site plans. 

 

55. Soil borings must be obtained within the location of the proposed basin and extend to a depth of 

25’ below the existing ground or 20 feet below the proposed retention basin bottom elevation, 

whichever is greater. 

Response: Noted.  Multiple test pits were performed by a geotechnical engineer within the bottom 

of the proposed retention area. The report generated by McDowell & Associates is included with 

this letter. Both test pits indicate that suitable soils and infiltration rates were found to be more 
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than sufficient for recovery of the retention basins. We will continue to coordinate with 

engineering on this item during Final Site Plan approvals.  

 

56. Provide 10 additional soil borings for the proposed retention basins, must meet depth 

requirements. 

Response: See response to comment #55.  

 

57. Label the hydrological soil group classification of the proposed retention basin area, on the plans. 

Response: Understood. Soil groups are indicated and labeled on Sheet 2 of the preliminary site 

plan. 

 

58. Pretreatment shall be provided for prior to discharge into the basin. 

Response: Pretreatment will be provided prior to discharge into the basin as requested. It is 

currently indicated on Sheet 7 of the preliminary site plan and will also be depicted in the profiles 

of the Final Site Plan. 

 

59. One foot of freeboard shall be provided above the proposed high-water level. 

Response: The current design includes 2.21 feet of freeboard. Please see the storm water 

calculations on Sheet 7 of the preliminary site plan.  

 

60. Provide soil boring table with proposed ground and basin elevations vs ground water elevations. 

Response: A table will be included in the Final Site Plans.  

 

61. 25’ vegetative buffer shall be provided around the perimeter of the basin. 

Response: Understood. 

 

62. An overflow route from the retention basin must be provided. Elevations of surrounding features 

that would be impacted by the basin overflow must be indicated. Downstream drainage 

easements may be required for the overflow route. 

Response: The overflow route will be indicated in the next plan submission.  

 

63. Provide a construction materials table on the Paving Plan listing the quantity and material type 

for each pavement cross-section being proposed. 

Response: Paving materials and quantities, along with the associated standard City details, will 

be provided on the Final Site Plan. 

 

64. Sidewalks on private roadways should be located such that the outside edge of the sidewalk is a 

minimum of 15 feet from back of curb. 

Response: The boulevard entrance will be reevaluated to accommodate the sidewalks at 15’ 

behind the back of curb. 

 

65. Revise the pathway cross-section to indicate a maximum cross-slope of 2%. 

Response: Understood. Maximum cross-slope will be indicated as 2% in the Final Site Plan.  

 

66. Provide spot elevations at the intersection of the proposed pathway with the existing pathway. 

Response: Noted. This level of grading detail will be provided on the Final Site Plans. 
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67. For Multi-family residential developments, show individual driveway tapers (standard driveway 

16’ wide with 3’ tapers on each side) on plans to ensure no conflict with sidewalks, hydrants, 

street signs and etc. 

Response: The Typical Lot Detail is shown on Sheet 5 of the preliminary site plans to provide detail 

of the proposed driveways. Individual driveways and tapers will be shown on the Final Site Plan. 

 

68. Remove the detectable warning surfaces from the plan. These are not required based on the 

anticipated driveway traffic volumes. 

Response: Based on a phone call with the reviewer on 9/21/2022, this comment was included in 

error.  

 

69. Label proposed inner and outer radius of cul-de-sac (City Standard, 22’ inner radius and 54’ outer 

radius indicated in Figure VIII-F.) 

Response: Radii will be labeled in plan view on subsequent submittals. 

 

70. Provide an emergency access gate at both ends of the proposed emergency access drive. The 

City’s break-away gate detail (Figure VIII-K) can be found in Section 11-194 of the Code of 

Ordinances. 

Response: A gate will be added along the right-of-way of the emergency access path at Lexington 

Drive and the specified detail will be added to the plans on the Final Site Plan.  The gate at the 

other end of the emergency access will be accommodated by the Ballantyne development to the 

east, as depicted on Sheet 5 of the preliminary site plans. 

 

71. Provide a note on the plan stating that the emergency access gate is to be installed and closed 

prior to the issuance of the first building permit in the subdivision. 

Response: This note will be added to the plans on subsequent submittals. 

 

72. Detectable warning plates are required at all barrier free ramps, hazardous vehicular crossings 

and other areas where the sidewalk is flush with the adjacent drive or parking pavement. The 

barrier-free ramps shall comply with current MDOT specifications for ADA Sidewalk Ramps. 

Provide the latest version of the MDOT standard detail for detectable surfaces. 

Response: Understood. Detectable warning plates will be indicated on the Final Site Plan. The 

MDOT detail on Sheet 9 will be updated to the latest version. 

 

73. Label specific ramp locations on the plans where the detectable warning surface is to be installed. 

Response: Detectable warning plates will be indicated on the Final Site Plan. 

 

74. Specify the product proposed and provide a detail for the detectable warning surface for barrier 

free ramps. The product shall be the concrete-embedded detectable warning plates, or equal, and 

shall be approved by the Engineering Division. Stamped concrete will not be acceptable. 

Response: A detail for the detectable warning surfaces will be provided in the Final Site Plan. 

 

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

submittal. 

Response: Noted.  These will be provided on the Final Site Plan. 
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76. Provide a note on the Grading Plan stating that the proposed pathway within the road right-of-

way shall match existing grades at both ends. 

Response: A note will be added to the plans on subsequent submittals.  Grading details confirming 

this will be shown on the Final Site Plans. 

 

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

hydrants and irrigation backflow devices. Include a note on the plan where the 3-foot separation 

cannot be provided. 

Response: Noted. The hydrants are currently at least 3-feet from the back of curb.  Dimensions of 

hydrants to the back of curb will be added to the plans for subsequent submittals. 

 

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

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

Response: Noted.  Details confirming this will be provided on the Final Site Plans.   

 

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

parking stalls or drive areas. 

Response: Noted. This level of grading detail will be provided on the Final Site Plans. 

 

80. Soil borings along the proposed road will be required at 500-foot intervals per Section 11-195(d) 

of the Design and Construction Standards. 

Response: Noted. We will continue to coordinate with engineering on this item during Final Site 

Plan approvals. 

 

81. Per Section 26.5-35(c), a statement is required on any plan containing a private street with the 

following language: "City of Novi has no responsibility to improve or maintain the private streets 

contained within or private streets providing access to the property described in this [plan/plat]". 

Response: This note is included on the cover under the “General Notes” of the preliminary site 

plan. 

 

82. A SESC permit is required. A full review has not been completed at this time. The review checklist 

detailing all SESC requirements is attached to this letter. Please address the comments below and 

submit a SESC permit application under separate cover. The application can be found on the City’s 

website at http://cityofnovi.org/Reference/Forms-and-Permits.aspx  

Response: Understood. A SESC permit app will be submitted . 

 

83. Any off-site utility easements anticipated must be executed prior to final approval of the plans. If 

you have not already done so, drafts of the easements and a recent title search shall be submitted 

to the Community Development Department as soon as possible for review and shall be approved 

by the Engineering Division and the City Attorney prior to executing the easements. 

Response: Noted. 

 

84. Indicate if any off-site easements will be needed. 

Response: Any off-site easements will be indicated on the Final Site Plan and/or the off-site utility 

plan. 
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85. A letter from either the applicant or the applicant’s engineer must be submitted with the 

Stamping Set highlighting the changes made to the plans addressing each of the comments listed 

above and indicating the revised sheets involved. Additionally, a statement must be provided 

stating that all changes to the plan have been discussed in the applicant’s response letter. 

Response: Noted. 

 

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

Department for the determination of plan review and construction inspection fees. This estimate 

should only include the civil site work and not any costs associated with construction of the 

building or any demolition work. The estimate must be itemized for each utility (water, sanitary, 

storm sewer), on-site paving (square yardage), right-of-way paving (including proposed right-of-

way), grading, and the storm water basin (basin construction, control structure, pre-treatment 

structure and restoration). 

Response: Understood. Cost opinion shall be provided. 

 

Landscaping: 

 

1. A tree survey and tree chart are provided. 

Response: Noted. 

 

2. No regulated trees will be removed. 

Response: Agreed. 

 

3. Please reconsider removing Tree #9370 as it appears that it is healthy and can be saved. 

Response: Tree #9370 is currently indicated as being saved. I believe this may have been a typo 

and meant for #9390. We will determine if #9390 can be saved once the detailed grading is 

completed in the Final Site Plan. 

 

4. The project is only adjacent to residentially-zoned property so no new screening vegetation or 

berms are required for this project but a large landscaped plan is provided north of the 

northernmost residences. 

Response: Noted. 

 

5. The required berm and landscaping are provided along 8 Mile Road. 

Response: Noted. 

 

6. The number of evergreens and/or canopy trees in the greenbelt and the number of subcanopy 

street trees can be reduced if desired. 

Response: Noted. This may be considered during subsequent plan submissions. 

 

7. No street trees are proposed due to utility conflicts. It appears that the previously proposed 

understory trees could be planted under the wires, and should be unless the RCOC forbids their 

planting. Please confirm why the trees were removed. 

Response: Trees are required to be 5’ from utility lines.  The distance between the sanitary and 

water main ranges from 9.75’ to 10’.  Unfortunately, the planting area between the utility lines is 

a storm water swale prohibiting trees. 
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8. A landscape deviation was granted by City Council for the lack of a berm in the Garfield Road 

greenbelt. 

Response: Understood. 

 

9. Based on the 110 lf frontage, less the 55-foot gas line easement, 1 canopy tree and 2 subcanopy 

trees are required. 3 canopy trees and 5 subcanopy trees are proposed. 

Response: Noted. 

 

10. Based on the street lengths, a total of 205 canopy trees are required along the interior streets and 

they are all provided. 

Response: Noted 

 

11. The underground utilities must be laid out in such a way that the required spacing for the trees (4 

feet behind curb and 5 feet from underground lines) can be met. It is not clear on the 100-scale 

drawing whether this spacing is provided. 

Response: The required spacing will be provided in the Final Site Plans. 

 

12. Please provide a detail clearly showing that the proposed water and sanitary line locations will 

allow the required street trees to be planted with sufficient spacing. If the correct spacing is not 

provided, the utility lines need to be shifted to provide the required spacing. 

Response: Detail showing adequate utility spacing will be provided in the Final Site Plan.  

 

13. 16 of 25 species used (64%) are native to Michigan. 

Response: Understood. 

 

14. The tree diversity meets the standard of the Landscape Design Manual. 

Response: Noted. 

 

15. Please follow the suggestions made on the landscape chart. 

Response: Understood. Suggestions will be addressed prior to FSP submittal. 

 

16. All required landscaping is proposed. 

Response: Understood. 

 

17. Please add contour labeling on Sheet L-2 and move the shrubs down to the 961 elevation. 

Response: Contour labeling will be included on L-2 and shrubs will be updated accordingly 961. 

 

18. If an irrigation system will be used, the plan must be provided with the Final Site Plans. 

Response: An irrigation system will be proposed and a plan will be provided in the final site plan. 

 

19. Live signature will be required on stamping sets. 

Response: Noted. 

 

20. See Mannik & Smith and Davey Resource Group letters for detailed reviews of wetlands and 

woodlands. 

Response: Noted. 
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21. Please indicate on the plan view which trees will be removed. 

Response: Trees scheduled for removal are indicated with an “X” on Sheet 4 of the preliminary site 

plan. 

 

22. The “Needs to be Replaced” and “Specimen” columns should be removed from the chart as they 

are unnecessary and a little confusing. 

Response: The requested columns will be removed from the tree list on Sheet 3.  

 

23. Please try to save tree #9390 if possible. Based on the tree chart it seems to be a healthy, desirable 

tree and it seems that it could be saved. 

Response: Tree #9390 has been scheduled for removal based on the berm that is provided in the 

rear of the site. We will look into saving this tree as the detailed grading is completed in the Final 

Site Plan. 

 

24. Please show all soils on the site and the soils boundaries. 

Response: Soils and associated soils legend are provided on Sheet 2 of the preliminary site plan. 

Collected soil boring information will be provided on the Final Site Plan. 

 

25. As noted before, the water and sanitary lines appear to be located such that there is not sufficient 

room for the required trees, especially street trees, which should be 4 feet behind the curb and 

sidewalk, 5 feet from underground utility lines and 10 feet from utility structures (as the note on 

Sheet L-1 indicates). 

Response: Please refer to our response in #11 of this section (page 12).  

 

26. Please locate the utility lines such that the required street trees can be planted with sufficient 

space. 

Response: Please refer to our response in #11 of this section (page 12). 

 

27. A detail showing the spacing allowed for the trees between the water and sanitary lines and the 

street curbs may help to show that sufficient space is provided. At 100 scale it’s difficult to see. 

Response: Please refer to our response in #12 of this section (page 12). 

 

28. Please show the proposed contours a little darker on the landscape plan so the berms and other 

contours can be shown better. 

Response: Contours shall be darkened to improve visibility on subsequent submittals. 

 

29. Please label the proposed contour lines on Sheet L-2. 

Response: Contour labeling will be included on L-2. 

 

30. As noted above, if the proposed utility layout doesn’t provide sufficient room for the required 

trees and their spacing, the utilities may need to be adjusted. 

Response: See responses above. 

 

31. On the utility plan, please add a dimensioned detail showing the proposed location of the utility 

lines relative to the sidewalk and curb to show there is sufficient room for the trees. 

Response: A general utility detail displaying the horizontal clearances relative to the curb, 

sidewalk and trees will be added to the plan on the Final Site Plan. 
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32. Please add a section of the screening berm similar to that for the 8 Mile Road berm. 

Response: A berm cross section will be provided with the Final Site Plan. 

 

33. Please indicate the lawn seed mix to be used. 

Response: The seed mix to be used in open areas will be specified on the Final Site Plan. 

 

34. A landscape waiver was granted to not provide a berm in the Garfield Road greenbelt. 

Response: Noted.  

 

35. If desired, the total number of trees provided along 8 Mile Road can be reduced to the 

requirement. 

Response: Noted. This may be considered on future plan submissions. 

 

36. A note indicates that utility line conflicts don’t allow the 8 Mile Road street trees to be planted, 

but it appears that subcanopy trees could be planted beneath the power lines. If the 8 Mile Road 

street trees are not provided due to a ruling by the RCOC, please provide a copy of their 

communication saying that. In that event the trees would not be required. If that is not the case, 

please provide the required trees. 

Response: The proposed plantings will be submitted to RCOC for their approval or denial. 

 

37. When location of transformer/utility boxes are determined, show them and add landscaping per 

city requirements. 

Response: Noted. 

 

38. Add provisional number of shrubs required for screening to the plant list and cost estimate. 

Response: The provisional shrubs will be added to the cost estimate with future submittals when 

the approximate number of cabinets are known.  We currently estimate that there will be 11 

transformers. 

 

39. Please highlight the high-water contour line on the detention pond detail plan on Sheet L-2. 

Response: The high-water contour line will be bolded for visibility on the detention pond detail 

plan. 

 

40. Since it is a retention pond and not a detention pond, the shrubs should be shifted to be aligned 

along the 961 elevation, not at the top of the freeboard line. 

Response: The shrubs will be shifted to align with 961 contour elevation along the retention pond. 

 

41. As agreed to, since this is a retention pond with no outlet to a stream, the trees normally required 

for a detention pond are not required here. 

Response: Noted. 

 

42. Please add a note stating that the contractor shall provide proof in the form of an invoice showing 

the native detention pond seed mix or a photo of the seed mix bag label to the City Landscape 

Architect prior to placement. 

Response: A note stating that the contractor shall provide an invoice and/or photo showing the 

native pond seed mix prior to placement will added to the landscaping plan. 
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43. Also add a note stating that if an unacceptable seed mix is used in that area, the city reserves the 

right to have it killed and reseeded at the developer’s expense. 

Response: A note will be added that if an unacceptable seed mix is used, the City reserves the right 

to have it killed and reseeded at the Developer’s expense.  

 

44. If any Phragmites or Japanese knotweed are discovered during the course of construction, they 

shall be properly treated to kill them. 

Response: Understood. 

 

45. Please indicate and trees to be removed on Demolition Plan with x’es on trees and on the tree 

chart. 

Response: The trees scheduled for removal are indicated with an “X” on Sheet 2 of the preliminary 

site plans. A tree chart is supplied on Sheet 3 and the 3 trees scheduled for removal are indicated 

with “Yes” in the “To Be Removed” column and have a bold box around them. 

 

46. See DRG letter for detailed review of woodlands. 

Response: Noted. 

 

47. Please add irrigation plan or information as to how plants will be watered sufficiently for 

establishment and long- term survival to the Final Site Plans, not just the stamping sets. 

Response: An irrigation plan will be added in preparation of the Final Site Plan submittal. 

 

48. An irrigation system shall meet the requirements listed at the end of this chart. 

Response: Understood. 

 

49. If xeriscaping is used, please provide information about plantings included. 

Response: Xeriscaping is not proposed. 

 

50. Please indicate the lawn seed mix to be used. 

Response: The lawn seed mix will be provided in the following plan submittal. 

 

 

Wetlands: 

 

1. The City of Novi Site Plan and Development Manual requires the boundary lines of any 

watercourses or wetlands on the Site be clearly flagged or staked and such flagging or staking 

shall remain in place throughout the conduct of permit activity. MSG recommends the wetland 

delineation markers be maintained for reference for the duration of the project. 

Response: Noted. 

 

2. The wetland vegetative cover currently includes non-native species (e.g. reed canary grass, 

common buckthorn, tree of heaven). MSG recommends the applicant incorporate replacement 

native plantings, including trees and shrubs, in the subject property Plans as well as removal of 

non-native invasive species to enhance the aesthetics and natural habitat benefits of the wetland 

area. 

Response: We do not wish to perform any work within regulated wetlands to avoid any undue 

impact.  
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Woodland: 

 

1. A Woodland Use Permit may be required to perform construction on any site containing regulated 

woodlands. 

Response: Noted. 

 

2. No woodland replacements are required because the applicant is not proposing to remove any 

regulated woodland trees. 

a. If there are impacts to the critical root zone of any regulated woodland trees or they are 

damaged or removed during construction, a payment into the City of Novi Tree Fund at a 

rate of $400 per replacement tree credit shall be required. The number of credits required 

would be determined based on the size of the tree(s) removed and/or damaged. 

Response: Noted. 

 

3. Woodland Protection Fence. Please include a tree protection fence detail in the plan set. The City 

of Novi’s detail has been provided below. 

Response: A tree protection detail will be added to Final Site Plan. 

 

4. Financial Guarantees & Maintenance Bonds. 

a. A woodland fence guarantee of $6,000 ($5000 x 120%) is required per Chapter 26.5-37. 

The financial guarantee shall be paid prior to issuance of the City of Novi Woodland Use 

Permit. 

Response: Noted. 

 

Traffic: 

 

1. The applicant, Toll Brothers, is proposing a 44-unit development of single-family homes. 

Response: Understood. 

 

2. The development is located on the north side of Eight Mile Road, west of Garfield Road. Eight Mile 

Road is under the jurisdiction of Oakland County and Garfield Road is under the City of Novi. 

Response: Understood. 

 

3. The site is currently zoned RA (Residential Acerage). 

Response: Noted. The City Council has approved the reduction of lot sizes from RA to R-1 

 

4. The following traffic-related deviations may be required. 

a. A deviation will be required for the distance between the sidewalk and back-of-curb if not 

revised in future plans. 

Response: Understood. 

 

5. Conditions for approval include: 

a. Compliance with cul-de-sac measurement standards. 

b. Sidewalk offset. 

Response: Understood. 
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6. Provide dimensions for island length and width in future plans. 

Response: Dimensions of the divided driveway and island will be provided in the Final Site Plan. 

 

7. Taper not required with expected volume. 

Response: Noted. 

 

8. Driveway spacing (Same-side): Dimension on future plans. 

Response: Dimensioning for the adjacent drives along 8-Mile will be provided in the Final Site Plan.  

 

9. Driveway spacing (Opposite-side): Dimension on future plans. 

Response: Dimensioning for the adjacent drives along 8-Mile will be provided in the Final Site Plan. 

 

10. Coordinate with RCOC for any work in the right of way of 8 Mile Road. 

Response: Noted. 

 

11. Detail R28-J included, indicate ramp locations on site plan. 

Response: Ramps will be shown on the layout plan view on future plan submissions. 

 

12. Additional No Parking signs should be placed throughout the development. Only 1 sign is currently 

proposed. 

Response: Additional “No Parking” signs will be added throughout the development on the Final 

Site Plan. 

 

13. Ramps should be provided where sidewalk meets roadway. These should be indicated on the site 

plan. 

Response: Ramps will be shown on the layout plan view on future plan submissions. 

 

14. Offset shown as 13’ in boulevard cross-section and 15’ in typical road cross section. Indicate 

setback on plans. 

Response: The sidewalk distance will be adjusted along the boulevard to 15’ from the back of curb 

on the Final Site Plan. 

 

15. 22’ inner radius and 54’ outer radius indicated in Figure VIII-F. 

Response: The radii of the cul-de-sac will be updated to 22’ and 54’ as requested on future 

submittals. 

 

16. Keep right (R4-7) signs could be added in the island of the boulevard. Applicant should indicate 

where no-parking signs are to be placed according to note 5. 

Response: Noted. These will be added to the Final Site Plan. 

 

17. Any maintenance of traffic required for construction at Eight Mile Road will need to be approved 

by RCOC. Applicant could consider adding crosswalk markings throughout the site where sidewalk 

ramps are present for increased visibility. 

Response: Noted. Work within the 8-Mile right-of-way will be coordinated with the RCOC. 

Crosswalk markings will be considered during the design of the Final Site Plan.  
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Fire: 

 

1. All fire hydrants MUST be installed and operational prior to any combustible material is brought 

on site. IFC 2015 3312.1 

Response: Note #1 in the “Fire Department Notes” on the cover of the plans will be updated as 

requested. 

 

2. Corrected 8/29/22 KSP-Emergency access road from the development from the east shall be 20’ 

wide SP sheet #05. 

Response: The emergency access path currently consists of 15’ wide grass paver section and 5’ 

wide concrete walk, totaling a 20’ wide path. Please see detail on Sheet 9 of the preliminary site 

plan. 

 

3. If grass pavers are to be installed, development shall provide “PERMANENT MARKINGS” for the 

edge of the access road. Permanent markings shall be approved by the Fire Marshal’s office. 

Nothing living or easily moved or removed can be used. 

Response: Access road markings are indicated in the emergency access detail on Sheet 9. A note 

will be added indicating that the markings shall be approved by the Fire Marshal’s office.  

 

4. If a gate with a lock is going to be installed on the Emergency Access Road, development shall 

provide a Knox Lock. (www.knoxbox.com). 

Response: Understood.  A note will be added to the Final Site Plan. 

 

5. In single family residential areas, hydrants shall be spaced a maximum of 500 feet apart. It is 

recommended that a hydrant be located at every intersection on the same corner with the street 

sign. This will help with locating the fire hydrants in winter when they are covered with snow. 

(D.C.S. Sec. 11-68 (f)(1)b) 

Response: Hydrants have been placed such that no two shall be more than 500’ apart. Hydrant 

locations will be reconsidered during the Final Site Plan preparation. 

 

Should you have any remaining questions or need anything else from us to help facilitate your review and 

approvals, please do not hesitate to contact me direct at (734) 308-6910.  

  

Sincerely, 

ATWELL, LLC 

 

 

Mark Crider, P.E. 

Project Manager – Land Development 
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    December 7, 2021 
 
Toll Brothers, Inc. 
26200 Town Center Drive 
Suite 200 
Novi, Michigan 48375  Job No. 21-444 
 
Attention: Mr. Brian Woellmer 
 
Subject:  Infiltration Study 
  Proposed Baptist Church Development 
  8 Mile and Garfield Roads 
  Novi, Michigan 
 

Dear Mr. Woellmer: 
 
As requested, we have performed a storm water infiltration study for the subject project. Our 
findings and recommendations are presented below.   
 
It is understood that a stormwater pond with an “infiltration to the ground” component is being 
considered for the subject project. A series of test pit excavations and field infiltration tests 
were performed at the location of the proposed pond to evaluate infiltration rates.  
 
Field Work and Laboratory Testing 
 
Four Test Pits, designated T-1 through TP-4, were excavated to depths ranging from about ten 
feet eight inches (10’8”) to nineteen feet one inch (19’1”) below the existing ground surface. 
The approximate test pit locations are shown on the accompanying Test Pit Location Plan. 
Descriptions of the soil and groundwater conditions encountered at each test pit location may 
be found on the Test Pit Log sheets which accompany this report. 
 
Following completion of the excavations, Test Pits TP-1 and TP-2 were prepared for 
infiltration testing. TP-3 and TP-4 were not prepared for infiltration testing because they were 
not performed at the locations of a proposed stormwater management system. Infiltration test 
preparation consisted of excavating a soil bench adjacent to the primary test pit excavation. On 
the benched soil, two double ring infiltrometers with open bottoms were installed at a depth of 
about two inches (2”) into the soil bench. Extra care was exercised to maintain a good seal 
between the steel tubing and in-situ soils to prevent loss of test water. Following installation of 
the infiltrometers, a thin needle-punch geotextile filter was placed above the soil in the inner 
ring of each infiltrometer, and the pipes were filled with about five inches (5”) of potable 
water to initiate the “soak period”.  
 
Once the appropriate soak period duration was maintained in each infiltrometer, the casings 
were refilled with potable water and the infiltration test was initiated. Throughout the course 
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of testing, water level readings within the inner ring of the infiltrometers were obtained and 
recorded at specific time intervals. It should be noted that water level readings were taken to 
the nearest sixteenth of an inch (1/16”).  
 
Soil descriptions and depths shown on the test pit logs are approximate indications of change 
from one soil type to another and are not intended to represent an area of exact geologic 
change or stratification.  
 
Groundwater Conditions 
 
Surface elevations at the test pits varied from about Elevations 964.0’ to 972.7’. Groundwater 
was encountered In Test Pits TP-1, TP-2 and TP-3 at depths ranging from nine feet eight 
inches (9’8”) to seventeen feet five inches (17’5”) below the ground surface. Groundwater was 
not encountered in TP-4. 
 
It should be recognized that the water level observations made in the test pits may not be 
reliable indications of the depth of the water table at the site. Water levels in granular soils 
fluctuate with seasonal and climatic changes as well as the amount of rainfall in the area 
immediately prior to the measurements. It should be expected that groundwater fluctuations 
could occur on a seasonal basis. 
 
Infiltration Test Results and Recommended Infiltration Rates 
 
Based on indications from the test pits, the site soils at the proposed pond location appear to be 
suitable for infiltration for the proposed stormwater management system.  
 
After the initial soak period, average infiltration rates varied from 11.88 in./hr. to 167.83 
in./hr. Considering a combined average for each test pit and a factor of safety of two, this 
would result in a design infiltration rate of 6.12 in./hr at TP-1 and 69.11 in./hr at TP-2 at the 
tested depths. The data is provided on the accompanying Infiltration Rate Computations sheet. 
 
The results of the two infiltration tests varied significantly, presumable due to significantly 
more gravel content at the test depth in TP-2. Conservatively, you could consider the much 
lower infiltration rate obtained for TP-1. If you wish to use the higher rate, it is suggested that 
additional testing be performed to determine the limits of higher gravel content soil. 
 
Conclusions 
 
An infiltration investigation was done at the site via test pits and infiltration tests. 
Recommendations for infiltration rates in various areas of the site have been presented herein. 
Experience indicates that the actual subsoil conditions at the site could vary from those 
generalized on the basis of the test pits made at specific locations. McDowell & Associates 
should be notified if any soil variations from those described in this letter are encountered to 
determine their effects on the recommendations presented herein. The preliminary evaluations 
and recommendations presented in this letter have been formulated on the basis of reported or 
assumed data relating to the proposed project. Any significant change in this data in the final 
design plans should be brought to our attention for review and evaluation with respect to the 
prevailing subsoil conditions. 
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If you have any questions or need additional information, please do not hesitate to call. 
 
   Very truly yours, 
 
   McDOWELL & ASSOCIATES 

    
   David Quintal, M.S., P.E. 
   Geotechnical Engineer 
DQ:/ 
 
Attachments: Test Pit Log sheets (4 pp) 
  Gradation Curve sheet (1 p) 
  Test Pit Location Plan (1 p) 
  Infiltration Rate Computations (1 p) 
 



Ground Elv.:

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Water Drop: 2.25 inches 2.19 inches

Water Drop: 2.19 inches 2.06 inches

Water Drop: 2.16 inches 2.00 inches

Water Drop: 2.06 inches 1.94 inches

Water Drop: 2.00 inches 1.90 inches

17'5"

Notes: Average of last  4 readings = 2.10" Notes: Average of last  4 readings = 1.98"

Notes: Notes:

Time: 10 min Time: 10 min Water Drop:

Notes: Notes:

Time: 10 min Time: 10 min Water Drop:

Notes: Notes:

Time: 10 min Time: 10 min Water Drop:

Notes: Notes:

Time: 10 min Time: 10 min Water Drop:

Test Period (Pipe #1) Test Period (Pipe #2)

Time: 10 min Time: 10 min Water Drop:

Notes: Notes:

Notes: Notes:

Time: 17 min 09 sec Time: 18 min 02 sec Water Drop:

Notes: Notes:

Time: 12min 13 sec Time: 13 min 50 sec Water Drop:

Soak Period (Pipe #1) Soak Period (Pipe #2)

Start Date: 11/30/2021 Start Date: 11/30/2021

Embedment: 2"

Stick-up: 5"

Groundwater Depth: Pipe Distance: 2'6"

17'5" - 19'1" Wet brown Sand & Gravel with trace of silt Inner Pipe Dia.: 6"

Outer Pipe Dia. 10"

trace of gravel Pipe Installation #2

16'3" - 17'5" Moist brown Sand & Gravel with trace of silt Soil Depth: 14'

and occasional gravel and very moist brown clayey sand lenses Stick-up: 5"

13'8" - 16'3" Moist brown fine Sand with trace of silt and occasional 

11" - 3'4" Moist brown sandy silty Clay with trace of pebbles Outer Pipe Dia. 10"

3'4" - 13'8" Moist brown fine to medium Sand with traces of silt, pebbles Embedment: 2"

Soil Stratigraphy: Pipe Installation #1

Soil Depth: 14'

0 - 11" Moist dark brown sandy Topsoil Inner Pipe Dia.: 6"

Project: Infiltration Study - Baptist Church Development Weather: Mostly Sunny

Location: Novi - Oakland Township, Michigan 972.7

Test Pit Log

Test Pit #: 1

Job Number: 21-444 Date: 12/2/2021



Ground Elv.:

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Water Drop: 4.00 inches 4.00 inches

Notes: Average of last  4 readings = 1.43 min Notes: Average of last  4 readings = 2.21 min

Notes: Notes:

Time: 1 min 28 sec Time: 2 min 19 sec Water Drop:

Notes: Notes:

Time: 1 min 27 sec Time: 2 min 14 sec Water Drop:

Notes: Notes:

Time: 1 min 25 sec Time: 2 min 10 sec Water Drop:

Notes: Notes:

Time: 1 min 23 sec Time: 2 min 07 sec Water Drop:

Test Period (Pipe #1) Test Period (Pipe #2)

Time: 1 min 20 sec Time: 2 min 01 sec Water Drop:

Notes: Notes:

Notes: Notes:

Time: 1 min 18 sec Time: 1 min 50 sec Water Drop:

Notes: Notes:

Time: 1 min 13 sec Time: 1 min 43 sec Water Drop:

Soak Period (Pipe #1) Soak Period (Pipe #2)

Start Date: 11/30/2021 Start Date: 11/30/2021

Embedment: 2"

Stick-up: 5"

Groundwater Depth: 12'4" Pipe Distance: 4'

Inner Pipe Dia.: 6"

Outer Pipe Dia. 10"

cobbles and  moist brown clayey fine sand lenses Pipe Installation #2

12'4" - 16'1" Wet brown Sand & Gravel with trace of silt Soil Depth: 8'10"

and layers of sand and gravel Stick-up: 5"

9'9" - 12'4" Moist brown gravely Sand with traces of silt, occasional

1'2" - 3'5" Moist brown sandy silty Clay with trace of pebbles Outer Pipe Dia. 10"

3'5" - 9'9" Moist brown gravelly fine to medium Sand with trace of silt   Embedment: 2"

Soil Depth: 8'10"

0 - 1'2" Moist dark brown sandy Topsoil Inner Pipe Dia.: 6"

Project: Infiltration Study - Baptist Church Development Weather: Mostly Sunny

Location: Novi - Oakland Township, Michigan 968.8

Test Pit Log

Test Pit #: 2

Job Number: 21-444 Date: 12/2/2021

Soil Stratigraphy: Pipe Installation #1



21355 Hatcher Ave

Ferndale, MI 48220

PROJECT:

LOCATION: 21-444

CLIENT: 968.90

WEATHER:  °F

DATE: TIME:

1'

2'

3'

4'

5'

6'

7'

8'

9'

10'

11'

12'

13'

14'

15'

16'

17'

18'

19'

20'

mr

TEST PIT LOG REPORT

TEST PIT NO.: 4

Phone: (248) 399-2066

Fax: (248) 399-2157

OUR JOB NO.:

REPORT NO.:Baptist Church Development

Novi, Michigan

Toll Brothers ELEVATION:

Cloudy TEMPERATURE RANGE: 30° - 39°

11/30/2021 11:30 PM

DEPTH SOIL DEPTH SOIL DESCRIPTION
Soil Strength

FIELD REPRESENTATIVE: Ihsan Aljawaheri

Groundwater was not encountered .

1'3"
Moist dark brown sandy TOPSOIL

Moist brown sandy silty Clay with trace of pebbles

Moist brown gravelly Sand with trace of silt and moist 
brown clayey sand lenses

2'8"

10'8"



21355 Hatcher Ave

Ferndale, MI 48220

PROJECT:

LOCATION: 21-444

CLIENT: 964.00

WEATHER:  °F

DATE: TIME:

1'

2'

3'

4'

5'

6'

7'

8'

9'

10'

11'

12'

13'

14'

15'

16'

17'

18'

19'

20'

mr FIELD REPRESENTATIVE: Ihsan Aljawaheri

Soil Strength

Groundwater was encountered at 9'8".

TEST PIT NO.: 3

DEPTH SOIL DEPTH SOIL DESCRIPTION

11/30/2021 11:30 PM

TEST PIT LOG REPORT
Phone: (248) 399-2066

Fax: (248) 399-2157

Baptist Church Development REPORT NO.:

Novi, Michigan OUR JOB NO.:

Toll Brothers ELEVATION:

Cloudy TEMPERATURE RANGE: 30° - 39°

1'2"
Moist dark brown sandy TOPSOIL

Moist brown sandy silty Clay with trace of pebbles

Moist brown gravelly Sand with trace of silt and moist 
brown clayey sand lenses

Wet brown gravelly Sand with trace of silt and wet brown 
clayey sand lenses

9'8"

3'8"

10'7"



Coarse Fine Coarse Medium

Test Pit #

1
2

Nat wc %

7.5
3.7

Infiltration Study
Baptist Church Development
8 Mile and Garfield Roads

Novi, Michigan
M&A Job No. 21-444

Silt or Clay
Fine

Gradation Curves

Cobbles
Gravel Sand

 Depth

14'
8'10"

Classification

Moist brown fine Sand with trace of silt
Moist brown Sand & Gravel with trace of silt

0

10

20

30

40

50

60

70

80

90

100

0.0010.010.1110100

Pe
rc

en
t F

in
er

 b
y 

W
ei

gh
t

Grain Size (mm)

TP-1

TP-2

6
I

4
I

3
I

2
I

1.5
I

1
I

0.75
I

0.5
I

0.375
I

3
I

100
I

200
I

140
I

70
I

50
I

40
I

20
I

14
I

16
I

10
I

8
I

6
I

4
I

U.S. Standard Sieve Opening (in) U.S. Standard Sieve Numbers Hydrometer
30
I



McDowell & Associates
21355 Hatcher Avenue

Ferndale, Michigan 48220
Phone: (248) 399-2066

Fax: (248) 399-2157

Test Pits Location Plan

Job No. 21-444

LEGEND

Test Pit Locations, 1, through  4: 
Witnessed  by McDowell & Associates

Base Drawing prepared by ATWELL

TP-3

TP-4

TP-2

TP-1



Job No. 21-444
Infiltration Study - Baptist Church Development
Novi, Michigan

Average 
Percolation 

(inches)

Percolation Time 
(Minutes)

Average Percolation 
Rate (inches/hour)

Average 
Percolation 

(inches)

Percolation Time 
(Minutes)

Average Percolation 
Rate (inches/hour)

1 2.10 10.00 12.60 1.98 10.00 11.88 12.24 2 6.12

2 4.00 1.43 167.83 4.00 2.21 108.60 138.21 2 69.11

Safety 
Factor

Design 
Infiltration 

Rate per Test 
Pit (in/hr)

Infiltration Rate Computations

Test Pit No.

Infiltrometer #1 Infiltrometer #2
Combined 

Average Rate 
per Test Pit 

(in/hr)



 
RUD Agreement and Plan 

  


































































