
 

    TO:   MEMBERS OF THE PLANNING COMMISSION 

    FROM:  CHRISTIAN CARROLL, PLANNER 

    SUBJECT:     CASA LOMA, UNIT 4 WOODLAND PERMIT 

    DATE:           AUGUST 7, 2020 

     
 

 
 

The applicant, Compo Builders Inc., seeks approval of a Woodland Use Permit, PSP20-0052, to 
remove regulated woodland trees ranging in size from 8 to 28 inches DBH from a unit located at 
47685 Casa Loma Court, also known as Unit 4, Casa Loma Subdivision. The subdivision is located 
north of Eight Mile Road and west of Beck Road in Section 32 of the City and the unit in question is 
currently in for building permits for a new residence. The applicant’s plans show the removal of 
twenty-six woodland trees in order to provide space to construct a single family residential 
structure.  This memo notes that 20 woodland trees are located within the building area shown on 
the overall development plan and six woodland trees are outside of the building area, but within 
areas of the unit that need to be graded to allow for the future construction of the proposed home 
and swimming pool. 
 
The City’s Environmental Consultant reviewed the request and prepared a review letter dated July 
27, 2020. Two inspections of the residential lot were conducted (on June 26 and July 27) to 
compare information prepared by the applicant’s engineer with the field conditions. Existing 
woodland remains on the southern edge of the property, but the inspections revealed that the 
north part of the lot had already been cleared of the woodlands.  
 
The Planning Commission reviewed the plans for Casa Loma subdivision in 2005 and granted a 
Woodland Use Permit, which included the preservation of large portions of existing woodlands in 
the open space, and in some instances, on individual condominium units in that subdivision, that 
would be addressed as building permits were requested for the individual units.  
 
Section 37-26 of the Woodland Ordinance states the following (relevant areas underlined):   
 

(b)  Where a final subdivision plat or a final site development plan which includes 
activities regulated by this chapter has been reviewed and approved by the city 
in conformance with the requirements of this chapter, such approval together 
with any additional terms and conditions attached thereto shall be considered to 
have completed the requirements for a permit under this chapter which shall 
then be issued by the city.  

(c)  Unless the requirements of this chapter can be satisfied by the setting aside 
without encroachment of sufficient woodland areas, the developer of a single-
family residential subdivision plat or single-family residential site condominium 
shall, as a part of use permit approval under this article, designate building areas 
for all structures and impervious surfaces on each subdivision lot or site 
condominium unit. Once such building areas have been approved and made a 
part of the use permit, no additional woodland use permit shall be required for 
the erection of structures within such a building area. Activities on a subdivision lot 
or site condominium unit that extend beyond the confines of such a designated 
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building or impervious area shall require an additional approval pursuant to this 
chapter, which shall only be approved when it is not otherwise feasible to utilize 
the lot or site condominium unit for single-family residential purposes.  

 
The approved plans for the Casa Loma subdivision included “building areas” identified for each 
unit, generally a rectangular area showing the required minimum building setback for the future 
placement of a home on each unit.  Staff has done an analysis of the trees recently removed from 
Unit 4, and found that 20 trees were within the identified building area, and six trees have been 
removed outside of the building area as initially shown.  Staff finds that the Planning Commission 
should consider the removal of those six trees as authorized in the subject Woodland Permit, and 
the remaining trees may be approved administratively.  The applicant’s plot plans indicate that 
those areas outside of the previously identified building area, are proposed to be graded in order 
to allow the construction of the home and swimming pool on that unit.  
 
Staff provides a favorable recommendation to the Planning Commission for a Woodland Permit to 
authorize the removal of the six trees outside of the initial building area.  The applicant shall be 
responsible for payment into the tree fund (or planting of such replacements on site) for the 
removal of all twenty-six regulated trees, in an amount totaling forty-seven woodland replacement 
credits as a condition of the permit.   
 
The Planning Commission is asked to hold the public hearing and either approve or deny the 
requested woodland removal permit. If the Planning Commission decides to grant approval of the 
permit, it shall be subject to payment for the required 47 tree credits to be placed into the City’s 
Tree Fund (or the planting of the replacement trees on the property, or a combination of planting 
and contribution to the tree fund as determined during final Plot Plan Review), and other conditions 
and items noted in the consultant’s review letter. 
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memo   
 

  

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

FROM: Pete Hill, P.E., 
  

DATE: July 27, 2020 
 

RE: Woodland Review – 1st Revised 
PBR20-0228 Lot 4 Casa Loma (47685 Casa Loma Court) 
Plan Date: July 17, 2020 (Stamped “Received” by the City of Novi Community Development 
Department on June 26, 2020) 
 

 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the plan prepared by Desine Inc. dated 
June 22, 2020 and stamped “Received” by the City of Novi Community Development Department on July 17, 
2020 (Plan) for the above-referenced lot for conformance with the requirements of the City’s Woodland Ordi-
nance Chapter 37. The current Plan proposes the construction of a home and a pool 
 
ECT previously reviewed the submittal of a Tree Removal Plan (Sheet TR). The current Plan does not include a 
detailed proposed grading plan. The property owner intends to clear a portion of the remaining woodland area 
on this Lot that was not cleared during the initial site development in order to construct the home and pool.  
 
This Plan is currently NOT approved for Woodlands. Please address the items in the Woodland Comments 
section of this memo. ECT recommends that the applicant address the items noted in the Woodland 
Comments section of this letter prior to issuance of building permits for construction on this lot. 
 
Woodland Evaluation 
ECT previously completed a Woodland Evaluation for the above referenced parcel on June 26, 2020.  The 
subject parcel is located within the Casa Loma development, north of Eight Mile Road and west of Beck Road.  
Lot 4 is on the south side of Casa Loma Court. ECT has reviewed the submitted information, aerial photos, 
Novi GIS, the City of Novi Official Regulated Woodlands Map (see Figure 1) as well as the Plan indicated 
above. This entire lot is located with area mapped as City Regulated Woodland. At the time of our inspection 
the tree clearing indicated on the Plan had already been completed on the Lot. 
 
The Plan includes a tree list that contains survey information for forty-nine (49) trees. A small number of these 
trees are located off of Lot 4 to the west (i.e., on Lot 5). 
 
Proposed Woodland Impacts and Replacement 
The Plan indicates the removal of twenty-six (26) trees from the Lot. The previously submitted Woodland Re-
moval Plan indicated that these removals require sixty-eight (68) Woodland Replacement Credits. Based on our 
review of the data in the tree table on the Plan, these tree removals require forty-seven (47) Woodland Replace-
ment Credits. As noted above, the tree removals proposed on the Plan had already been completed at the time 
of our June 26, 2020 site inspection. The proposed limits of disturbance line indicated on the Plan appears to 
have been followed, however there is currently no tree protection in place protecting the existing trees on the 
south side of the Lot.  
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Based on the Plan and the tree list, the following twenty-six (26) regulated trees have already been removed 
from the Lot: 
 
 

No. Tree # DBH Type 
Replacements 

Required 
1 484 14 basswood  2 
2 485 12 red oak 2 
3 486 9/10 basswood 3 
4 491 11 bitternut hickory 1 
5 512 11 bitternut hickory 1 
6 534 11 sugar maple 1 
7 535 11 bitternut hickory 1 
8 536 20 white oak 3 
9 537 28 beech 3 
10 538 12 sugar maple 2 
11 539 12 sugar maple 2 
12 540 11 bitternut hickory 1 
13 541 11 basswood 1 
14 542 17 cottonwood 2 
15 543 12 sugar maple 2 
16 544 14 sugar maple 2 
17 545 16 shagbark hickory 2 
18 546 12 bitternut hickory 2 
19 547 13 red oak 2 
20 548 17 red oak 2 
21 550 13 sugar maple 2 
22 551 24 beech 3 
23 552 12 red oak 2 
24 553 9 rock elm 1 
25 610 9 basswood 1 
26 611 8 basswood 1 
 Total -- -- 47 
     

Woodland Comments 
The following are repeat comments from our July 15, 2020 Woodland Review of the 1st Revised (PBR20-0228) 
plot plant for Lot 4 Casa Loma (47685 Casa Loma Court). As previously noted in that memo, ECT recommends 
that the applicant address the items below prior to issuance of building permits for construction on this lot. 
Please note these are repeat comments from our previous Woodland Review memo dated July 15, 2020:  
 
1. Per the City of Novi’s Woodland Ordinance, it should be noted that where a proposed activity (i.e., 

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

 
The applicant shall obtain approval of the Plan from Planning Commission prior to issuance of 
Building Permits. 
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2. The City of Novi regulates all trees 8-inches diameter-at-breast-height (DBH) and greater that are located 
within the areas delineated as regulated woodlands on the City-Regulated Woodlands Map. The City also 
regulates any individual tree greater than or equal to 36-inches DBH, irrespective of whether such tree is 
within a regulated woodland. Proposed woodland impacts will require a Woodland Permit and the regulated 
trees shall be relocated or replaced by the permit grantee. 
 

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

 
 

Replacement Tree Requirements 

Removed Tree DBH (In Inches) 
Woodland Replacement Credits 

Required 

≥ 8 ≤ 11 1 

>11 ≤ 20 2 

> 20 ≤ 29 3 

≥ 30 4 

  
4. Currently, the removal of the twenty-six (26) Regulated Woodland trees requires a total of forty-seven (47) 

Woodland Replacement Credits. This information shall be included on the Plan. 
 
5. Woodland Replacement Credits can be provided on-site or paid into the City of Novi Tree Fund at 

$400/Woodland Replacement Credit.  The Applicant shall be required to provide a financial guarantee for 
any required on-site Woodland Replacement tree credits.   The Woodland Performance Financial Guaran-
tee required for all on-site tree replacements shall be the Number of On-Site Woodland Replacements 
Required x $400/Credit.  This Woodland Performance Financial Guarantee shall be paid by the Applicant 
prior to issuance of Building Permits. 

 

Any Woodland Replacement Credits that will not be planted on-site shall be paid to the City of 
Novi Tree Fund at $400/Credit. 
 

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

7. Any proposed on-site Woodland Replacement tree locations shall be shown on the Plan and re-
placement planting spacing shall be consistent with the City of Novi Landscape Design Manual.  It should be 
noted that the replacement trees for existing deciduous canopy trees shall be spaced 22’ (minimum distance) 
from one another, as noted in the Landscape Design Manual.    
 

8. Upon successful inspection of installed replacement trees, the Woodland Performance Financial Guarantee 
shall be returned to the Applicant.  At that time, a Woodland Maintenance Guarantee in the amount of 
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25% of the value of the original Woodland Replacement material will be kept for a period of 2-years after 
the successful inspection of the tree replacement installation. It should be noted that the minimum Wood-
land Maintenance Guarantee is $1,000 based on the City’s Woodland Ordinance.   

 
9. Tree protection fencing shall be provided in order to protect existing on-site trees to remain.  The Applicant 

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

10. The Applicant shall pay a $750 ($500 x 1.5) Woodland Protection Fence Maintenance Guarantee 
prior to receiving building plan approval. 

 
 
Please revise and resubmit the Plan to the City of Novi after addressing these, and any other applicable com-
ments.  Please contact our office if you have any further questions regarding woodland-related issues.   
 
Sincerely, 
 
 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
cc: Charles Boulard, City of Novi Community Development Director (cboulard@cityofnovi.org) 
 David Compo, Compo Builders, Inc. (builder@compoinc.com) 
 Michele Compo, Compo Builders, Inc. (michele@compoinc.com) 
 Heather Gendron, Spalding DeDecker Associates, Inc. (HGendron@sda-eng.com) 
 Barb McBeth, City Planner (bmcbeth@cityofnovi.org) 
 Rick Meader, City of Novi Landscape Architect (rmeader@cityofnovi.org) 
 Angela Sosnowski, City of Novi Community Development Bond Coordinator 
 asosnowski@cityofnovi.org) 
  
Attachments:  Figure 1.  City of Novi Regulated Woodland Map 

Woodland Tree Replacement Chart 
  Site Photos 
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Figure 1. City of Novi Regulated Woodlands.  Regulated Woodlands are indicated in green.  The approximate 
lot boundary is indicated in red. 
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Site Photos 

 
Photo 1. Looking west at Lot 4 (Lot 5 is in the background). Proposed tree removals on Lot 4 had already been 
completed at the time of our site inspection (ECT, June 26, 2020). 
 

  

 

 

 

 

 

 

 

 

 

 

 

Photo 2. Looking north at Lot 4 towards Casa Loma Court. Proposed tree removals on Lot 4 had already been 
completed at the time of our site inspection (ECT, June 26, 2020). 
 






