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CENTRAL PARK ESTATES SOUTH
JSP25-33

cityofnovi.org

CENTRAL PARK SOUTH JSP 25-33

Public hearing regarding JSP 25-33 Cenftral Park South for Preliminary Site Plan, Wetland Permit,
Woodland Permit and Storm Water Management Plan. The subject property is zoned RM-2 (High
Density Multiple Family) and is approximately 6.6 acres. The applicant is proposing a multifamily
development with 106 units in a single 5-story building.

Required Action
Approval or denial of Preliminary Site Plan, Wetland Permit, Woodland Permit, and Storm Water
Management Plan.

REVIEW RESULT DATE COMMENTS

Planning Commission determinations on:

e Shared Usable Open Space

e Shared Parking

Zoning Board of Appeals (ZBA) variances to allow:

¢ Building length of 210 feet (180 feet maximum
allowed)

2-11-26 11.5-foot parking setback along the north (20 feet

Revised required)

Parking spaces located 14 feet from the building (25

feet minimum required)

Areas with dimensions less than 50 feet o count

toward required Usable Open Space

ltems to be addressed by the applicant prior to Final

Site Plan approval

Conditional
Planning Approval
recommended

Approval 2-9-26 ltems to be addressed by the applicant prior to Final

Engineering recommended | Revised Site Plan approval

Waiver for lack of screening berm to residential

property to south (Supported as applicant has

provided requested exhibit showing existing

Conditional 1-23-26 vegetation will provide adequate buffer)

Landscaping | Approval . Waiver for lack of greenbelt berm (Supported as
Revised S ) .

recommended significant landscaping and detention pond screen

from the road)

ltems to be addressed by the applicant prior to Final

Site Plan approval

Woodland permit required

Woodland replacement credits were provided with

development of Central Park Estates.

Wetland permit required

ltems to be addressed by the applicant prior to Final

Site Plan approval

Approval 12-17-25 ltems to be addressed by the applicant prior to Final
recommended Site Plan approval

Approval 2-9-26

Woodlands recommended | Revised

Approval Not 2-9-26

Wetlands recommended | Revised

Traffic




Approval
recommended

12-12-25

¢ Facade isin full compliance with the ordinance

Conditional
Approval
recommended

12-2-25

¢ [tems to be addressed by the applicant prior to Final
Site Plan approval




MOTION SHEET

Approval - Preliminary Site Plan
In the matter of Central Park South JSP25-33, motion to approve the Preliminary Site Plan
based on and subject to the following:

1. A determinatfion that off-site Central Park Estates open space amenities may
count foward the total amount of usable open space required, as the original
plans for the properties were to share amenities, provided that a formal
agreement that the spaces are shared is provided at the time of final site plan in
a form approved by the City Attorney.

A determination that 8 parking spaces located on the site of the adjacent
property may be shared between the developments, as the applicant will
provided an agreement to share those spaces. Such agreement will be reviewed
by the City Attorney at the time of final site plan approval, and must be recorded
prior to approval of final stamping sets.

Landscape waiver from Sec. 5.5.3.B.i & iii. for lack of a screening berm to
adjacent Single-Family zoning, because significant existing trees will remain in a
conservation easement in between the buildings, which is hereby granted;
Landscape waiver from Sec. 5.5.3.B.ii for lack of a greenbelt berm along Beck
Road, due to the location of the stormwater pond, and because significant
landscaping is provided to screen the building, which is hereby granted;

The following will require Zoning Board of Appeals approval:

a. Variance from Section 3.8.2.C to exceed the maximum building length of
180 feet by 80 feet (260-foot length proposed).

b. Variance from Section 3.6.2.B and 3.8.2.F to allow a 11.5-foot parking
setback at the northern property line (20 feet required).

c. Variance from Section 5.10.1.B.iv to allow parking spaces within 14 feet of
a building (25 feet required).

d. Variance from the definition of Usable Open Space, to allow spaces less
than 50-feet dimensions (amenity areas and walking path) to count
toward the required space.

e. Variance from Section 3.1.8.D to allow a reduction in the on-site open
space to 14,600 square feet (21,200 sf required).

f.  Variance from Section 3.8.2.G for the absence of sidewalk on one side of
the driveway (both sides required).

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

7. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4,
and Article 5 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.)

-AND-

Approval — Wetland Permit
In the matter of Central Park South JSP25-33, motion to approve the Wetland Permit
based on and subject to the following:

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

b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 12 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)




-AND-

Approval - Woodland Permit
In the matter of Central Park South JSP25-33, motion to approve the Woodland Permit
based on and subject to the following:

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

b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 37 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)

-AND-

Approval - Stormwater Management Plan
In the matter of Ceniral Park South JSP25-33, motion to approve the Stormwater
Management Plan based on and subject to the following:

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

b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 11 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)

-OR-

Denial = Preliminary Site Plan

In the matter of Central Park South JSP25-33, 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- Wetland Permit

In the matter of Central Park South JSP25-33, motion to deny the Wetland Permit...
(because the plan is not in compliance with Chapter 12 of the Code of Ordinances and
all other applicable provisions of the Ordinance.)

-AND-

Denial - Woodland Permit

In the matter of Cenftral Park South JSP25-33, motion to deny the Woodland Permit...
(because the plan is not in compliance with Chapter 37 of the Code of Ordinances and
all other applicable provisions of the Ordinance)

-AND-

Denial - Stormwater Management Plan

In the matter of Central Park South JSP25-33, moftion 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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Zoning District
B-2: Community Business
- B-3: General Business
CW: City West
FS: Freeway Service
OS-1: Office Service
OSC: Office Service Commercial
OST: Office Service Technology
R-1: One-Family Residential
R-2: One-Family Residential
R-3: One-Family Residential
RA: Residential Acreage
RM-1: Low-Density Multiple-Family
RM-2: High Density Multiple Family
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- APARTMENT BUILDINGS

STORIES
TOTAL UNITS
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} 1BEDH BATH
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showplace

PRELIMINARY RENDERING

e FROM CENTRAL PARK ESTATES AMENITY AREA LOOKING SOUTH

@EIS

COMPANIES

CENTRAL PARK SOUTH APARTMENTS
Beck Rp., Novi, Ml



Q PRELIMINARY RENDERING ¢ FROM BEck RD ENTRY LOOKING NORTHEAST
EIS

CENTRAL PARK SOUTH APARTMENTS
showplace COMPANIES Beck Rp., Novi, Ml
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PRELIMINARY RENDERING * FROM DRIVE LOOKING NORTH TOWARDS LOBBY ENTRY

EIS CENTRAL PARK SOUTH APARTMENTS
showplace COMPANIES Beck Rp., Novi, Ml
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PRELIMINARY RENDERING ¢ FROM EAST SIDE OF BUILDING LOOKING NORTHEAST

EIS CENTRAL PARK SOUTH APARTMENTS
showplace COMPANIES Beck Rp., Novi, Ml
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PRELIMINARY RENDERING ¢ FROM CENTRAL PARK ESTATES LOOKING SOUTH

QEIS

COMPANIES

CENTRAL PARK SOUTH APARTMENTS
Beck Rp., Novi, Ml
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PRELIMINARY RENDERING ¢ FROM NORTH EDGE OF SITE LOOKING SOUTH TOWARDS LOBBY ENTRY
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SITE PLAN
(Full plan set available for viewing at the Community Development Department.)




CITY OF NOVI #1742

BENCH MARKS

"X" ON NORTH RIM OF SANITARY M.H. LOCATED 1 FOOT EAST OF SIDEWALK AND 175'
NORTH OF DRIVE #26270 BECK RD.
ELEVATION 961.04 NGVD 29 (ELEVATION 960.72 NAVD 88)

PRELIMINARY

CENTRAL PARK SOUTH

EAST SIDE OF BECK ROAD NORTH OF 11 MILE ROAD
NOVI, OAKLAND COUNTY, MICHIGAN

LEGAL DESCRIPTION (AS-SURVEYED)
TAX.D. #50-22-16-300-055

BY ENVIRONMENTAL ENGINEERS IN 2022

PART OF THE SOUTHWEST 1/4 OF SECTION 16, T.1N., R.8E., CITY OF NOVI, OAKLAND
COUNTY, MICHIGAN DESCRIBED AS FOLLOWS: BEGINNING AT A POINT ON THE WEST
LINE OF SAID SECTION 16, BEING DUE NORTH 1,023.93 FEET ALONG SAID WEST LINE
FROM THE SOUTHWEST CORNER OF SAID SECTION 16; THENCE CONTINUING DUE
NORTH 270.01 FEET ALONG THE WEST LINE OF SAID SECTION 16; THENCE EAST 60.00
FEET; THENCE N.38°22'43'E. 223.74 FEET; THENCE N.60°02'08"E. 129.22 FEET; THENCE
$.89°15'53'E. 95.00 FEET; THENCE $.53°4516"E. 240.51 FEET; THENCE S.89°56'58"E. 38.05
FEET; THENCE S.42°54'29"E. 66.43 FEET; THENCE S.00°44'07"W. 299.82 FEET; THENCE
N.88°54'34"W. 122.18 FEET; THENCE $.15°02'08"W. 67.00 FEET; THENCE S.60°02'08"W.

BM.#1  ARROWON TOP OF HYDRANT LOCATED ON EAST SIDE OF BECK ROAD AND 63+ 212,67 FEET; THENCE N.29°57'52"W. 171.55 FEET; THENCE N.89°25'42"W. 269.64 FEET TO
SOUTHWEST OF NORTHWEST PROPERTY CORNER. ELEVATION 96294 NGVD 29 THE POINT OF BEGINNING. CONTAINING 6.988 ACRES, MORE OR LESS, AND BEING
SUBJECT TO ANY EASEMENTS OF RECORD.
BM.#2  ARROW ON TOP OF HYDRANT LOCATED ON EAST SIDE OF BECK ROAD AND 278't
NORTHWEST OF NORTHWEST PROPERTY CORNER. ELEVATION 962.48 NGVD 29
CIVIL SHEET INDEX
BM.#3  ARROW ON TOP OF HYDRANT LOCATED NORTH SIDE OF SITE AND 88'+ SOUTH OF APPLICANT
SOUTH CHAIN-LINK FENCE OF TENNIS COURT. ELEVATION 965.88 NGVD 29 SOUTH GRAND EQUITIES, LLC Sheet Number Sheet Tite
46100 GRAND AIVER AVENUE C0.0 Cover
NOVI, MICHIGAN 48374 c1.1 Topographic & Tree Survey
NOTE: (SUBTRACT 0.32' TO CONVERT TO NAVD 88 DATUM) CONTACT: BLAIR BOWMAN -
PHONE: 248-348-5600 EXT. 211 C1.2 Tree List
c2.1 Demolition & Wetland Impact
LOCATION MAP €30 General Plan
SoAE: =200 c3.1 Paving Plan - Area A
32 Paving Plan - Area B
C33 Paving Details
ATTACHED C34 Emergency Vehicle Access Plan
C35 Useable Open Space Plan
SD-1 - PAVING STANDARD DETAILS (1 OF 2) SP-1  -GROUND FLOOR & SITE PLAN —
SD-2 - PAVING STANDARD DETAILS (2 OF 2) SP2 - SITE PLAN 2ND-4TH FLOOR PLAN C4.0 Overall Utility Plan
SD-3 - STORM SEWER STANDARD DETAILS (1 OF 2) SP-3 - CONCEPTUAL 5TH FLOOR PLAN C4.1 Utility Plan - Area A
SD4 - STORM SEWER STANDARD DETAILS (2 OF 2) SP-3  -ROOF PLAN —
SD-5 - SANITARY SEWER STANDARD DETAILS (1 OF 3) EX-1  -PREVIOUS ITERATION WETLAND IMPACT C42 Utility Plan - Area B
SD-6 - SANITARY SEWER STANDARD DETAILS (2 OF 3) EL-2 - ELEVATIONS C43 Utilty Details
SD7 - SANITARY SEWER STANDARD DETAILS (3OF3)  EL-3 -ELEVATIONS
SD-8 - WATER MAIN STANDARD DETAILS (1 OF 5) EL-4  -ELEVATIONS C44 Stormwater Managment Calculations
SD-9 - WATER MAIN STANDARD DETAILS (2 OF 5) EL5  -ELEVATIONS C5.0 Overall Grading
SD-10 - WATER MAIN STANDARD DETAILS (3 OF 5) SL-1 -SIGHT LIGHTING
SD-11 - WATER MAIN STANDARD DETAILS (4 OF 5) C5.1 Grading - Area A
SD-12 - WATER MAIN STANDARD DETAILS (5 OF 5) C52 Grading - Area B
C6.1 SESC Plan
C6.2 SESC Details
C71 Preliminary Landscape Island Data
C7.2 Preliminary Area A Tree Planting Plan
C73 | Preliminary Area A Shrub and Perennial Planting Plan
C74 Prelminary Area B Tree Planting Plan
C75 | Preliminary Area B Shrub and Perennial Planting Plan
C76 Preliminary Landscape Details
CITY PROJECT NO. JSP25-033 CENTRAL PARK SOUTH Know what's below.
all before you dig.
S SOUTH GRAND EQUITIES, LLC TSNS e or-g1 v e SITE OF THE PROPOSED COVER SHEET AT e [T
MO MICHIGAN Apare e CENTRAL PARK SOUTH Environmental engineers, Inc.[ s [ -
PHONE: 248/348-5600 EXT. 211 IN SECTION 16 18620 WEST TEN MILE ROAD SOUTHFIELD, MICHIGAN 48075 Co.0
CITY_OF NOVI OAKLAND COUNTY. MICHIGAN PHONE: 248/424-9510 FAX: 248/424-2854
e
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CENTRALPARK SOUTH TREE INFORMATION CONDITION  KEY: 6-600D FFAIR P=POOR
TREENUMBER GENUS/SPECIES o8H conpiTion vee DBH  CONDITION SAVE/REMOVE TREE NUMBER Tvee DBH  CONDITION SAVE/REMOVE TREE NUMBER vee DBH  CONDITION SAVE/REMOVE
1730 QUERCUS/OAK SPECIES r REMOVE 1800 POPULUS/POPLAR SPECIES - [ REMOVE 1900 ACER/MAPLESPECIES [ SAVE 0 QUERCUS/OAKSPECIES 2 f REMOVE
71 ACER/MAPLE SPECIES r REMOVE 1801 ACER/MAPLE SPECIES 12 3 SAVE 1901 ACER/MAPLESPECIES v SAVE 201 QUERCUS/OAKSPECIES w F REMOVE
1732 CARYAJHICKORYSPECIES r REMOVE 1802 ACER/MAPLESPECIES 12 3 SAVE 192 ULMUS/ELMSPECIES ’ SAVE 202 QUERCUS/OAKSPECIES P v REMOVE
1733 QUERCUS/OAK SPECIES 3 REMOVE 1803 DEAD 15 ° SAVE 1903 ULMUS/ELMSPECIES ¢ SAVE 2003 QUERCUS/OAKSPECIES (3 3 REMOVE
1738 ACER/MAPLE SPECIES r REMOVE 1804 ACER/MAPLE SPECIES 15 3 SAVE 1904 ACER/MAPLESPECIES f SAVE 204 QUERCUS/OAKSPECIES s 3 REMOVE
735 QUERCUS/OAK SPECIES r REMOVE 1805 ACER/MAPLESPECIES '3 3 SAVE 1905 ACER/MAPLESPECIES v SAVE 2005 ACER/MAPLE SPECIES I3 v REMOVE
173 ACER/MAPLE SPECIES F REMOVE 1806 DEAD 15 ) SAVE 1906 ACER/MAPLE SPECIES ¢ SAVE 2006 ACER/MAPLE SPECIES r f REMOVE
1737 POPULUS/POPLARSPECIES r REMOVE 1807 ACER/MAPLE SPECIES 100 3 SAVE 107 ACER/MAPLESPECIES f SAVE 2007 ACER/MAPLESPECIES 10", 6°X2 5 REMOVE
78 ULMUS/ELM SPECIES v REMOVE 1808 ACER/MAPLESPECIES o 3 sAvE 1908 ACER/MAPLESPECIES 3 SAVE 2008 ACER/MAPLE SPECIES 0 SAVE
1739 ULMUS/ELM SPECIES F REMOVE 1809 CARYAVHICKORY SPECIES 15 3 REMOVE 1909 ACER/MAPLESPECIES 3 SAVE 2009 ACER/MAPLE SPECIES ar s SAVE
170 QUERCUS/OAK SPECIES F REMOVE 1810 ULMUS/ELMSPECIES 12 [ REMOVE 110 ACER/MAPLESPECIES 3 SAVE 2010 ACER/MAPLE SPECIES Iy g SAVE
1 ULMUS/ELM SPECIES r SAVE 1811 QUERCUS/OAK SPECIES 1 v REMOVE 111 oEAD o SAVE 2011 ACER/MAPLE SPECIES 15 s SAVE
172 ACER/MAPLE SPECIES » REMOVE 182 PRUNUS/CHOKECHERRY SPECIES - 3 REMOVE 192 ACER/MAPLE SPECIES 3 SAVE 012 ACER/MAPLE SPECIES - ] SAVE
13 ACER/MAPLE SPECIES F REMOVE 1813 JERCUS/OAK SPECIES. Y v REMOVE 113 ACER/MAPLESPECIES 3 SAVE 213 POPULUS/POPLAR SPECIES 10 s SAVE
178 DEAD o REMOVE 182 QUERCUS/OAK SPECIES v REMOVE 192 ACER/MAPLESPECIES v SAVE 204 ACER/MAPLE SPECIES o e SAVE
s ULMUS/ELM SPECIES » REMOVE 1815 ACER/MAPLESPECIES 3 REMOVE 195 QUERCUS/OAK SPECIES a ; SAVE 2015 ACER/MAPLE SPECIES w s SAVE
178 ACER/MAPLE SPECIES F REMOVE 1816 QUERCUS/OAK SPECIES 3 REMOVE 1916 ACER/MAPLESPECIES 2 3 SAVE 2016 ACER/MAPLE SPECIES 2 s SAVE
1747 CARYAJHICKORYSPECIES v REMOVE 1817 ACER/MAPLESPECIES 3 REMOVE 1977 ACER/MAPLESPECIES w v SAVE
1748 QUERCUS/OAK SPECIES r REMOVE 1818 ACER/MAPLESPECIES F REMOVE 1918 DEAD Py o SAVE
179 ACER/MAPLE SPECIES 3 REMOVE 1819 ULMUS/ELMSPEC 3 REMOVE 199 CARVAJHICKORY SPECIES 10" P SAVE
1750 QUERCUS/OAK SPECIES F REMOVE 1820 ACER/MAPLE SPECIES f REMOVE 1920 QUERCUS/OAK SPECIES a ¢ SAVE
1751 MALUS/APPLE SPECIES r REMOVE 1821 ACER/MAPLESPECIES v REMOVE 1921 QUERCUS/OAK SPECIES n v SAVE
1752 FRAXINUS/ASH SPECIES 3 REMOVE 182 ACER/MAPLESPECIES E REMOVE 1922 ULMUS/ELMSPECIES 2,6 ’ sAvE
1753 ACER/MAPLE SPECIES F REMOVE 1823 ACER/MAPLE SPECIES ; REMOVE 193 ULMUS/ELMSPECIES 2 3 SAVE
1758 F REMOVE 182 ACER/MAPLE SPECIES 3 REMOVE 1920 ACER/MAPLESPECIES & 3 SAVE
1755 f REMOVE 1825 ACER/MAPLE SPECIES f REMOVE 1925 3 SAVE
1756 F REMOVE 1826 ACER/MAPLE SPECIES 3 REMOVE 1926 3 SAVE
1757 r REMOVE 1827 ACER/MAPLE SPECIES 3 REMOVE 1927 v SAVE
1758 » REMOVE 1828 ACER/MAPLE SPECIES f REMOVE 1928 3 SAVE
1759 F REMOVE 1829 ACER/MAPLE SPECIES 3 REMOVE 1929 F SAVE
1750 » REMOVE 180 ACER/MAPLE SPECIES E REMOVE 1930 v SAVE
1761 ’ REMOVE 1831 ACER/MAPLE SPECIES 3 SAVE 1931 e SAVE
1762 F REMOVE 1832 ACER/MAPLE SPECIES 3 SAVE 103 3 SAVE
1763 3 REMOVE 1833 QUERCUS/OAK SPECIES G REMOVE 13 3 SAVE
1768 F REMOVE ACER/MAPLESPECIES 3 REMOVE 193 ¢ SAVE
1765 3 savE 1835 ACER/MAPLE SPECIES 3 REMOVE 1935 f SAVE
1766 r sAvE 18% CARYA/HICKORY SPECIES G SAVE 19% G REMOVE
1767 F savE 1837 QUERCUS/OAK SPECIES 1 [ REMOVE 1997 ACER/MAPLESPECIES ® f REMOVE
1768 ] savE 1838 ACER/MAPLE SPECIES 128 3 REMOVE 198 ULMUS/ELMSPECIES 3 3 SAVE
1769 3 save 1839 ACER/MAPLESPECIES 100 [ REMOVE 193 DEAD P o SAVE
1m0 F savE 1880 ACER/MAPLE SPECIES = 3 REMOVE 1990 ACER/MAPLESPECIES P f SAVE
1 ] SAvE 1801 it o REMOVE 1001 oEAD & o SAVE
mn r SAVE 182 ACER/MAPLESPECIES 18 v REMOVE 198 ULMUS/ELMSPECIES 10" v SAVE
s F save 1803 ACER/MAPLE SPECIES 10 [ REMOVE 1905 ACER/MAPLESPECIES 0 3 SAVE
178 F REMOVE 1804 ACER/MAPLE SPECIES 18,8 [ REMOVE 1904 \CER/MAPLE SPECIES & 3 SAVE
175 r REMOVE 1865 ACER/MAPLE SPECIES 15 3 SAVE 1905 CARYA/HICKORY SPECIES PPy v SAVE
176 r REMOVE 1806 ACER/MAPLE SPECIES & 3 SAVE 196 CARVA/HICKORY SPECIES & 3 REMOVE
1777 PLATANUS/SYCAMORE SPECIES 10 » REMOVE 1867 ACER/MAPLE SPECIES e f SAVE 1947 QUERCUS/OAK SPECIES 15 v REMOVE
18 ACER/MAPLE SPECIES 15 » REMOVE 1808 ACER/MAPLE SPECIES w 3 SAVE 198 ULMUS/ELMSPECIES - f REMOVE
1719 ACER/MAPLE SPECIES 12 » REMOVE 1849 ULMUS/ELMISPECIES 15 [ SAVE 1949 QUERCUS/OAK SPECIES 3 3 REMOVE
1780 ACER/MAPLE SPECIES r REMOVE 1850 ACER/MAPLE SPECIES 5%, v SAVE 19 QUERCUS/OAK SPECIES 2 3 REMOVE
1781 ACER/MAPLE SPECIES » REMOVE 1851 ULMUS/ELMSPECIES it f SAVE 1951 QUERCUS/OAK SPECIES ¢ REMOVE
17w ACER/MAPLE SPECIES » REMOVE 1852 ACER/MAPLE SPECIES - [ REMOVE 1952 ACER/MAPLESPECIES 0 3 REMOVE
1783 ACER/MAPLE SPECIES » REMOVE 1853 ACER/MAPLE SPECIES PP 3 SAVE 1953 QUERCUS/OAK SPECIES 15 3 REMOVE
1784 ACER/MAPLE SPECIES » REMOVE 1854 ACER/MAPLE SPECIES 15 f SAVE 1954 QUERCUS/OAK SPECIES 3 f REMOVE
1785 ACER/MAPLE SPECIES 1 F REMOVE 1855 DEAD 12 ) SAVE 1955 QUERCUS/OAK SPECIES 2 f REMOVE
1786 DEAD 5 o REMOVE 185 ACER/MAPLE SPECIES n v SAVE 195 CARYA/HICKORY SPECIES 15 v REMOVE
177 ACER/MAPLE SPECIES P F REMOVE 1857 DEAD 7 o SAVE 1957 CARYA/HICKORY SPECIES 2 f SAVE
1788 ACER/MAPLE SPECIES 12 3 REMOVE 1858 oEAD a o SAVE 1958 CARVAHICKORYSPECIES 21" f REMOVE
1789 ACER/MAPLE SPECIES 2,8 r REMOVE 1859 ACER/MAPLESPECIES 18 v SAVE 1950 CARVA/HICKORYSPECIES  12°,8" v REMOVE
1790 ACER/MAPLE SPECIES 1 F REMOVE 1860 QUERCUS/OAK SPECIES b7 [ SAVE 190 QUERCUS/OAK SPECIES 10" ; REMOVE
1791 ACER/MAPLE SPECIES 1w r REMOVE 1861 QUERCUS/OAK SPECIES w [ SAVE 1961 QUERCUS/OAK SPECIES 10" v REMOVE
1792 ACER/MAPLE SPECIES Py r REMOVE 1862 QUERCUS/OAK SPECIES ar f SAVE 1962 ACER/MAPLESPECIES 0 3 REMOVE
1793 CARYA/HICKORYSPECIES 15 3 REMOVE 186 ACER/MAPLE SPECIES [ f SAVE 1963 ULMUS/ELMSPECIES [y 3 REMOVE
1794 ACER/MAPLE SPECIES. 10" r REMOVE 1864 ULMUS/ELMSPECIES 12 v SAVE 1964 ACER/MAPLESPECIES 10 3 REMOVE
1795 oEAD 10 o REMOVE 1865 ULMUS/ELMSPECIES 02 [ SAVE 1965 MALUS/APPLESPECIES & 3 REMOVE
179 POPULUS/POPLARSPECIES - F REMOVE 1866 QUERCUS/OAK SPECIES b3 f SAVE 1966 ULMUS/ELMSPECIES 2 f REMOVE
1797 POPULUS/POPLARSPECIES IS r REMOVE 1867 QUERCUS/OAK SPECIES 1 v SAVE 1967 ULMUS/ELMSPECIES 3 3 REMOVE
1798 ACER/MAPLE SPECIES s F REMOVE 1868 ACER/MAPLE SPECIES 1 [ SAVE 1968 ACER/MAPLESPECIES e f REMOVE
1799 ACER/MAPLE SPECIES 12 F REMOVE 1869 ACER/MAPLE SPECIES 12 [ SAVE 199 ULMUS/ELMSPECIES 10" 3 REMOVE
1870 ACER/MAPLESPECIES ey v SAVE 1970 QUERCUS/OAK SPECIES Py v REMOVE
1871 ACER/MAPLE SPECIES b [ SAVE 1971 QUERCUS/OAK SPECIES I 3 SAVE
1872 - o SAVE 1972 QUERCUS/OAK SPECIES 2" £ REMOVE
187 ACER/MAPLE SPECIES 15 v SAVE 1973 ACER/MAPLESPECIES 15 ’ SAVE
187 ULMUS/ELMSPECIES w f SAVE 1974 CARYA/HICKORY SPECIES 0 ; SAVE
1875 - 0 SAVE 1975 QUERCUS/OAK SPECIES Py f SAVE
1876 ULMUS/ELMSPECIES PP v SAVE 197 QUERCUS/OAK SPECIES 15 v SAVE
1877 ULMUS/ELMSPECIES w f SAVE 1977 ULMUS/ELMSPECIES Sy 3 SAVE
1878 ULMUS/ELMSPECIES & 3 SAVE 197 QUERCUS/OAK SPECIES a ; SAVE
1879 ACER/MAPLE SPECIES 5%, v SAVE 1979 ACCRIMAPLESPECIES 15%,12" ¢ SAVE
1880 ULMUS/ELMSPECIES 15 f SAVE 198 QUERCUS/OAK SPECIES u f SAVE
1581 DEAD e o SAVE 1981 ACER/MAPLESPECIES 10" f SAVE
152 ACER/MAPLESPECIES 1w v sAvE 1982 ACER/MAPLESPECIES 3 3 SAVE
188 1 ° SAVE 198 0EAD 15 o SAVE
I DEAD w o SAVE 1984 ACER/MAPLESPECIES 15 f SAVE
1885 ACER/MAPLESPECIES P v SAVE 1985 ACER/MAPLESPECIES 10 v SAVE
1886 ACER/MAPLE SPECIES Iy 3 SAVE 198 ACER/MAPLESPECIES [y ¢ SAVE
1897 ACER/MAPLESPECIES w8 : SAVE 1987 ACER/MAPLESPECIES 10" i REMOVE
1888 ULMUS/ELMSPECIES 1 3 SAVE 198 ACER/MAPLESPECIES 10" v REMOVE
1889 ACER/MAPLE SPECIES w1 3 SAVE 1989 ACER/MAPLESPECIES 3 ¢ REMOVE
189 DEAD ar o SAVE 19  ACCR/MAPLESPECIES 21", 18" F REMOVE
1891 oEAD 15 o SAVE 1991 ACER/MAPLESPECIES 15 v REMOVE
1892 ULMUS/ELMSPECIES o F SAVE 199 0EAD P o REMOVE
189 QUERCUS/OAK SPECIES w L SAVE 199 ACER/MAPLESPECIES & ’ REMOVE
184 QUERCUS/OAK SPECIES 1w r SAVE 1994 ACER/MAPLESPECIES Iy 3 REMOVE
1895 ACER/MAPLE SPECIES ¥ F SAVE 1995 ACER/MAPLESPECIES I f REMOVE
18% ACER/MAPLESPECIES ' 3 SAVE 199 ACER/MAPLESPECIES 18 v REMOVE
1897 ACER/MAPLESPECIES 1 3 SAVE 1997 ACER/MAPLESPECIES 2 v REMOVE
1898 ULMUS/ELMSPECIES - 3 SAVE 199 ACER/MAPLESPECIES - ¢ REMOVE
189 POPULUS/POPLAR SPECIES e F SAVE 199 QUERCUS/OAK SPECIES a f REMOVE Know what's below.
all before you dig.
T e e BRTERT o FROIEET T,
" SoUTH GRAND EQUITESS, LLC 2-01-21 1. PP SITE OF THE PROPOSED TREE LIST 'NP25120
N MGG A557s ENVE CENTRAL PARK SOUTH Environmental engineers, Inc.[ s [ -
PHONE: 248/348-5600 EXT. 211 IN SECTION 16 18620 WEST TEN MLE ROAD SOUTHFIELD, MICHGAN 48075 | — c1.2
CITY_OF NOWI OAKLAND COUNTY MICHIGAN PHONE: 248/424-9510___ FAX: 243/424-2954
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DEMOLITION NOTES
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7)) @ ;:;:v e

VG PLANS, NCLUDIHG NEW A

sncur ruL oeen

REUONE CONCRETE PAVEMENT 10 FULL DEPI. SAVCUT FULL DEPTH T0
NEAREST SGNT VHERE NEW PAVEMENT WL G PLAGED ADUAGENT 10
EXSTHG PAVENENT.

CLEAR AND GRUB 0 THE LMTS SHOWK, NCLUDE REWOVAL F ALL
'SGVS, POSTS, FOOTNGS PAVEL, BRUSH, SHUBS, GRASS, AND TREES
HOT NOICATED FOB AROTECTON, NCLUDGNG ROOTS. ST T0PSOL.
40D STOCKRLE OV ST N DESGUATED LOCATON

REMOIE EXSTNE GRAVEL FULL DEPTH

REVDIE EXSTVE GATE, POSTS, AND FOOTHGS, IF ANY PRESENT,
REMOIE AND BSPOSE OF ROCKS.

REVDIE EXSTG TREE (NGLUDIG STUMFS AND FOOTS).

ENEEE

REMOIE EXSTG SHED REWVANT AKD FODTNGS, IF ANY PRESENT.

REUOVE EXSTG UTUTY STRUCTURE, BACKFLL WITH GLASS I L
'AND COUPACT 0 55% NAMWIM LENSITY. CONTRACTDR TO COMeTRU
POSTIE ORAWAGE OULET FOR SEVERS 10 REUAN FUR SEVERS.
UPSTREAH OF DRANAGE STRUCTURE.

=

PEUOVE EXSTG UTUTY PIPE BACKFLL W CLASS 1 SAND VD
COUPACT T0 % DENSIT. INSTALL NATERTIGHT BULKHEADS AT
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6 AEHOVED MND SALVAGED. STAGE I OW STE LOCATON A5
SPEORED BY OMER.

0 v cewoumon procent
BACKPLLED WIW CLASS 1 L WATERIAL W 8° LFTS COMPACTED 10
953 OF MANIMU UNT NEIGHT, UP 0 PROPISED SUBGRADE.
covracraR s
R GUT 40
WELUONG WPORT AND
XSS ATERAL
VATERAL) SHALL BE REMDVED FROW THE STE.
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UNLESS OTIERSE DRECTED, CONTRACTOR. 10 VERFY LWITS OF
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DURNE GONSTRUGTON.

SURVEY NOTES
wowe i
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o NOTFTING THE ENGINEZR MUEDIATELY OF ANY DISCREPANGES.
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COST 0. e PROECT, T0 REPAI OF REPLACE ANY DAACE CAUSED 10 EXSTNG UTIITES.

4 CONTRACIOR SHALL CONTACT WSS DI (811) THREE VCRING DAYS PRIDR 10 THE START OF
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Call before you dig.
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AT NG SLOPE 15 2% N EAH ORECTON OF AL, " UAMUM LUDNG SLOPE 15 2% I EACH ORECTION OF AL,
LANDING MO WENSIONS 5« 5. SEE NOTES. LANNG MINMUM DWENSONS 51 5. SEE NOTES. PAVING CONSTRUCTION NOTES
¢ KM AP CFOSS SLOFE 1 21K RUNWNG SLO°E 5% — 75 o AU AP GROSS S0P 15 21X RUNNNG SLOFE 35 - 7%
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PN oo 2o e w1 ~FROROED 3 HEH MERTED ' BEYOLE RADC =
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" TO FERMIT THE LOCKING OF 4 BCTCLE & THE AGGREGATE BASE SHALL BE GONPACTED T0 A DENSITY NO LESS THAN 95 PERCENT OF
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DETAIL g e S St W s G 501 GV T PAVED 50
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W ®'e 7 AL GYMNOUS MATERAL SHALL BF CONPACED 0 4 DENSITY K LESS THAN 97 PERGENT
MDOT DETAIL #-26-K MODIFIED 4 OF THE MAXNUW DENSTY AS OETERMNED BY THE MARSHALL METHOO.
SIDEWALK RAMP TYPE P (PARALLEL RAME) DETAIL 235
00 NOT USE N AREAS R FONDIG MY 0CTLR & 4 BOND. COAT 0F 514 EWLLSON 5 REURED BETVEEN THE LEVELNG COURSE AND T
MDOT DETAIL -26-K MODIFIED WEARING COURSE WHEN EITHER 24 HOLRS HAVE ELAPSED BETWEEN ALACEMENT OF THE
'SIDEWALK RAMP TYPE RF (ROLLED/FLARED SIDES) DETAIL o g e BTUNOUS COURSES OF THE SURFACE GF THE PAVEWENT HAS BEEW CONTAMATED T
— -+ T, e DT, GR FOREIGN MATERAL T GOND COAT SIALL & APPLED i A INFORM
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N EE(ENE] S G|y
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[ A ——— . P WAl 5 AU CONTACIER SIAL SEIALY T T on P,
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Know what's below.
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TYPICAL BERM

SUMMARY INFORMATION
CENTRAL PARK ESTATES

City of Novi, Michigan csw. s sectn 161

Geveloper: oo Provery Group, L
Pl e
N 4512
prty

o g | s
e P e
Sk S

N - - & - oATE 3 28,200
Nore T MATERIAL SUALLBE ISTALLED 4 ACCORDANCEWTTH MO ueion fous D S i € o SUAR )
SRR o7 10133 SeCron 3508 T N RO RRT e
NOTE ALL PLANT MATERAL SHALLBS GUARAKTEED FOR TWO @) YEARS. NOTE: S5 LA ARY ST LA RO LGHTLOCATOHS. £
Re SP-2

CENTRAL PARK (EXISTING)

118 ACRES OF USEABLE OPEN SPACE REQURED
1888 AcRES PROWDED
(45 NOTED OV ORGNAL APPROVED SIE PLAV ATTACHED)

ASSMES BOTH PASSIVE AND AGTIE RECREATION AREAS.
USEABLE OPEN SPAE PASSIVE AND ACTIVE PROVIED)

CONSERVATION PATH 11200 50 FT
41400 UNEAL FT x 8 FT (VARES GETWEEN 10 AND 12 FEET WOE;
B FIOT WAS USED AS A CONSERVATIE WDTH)

SPAGE PATK

- CHLIREN'S PLAY AREA (CEVTRALY LOATED)

~ 0PN PARK AREAS FOR ACTMITES (LOGATED HRQUGHAUT SITE) SUGH AS:
RELAING AND READUG A 500K ON A BLANKET, TOSSNG A FAISSEE, PLATNG
AT wSWG Wy 2=

(2 s cars

o ap o apes

eATos A0 M CONES
EVGRY INTHAS A PRVATE FATD O BALCONY

aumous pe
CENTRAL FARK CLUBMOUSE — 2 STORY & 13281 0 FT

# THE CLUOUSE AREA IS SEASOHAL RECREATIONAL USEABLE OPEN SPACE.
ATERATVE: THESE SPACES NLL PROVCE USEABLE RECREATONAL OPEN SPACE.
DURNE WNTER WONTHS WHEN THE AOCL AREAS ARE NOT W USE

CENTRAL PARK SOUTH (PROPOSED)

21200 50 FT OF USABLE OPEN SPAGE REQUIRED (200 SFT/UNT * 105 UNITS)
14500 50 FT PROVDED ON-SIE

USEABLE OPEN SPACE PASSIVE AND ACTIVE PROVIED)

CONSERIATION PATH (iALF) 5600 S0 FT

/=140 UNEAL T X 8 FT (VARES BETEEN 10 AND 12 FEET WDE; 8 FOOT
45’4’ CONSERVATIE WOTH)

BAL0ONES 5300 50 F7
EVERY NI FAS A PRVATE BALCONY

RIS s 37050 FT
Know what's below.
Call before you dig.
T SoutH GRND EQUITES, LLe O e e SITE OF THE PROPOSED PRELIMINARY USEABLE OPEN SPACE PLAN [P e N T ey20
46100 GRAND RIVER AVENUE ) -
NOV, MICHIGAN 48374 CENTRAL PARK SOUTH Environmental engineers, Inc.[ s [ -
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[Total Site Area= - 662 _|Acres

[Allowable release rate = Q= 071 _|cFs/Ace

|CATCHMENTS

[contributingArea=__________ o= | 38 Jaces |

Coefficient = 086

[Water Quality Volume =

Coefficient =
Required Water Quality Volume =
[Volume of Sediment Forbay =

11,97 _|cFT

Coefficient=

ER[E[ERER

|as

[Required Channel Protection Volume =

Coefficient:
ion Volume

ololelolo o

|Acres
|CFs/Acre.

§§SBIHEEB!

Subtotals|

d)=c-} 0386

[Allowable 100-year post development peak

flow rate = i

Coefficient=

Post-development 100-year runoff volume

[Time of Concentration =
Intensity (:
= [ Coefficient=
Y = Peak Rainfall Intensity (100yearevent
J 000 [) - 100-year post-development peak inflow rate
0.00 [ -
Subtotals| 3.82 N/A 1146
ributil =| 38 |Allowable 100-year post development peak
030 flow rate =
100-year inflow rate
Storage Curve Factor =
Contributing Are: = 38 |Aces
Coefficient = = 030
Intensity (100year event) = lpes= | 631 |in/hr 100-year runoff volume = [V*%*
100-year pre-development peakinflowrate = |Quon= | 7.23 |CFS Storage Curve Factor =
[Provided CPVC volume = Vepo =
[Required 100-yr detention volum: Vioo=
: Adjusted 100-yez
T = T hcres petention Volume (vio) =
[Allowable release rate = *Qum= 071 |cFs/Ace
a::wr:i 100 year postdevelopment peak [0 o .
|Orifice diameter = Oeo0i = 2.00 IN
[Number of orifices at same elevation = - 3.00
[Total head at Veo water level= = 125 FT
|Area of single orifics Ao = 00218 |FT?
|Orifice coefficient 0.62 i
|Gravity constant = = 322 [fy/s?
|Avg. outflow rate (Via Ve orifice(s) W/ Veo Event) = _|Qp-ave-£0 =} 0.257 |CFS
[Extended Detention Volume = Veo= 22,623 |CFT
Drain Time for Ve = Tepo= 284 |HR
TPy
ours
[Total head at Vo, water level= =" | 285 [er
[Max outflow rate (Via Veo orfice(s) w/ Vi Event) = [Qr o | 0389 [cFs
6.00 IN
1.00
[Total head at Voo water level = 285 |FT
|Area of single orifice = 01963 [fT”
[orifice coefficient = 062
|Gravity constant = = 322 |rys?
[Max outflow rate (thru 100-year orifice(s)) = |Qeuneio] 165 |CFs
wia Viss Event [cFs
[Max outflow rate (thru 100-year orifice(s)] = |Qruusi =
[Allowable 100-year Qe = [cFs
[Provided 100-year post-dev peak release rate = Q100 esn) |CFS Know what's below.
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SOIL EROSION CONTROL DEVICES
@ T R (5-2)
RIS WLET PLTER (513

ST FNGE (5-2)
TS o DiTURBANCE

STONE ACCESS DAVE (59-9)

DETALS ROTED ON 5 PLAN

SOIL EROSION/SEDIMENTATION CONTROL NOTES
1 AL ERCSOV AND SETMENT CONTRGL WORK SHALL COVVORN, 10 THE STANDARDS AND
SPEGHGATIONS 0F THE GITY OF NOW AND CAUNTY OF QAKLANG:
2 DALY WSPECTIONS SHAIL B MADE BY THE GONTRACTUR T0 OETERUNE EFFECTVENESS 0F
EROSION ANG SDMENTATIN CONTROL DEVIES, AND ANY NECESSARY REPAIS SHALL BE
PERFOMED WTHOUT DELAY.

3 EROSIN AND ANY SEDVENT FRON NORK 0N THS SIE SUALL BE CONTANED OV i SIE VD
'NOT ALLORED T0 CLLECT oN ANY OFFSTE AREAS OF IV NATER WAYS. MATERNAYS NGLLOE
50T NATURAL AND WANNADE QPEN BITUHES, STREAWS, STORM DRANS, LAGES KD POWDS.

4 EROSION AND SEDMENT CONTROL DEVCES ARE TO BE PLAGED. PRIOR 0 0P AS THE FRST STEP.

CONSTRUCTON: SEDENT COVIRUL PRACTLES WL 5 APPLED AS A PERETER DEFENSE.
'AGANST ANY TRANSPORTHG OF SLT GFF THE SE.

5 CONTRACTOR SUALL APPLY TEURORARY EROSION AND SEDWENTATION CONTROL DEWCES AS.
reguren s, HE SR

AND 45 DRECTED ON THESE PLA REVOVE TEUPOUARY DEVCES 45
SOON S PERUANENT STABLIZATON OF SLOPES, DITCHES, AND OTHER FARTH CHANGES HAVE
'BEEH ACCOUPLSHED AND APPROVED BY THE GIY F NOW AND/OR COINTY OF CARLAND.

\DERRIS FFOU PROJECT WAL BE LEFT OV THE STE BY DELIVERY OF CONSTRUGTON VEHILES.

TROUGH THE USE OF GLEAN STONE EXTS: SHOULD. THE STONE GECONE LESS EFFECTIE I WLL

BF FEALATED, AL CONSTRUCTON TRAFFC WL USE THE CLEAN STONE £47.

7. DUST CONTROL WLL B EXEROSED AT ALL TMES WM THE PROVECT BY THE CONTRACTORS.

SPRNKUNG TAWK TRUCKS. MLL B AVALABLE AT AL TWES 70 E USED ON HAUL ROUTES 7
‘OTER PLACES WHERE DUST BECOUES A PRORLEW

3 MMEDIATELY AFIER SEEOING, WLLOY ALL SEEDE) AREAS NTH LNNEATHERED SUALL GRAN
STRAW 0% HAY. |SPREAD UNFORULY AT A BATE 0F 1 1/2 10,2 TONS PER AGRE OF 010
POUNDS PER SOUARE FEET, ANCHOR MULCH NTH DISC TYPE MULGH ANGHORNG T00L.

9 AL WUD. DRI, AND OEBRIS TRACKED ONTO EXISTWG ROADS FROV TH SITE SHALL B
PROUPILY REUOVED BY THE CONTAGTOR OF AUILDER, ALL W0, DT, AND DEGIIS TRAKED
0F SPUIED OV PAVED SIRFACS WTAN 145 SE HALL B PROPLY REMOIED O TE
ONTRACTER,

OF WAL EARTH CHANGES HAVE BEEN CONPLETED. WHEN IT IS NOT POSSERLE T PERWANENTLY.
STABLLZE A DISTURBED AREA

‘SGUFICANT EARTH CHAGE AGTWTY CEASES TENPORARY SO EROSIN CONTROL DEWCES
SHALL 5 MALEVENTED NN 30 CALENDAR DAYS. ALL TEUPORAR)

"DEWGES SHALL BE WANTANED INTL PERAANENT SOL EROSION DEVIGES ARE WPLENENTED
AND/0R ESTARLISHED ALL PERMANENT SO ERDSGN CONTROL (EVICES NLL B IMPLEVENTED
A ESTABLSHED EFURE 4 CERTICATE OF COUPUANCE /5 ISSUED.

11 ALL COVRACTIRS ARE 70 KEEP EXCAVATED NATERAL ON ST PARTICULAR GARE SHOULD BE
TAKEN WHEN WORKIG, ALOVG THE PERIETER OF THE SIE I KO EVENT SHALL THE WORK
o "DATS NOCATED O THE PLARS.

12 THE SO EROSOV COVIROLS WL GE WANTANED WEEKLY AND AFTER EVERY STORM EVENT BY
THE CONRACTOR.
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APPROX. GROSS ACREAGE DISTURBED = 3.96 ACRES
DISTANCE TO NEAREST BODY OF WATER = (ONSITE WETLANDS)
SOIL TYPES:

118 - CAPAC SANDY LOAM, 0 TO 4 PERCENT SLOPES

33 - LENAWEE SILTY CLAY LOAM, 0 TO 1 PERCENT SLOPES

THIS PROJECT SHALL BE CONSTRUCTED IN COMPLIANCE WITH PART 91 OF ACT
451 OF 1994, AS AMENDED. THE SOIL EROSION AND SEDIMENT CONTROL ACT.
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Q] PLAN REVIEW CENTER REPORT
‘ February 11, 2026
L J Planning Review
e Central Park South
JSP 25-33
PETITIONER
Nobe Property Group II, LLC
REVIEW TYPE
Revised Preliminary Site Plan
PROPERTY CHARACTERISTICS
Section 16
Site Location South of Grand River Avenue and east of Beck Road,; 22-16-300-055
Site School Novi Community School District
Site Zoning RM-2: High-Density, Mid-Rise Multiple Family District
Adjoining North RM-1: Low-Density Multiple Family
East RM-1: Low-Density Multiple Family
R-3: One-Family Residential (with Planned Suburban Low-Rise
West Overlay)
South RA: Residential Acreage
Current Site Vacant
North Multiple Family
. East Multiple Famil
Adjoining Uses -\ Seniopr Living Féciﬁty
South Single Family
Site Size 6.616 acres
Plan Date January 21, 2026

PROJECT SUMMARY

The subject property is approximately 6.6 acres and is located east of Beck Road south of Grand River
Avenue (Section 16). The applicant is proposing to develop the vacant parcel with a multiple family
building containing 106 rental units. Parking would be provided on the ground floor of the building as well
as surface and garage parking around the building. A private street network is proposed with access from
Beck Road, with a secondary connection to the existing Central Park Estates development to the north.

RECOMMENDATION

Planning recommends conditional approval of the Preliminary Site Plan. At the time of Final Site Plan
submittal, the applicant is asked to address issues identified in this and other review letters in order to
correct inconsistencies and provide missing information.

A public hearing before the Planning Commission will be scheduled for Wednesday, February 25, 2026.
Planning Commission will hold a public hearing prior to taking action to approve or deny the Preliminary
Site Plan, Wetland permit, Woodland permit and Storm Water Management Plan. See further instructions
on page 4 of this review.
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ORDINANCE REQUIREMENTS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the
Zoning Ordinance. Please see the attached chart for information pertaining to ordinance requirements.
Itfems in bold below must be addressed and incorporated as part of the Final Site Plan submittal:

1.

Density and Total Number of Rooms: In the RM-2 District, total number of rooms dictates the maximum
density that can be attained for a specific site. The current ordinance provides clear guidelines if the
development contains only one type of bedroom units, and uses a factor if a mix of different types of
units are proposed. This development proposes a mix of studio, 1-bedroom, 2-bedroom, and 2-
bedroom with den units. The maximum allowable rooms is calculated by taking the area of the parcel
in square feet, divided by a factor of 700. For the subject parcel, the maximum number of rooms
allowed for this property is 412 rooms (6.62 net acres = 288,367 sq. ft. / 700).

The applicant is proposing 272 rooms with a total density of 16 DUA (Dwelling Units per Acre). The
Future Land Use map recommends a density of up to 20.7 dwelling units per acre, therefore the
proposed project is consistent with the Master Plan.

Building Length (Section 3.8.2.C): The maximum horizontal length of a building is 180 feet in the RM-2
District. The proposed building is approximately 210 feet for the front section, and 260 feet for the back
wing. Section 3.8.2.C states that buildings in excess of 180 feet can be approved by the Planning
Commission under certain conditions, including if greater setbacks are provided from all property
lines. The additional 80 feet of building length requires an additional 1 foot of setback for every 3 feet
of excess building length, or in this case 27 feet, for a total required setback of 102 feet from property
lines. The building setback is about 94 feet on the east side, and 88 feet on the north side - therefore
this project is not eligible for the Planning Commission to modify the building length.

The Zoning Board of appeals would need to approve a request for a variance to permit the additional
81 feet of building length. Staff supports the request as the property adjacent to the deficient setback
is owned by the applicant, with the proposed development to be integrated with the existing units.
The area is also not immediately adjacent to siructures, and the layout prevents further impacts to
natural features.

Parking Setback (Sections 3.1.8.D and 3.8.2.F): On the north side of the property, the required parking
setback of 20 feet is not met. The applicant will need to request a variance from the Zoning Board of
Appeals for a setback of 11.5 feet (variance of 8.5 feet). Staff supports the request as the adjacent
property is owned by the applicant and is not immediately adjacent to structures, and the layout
prevents further impacts to natural features.

Parking Adjacent to Building (Section 5.10.1.B.iv): Minimum building setback from the end of a parking
stall is 25 feet in residential zoning districts. The proposed plan has 17-foot setback on the north and
east, and 14-foot setback on the west. A ZBA variance will be required. Staff supports the request.

Off-Site Parking (Section 5.2.4): The ordinance states “All residential parking shall be located on the
premises it is infended to serve.” Eight of the required parking spaces are proposed o be off-site on
the Cenftral Park Estates property to the north. The applicant will need to request a variance from the
Zoning Board of Appeals to allow the use of off-site parking spaces to meet the minimum requirement,
or alternatively for the deficiency of 8 spaces.

Usable Open Space (Section 3.1.8.D): The ordinance requires a minimum of 200 square feet of usable
open space per dwelling unit proposed. For a total of 106 units, 21,200 square feet of usable open
space is required to be provided. The definition provided in the ordinance lists the following as Usable
Open Space:

1. Balconies with direct access fo the dwelling unit.
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2. Courfs and yards at grade level which are devoted exclusively to recreational use, and which
A) are open and unobstructed from its lowest level to the sky; and B) Are directly accessible
by means of a common passageway to residents of all dwelling units within the buildings; and
C) Has no dimension less than 50 feet; and D) Are designed and intended for the private
recreational use of residents of the building.

3. The roof of a building, or portion thereof which is developed exclusively for recreational use
and which: A) is directly accessible by means of a common passageway to all residents of all
dwelling units within the building; or B) Is directly accessible to residents of all dwelling units
served by a ramp (with a grade of less than 10 percent) from a yard, or court; and C) has no
dimension less than 50 feet; and D) Is designed and intended for private recreational use of
residents of the building.

The applicant has included the following in their Open Space calculations: Unit balconies (5,300 sf),
Amenity areas (3,700 sf), Path (5,600 sf) for a total of 14,600 square feet. It does not appear that the
Amenity areas or the Path meet the definition as they have dimensions less than 50 feet (width).
Included in the “Amenities” are the Bocce Court and Fire Pit area on the south end of the building,
which appears to be less than 50-feet wide at the corner. There is also a seating area with fire pit and
grills o be built off-site near the Central Park tennis courts. The applicant has provided plans from the
original Central Park project that indicates the amenities were to be shared with “Beck House,” a
senior living facility that was proposed on the subject property at that time, and requests that they be
permitted to count toward the usable open space requirement for the units proposed now as they
intend to grant access for use to the new residents. The applicant has requested a variance from the
ZBA to allow spaces less than the required 50-feet dimension to be counted toward usable open
space, and to allow off-site amenities to count toward the requirements. (Amenity area and walking
path). Staff would request a written agreement to ensure this arrangement is available to all future
residents of Central Park South.

Limits of Disturbance: It appears Sheet C2.1 indicates a Limit of Disturbance that does not reflect what
is shown on the Grading plan, sheet C5.0. On Sheet Cé.1, the location of the silt fence also appears to
be in a location that would not allow the grading shown on sheet C5.0. Address all inconsistencies on
the Final Site Plan submittal.

Woodland Impact: The plan shows the removal of 138 regulated woodland trees. However, the
grading plan, sheet C5.0, indicates additional trees’ Critical Root Zones will likely be impacted by the
contouring on the south and east side of the site. Those impacted trees will need to be added to the
total woodland impact calculations. As shown by the applicant’s plan (Sheet C3.5) and narrative, 339
woodland replacement credits for the Beck House development (previously proposed for the subject
property) were proposed and approved to be planted on the Central Park Estates site in 2001. Since
the current number of woodland replacements is approximately 260 (with some additional credits
likely from impacts shown on the grading plan), it appears all woodland replacements credits have
been fulfilled for this project.

Wetland Impacts: The plan proposes permanent wetland impacts, however the total amount is stated
in different locations as either 0.12 acre or 0.19 acre. The Wetland and Watercourse Ordinance
requires mitigation of all impacts over 0.25 acre, so it appears mitigation will not be required. See
Wetland Review for detailed comments to be addressed in the Final Site Plan submittal. Prior to the
Planning Commission public hearing, please verify that the 0.19 acre of impact indicated includes all
areas to be graded that fall outside the limits of disturbance shown on Sheet C2.1.

. Facade: The residential building is in full compliance with the ordinance standards. The garage

elevations have been provided and the materials match those on the primary building.

. Conservation Easements: Remaining Wetland and Woodland areas are requested to be permanently

protected in Conservation Easements. The applicant indicate they will provide such easement. Draft
conservation easement would be reviewed at the time of Final Site Plan submittal.
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12. Planning Review Chart: Please refer to Planning Review chart for additional comments that need to
be addressed in future submittals.

13. Project & Street Name: The applicant will need to submit an application for the community name and
stfreet name(s) to be approved by the Project & Street Naming committee. This committee is
comprised of emergency response and building officials, and primarily is concerned with ensuring no
duplicate or similar-sounding names conflict with existing places.

OTHER REVIEWS

a. Engineering Review: Engineering recommends approval. Additional comments will need to be
addressed in the Final Site Plan submittal.

b. Landscape Review: Landscape does not recommend approval at this time. Refer to review letter
for detailed comments and address the waiver that is not supported without an exhibit showing
the buffering to the adjacent single family home will be sufficient.

c. Wetlands Review: A Wetlands Permit is required for the proposed impacts to regulated wetland.
The stated impacts do not appear to exceed the 0.25 acre threshold for mitigation (amount to be
clarified), which will not require wetland mitigation. Wetlands recommends conditional approval
at this time, with all outstanding comments to be addressed in the Final Site Plan submittal.

d. Woodlands Review: Woodlands recommends conditional approval at this time. See detailed
comments in review letter.

e. Traffic Review: Traffic previously recommended approval. Additional comments to be addressed
Final Site Plan.

f. Facade Review: Facade previously recommended approval as the design is in full compliance
with the Ordinance. A material sample board shall be provided prior to the Planning Commission
meeting.

g. Fire Review: Approval of the Preliminary Site Plan was previously recommended. See review lefter
for detailed comments.

NEXT STEP: PLANNING COMMISSION MEETING

With all reviewers recommending approval, the Preliminary Site Plan, Wetland Permit, Woodland Permit
and Stormwater Management Plan will be scheduled for the public hearing before the Planning
Commission on Wednesday, February 25 at 7 p.m. Please provide the following no later than Wednesday,
February 18th:

1. Site Plan submittal in PDF format (this has been received).

2. A response leftter addressing ALL the comments from ALL the review letters and a request for
waivers/variances as you see fit. Provide a justification for each waiver and variance requested.

3. A colorrendering of the Site Plan, which is to be used for Planning Commission presentation.

4. Facade material sample board

5. Exhibit showing the buffer to the Single Family home to the south

ZONING BOARD OF APPEALS MEETING

The applicant should seek Zoning Board of Appeals approval of Dimensional Variances noted. The
application can be found at this link. Please contact Megan Nardone at 248-347-0459 for meeting and
deadline schedule. The application deadline is generally the 1st of the month for the following month’s
scheduled meeting.

FINAL SITE PLAN SUBMITTAL

If Planning Commission grants approval and variances are approved by ZBA, the applicant should submit the
following for Final Site Plan review and approval:
1. Six copies of Final Site Plan sefs (24" x 36", folded) addressing ALL comments from Preliminary Site
Plan Review.
2. A digital copy of the plan set and other documents.



https://www.cityofnovi.org/reference/forms/bldg-projectandstreetnamerequestform.aspx
http://www.cityofnovi.org/Reference/Forms/DimensionalVarianceZoningBoardofAppealsPacket.aspx
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3. Response letter addressing ALL comments from ALL review letfters and refer to sheet numbers
where the change is reflected.

4. Final Site Plan Application

5. Final Site Plan Checklist

6. No Revision Facade Affidavit (only if no facade changes have been made - if facade changes
are made, include an additional plan set with the elevations)

7. Anitemized engineering cost estimate including sanitary sewer, watermain, storm sewer, paving
and grading costs, size 8.5" x 11" (The cost estimate should not include soil erosion or demolition
costs.)

8. Anitemized landscaping cost estimate including greenbelt and greenbelt ornamental frees,
perennials, pond plantings, shrubs, edging, mulch, seed mix and seeded lawn, size 8.5" x 11"

. An Other Agencies Checklist

10. Project and Street Name request — please see attached letter and address items noted in

revised submittal. Be sure the site plan reflects properly approved street names.

LEGAL DOCUMENTS

Further instructions will be given at the time of Final Site Plan review for required legal documents.
Document templates for many standard forms can be found on the City's website. Any off-site easements
must be reviewed, approved, and executed prior fo approval of the Stamping Set.

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER

After receiving Final Site Plan approval, 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 approval of the Electronic Stamping
Set 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, fo the Community Development Department
for final Stamping Set approval.

SITE ADDRESSING

A new address is 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.

STREET AND PROJECT NAME

The project and the street name will need to receive Committee approval. Please contact Diana
Shanahan (248-347-0483) in the Community Development Department for additional information. The
address application can be found by clicking on this link.

PRE-CONSTRUCTION MEETING

A Pre-Construction meeting is required for this project. Prior fo the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the
start of any work on the site. There are a variety of requirements, fees and permits that must be issued
before a Pre-Con can be scheduled, so it is recommended you reach out fo Sarah Marchioni
[248.347.0430 or smarchioni@cityofnovi.org] after Final Site Plan review to begin the process. If you have
questions regarding the checklist or the Pre-Con itself, please contact Sarah in the Community
Development Department.


https://www.cityofnovi.org/media/reepmzb5/final-site-plan-submittal-form.pdf
https://www.cityofnovi.org/media/gsbijxtm/fspchecklist.pdf
https://www.cityofnovi.org/media/oppdhhnu/norevisionfacadeaffidavit.pdf
https://www.cityofnovi.org/media/zd1egn33/otheragencychecklist.pdf
https://www.cityofnovi.org/media/dgfftvut/street-and-project-name-request-form.pdf
https://www.cityofnovi.org/how-do-i/forms-and-permits/#Works
http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
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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
additionalinformation 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.

ngfg/ﬁf%

Lindsay Bell, AICP — Senior Planner

Attachments:
1. Planning Review Chart
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PLANNING REVIEW CHART: RM-2 High Density Multiple Family

LI IO

Review Date: February 11, 2026
Review Type: Rev Preliminary Site Plan Review
Project Name: JSP25-33 CENTRAL PARK SOUTH

50-22-16-300-055; East of Beck Rd, South of Grand River Ave
Plan Date: January 21, 2026

Prepared by: Lindsay Bell, Senior Planner
E-mail: |bell@cityofnovi.org Phone: (248) 347-0484

Items in Bold need to be addressed by the applicant with next submittal. Italicized items should be noted.

Meets
ltem Required Code Proposed Code | Comments
Zoning and Use Requirements
Master Plan Multiple Family Multiple-Family Yes
RM-2, High-Denisity,

Zoning RM-2 High-Density Mid-Rise Mid-Rise Multiple- Yes

Multiple-Family District Family Residential

(106 units)

Uses Permitted SRgAéﬁoli]szs]pSeerg‘rgd listed in Multiple-Family Yes
(Sec 3.1.11.B & C) T Residential (RM-2)
Residential: Height, Bulk, Density, and Area Limitations (Sec. 3.1.8.D)
Eft::::%fr::iq Ir:g()qrsjficr]egde on a Public Street is Erggéoge on Beck Yes
(Sec. 5.12)

Vehicular access shall be

provided only to an existing

or planned major
Access to a Major Thorpughfgre or freeway

service drive OR access .
Throughfare (Sec. . Complies Yes
5.13) dnveyvoy on other street

type is not across street from

existing or planned single-

family uses
Minimum Zoning RM-2 Required Conditions 6.616 net acres
Lot Size for each (excluding ROW)
Unit: in Acres See below
(Sec 3.8.1)
Minimum Zoning
Lot Size for each
Unit: Width in Feet
(Sec 3.8.1)

200 sf Minimum usable open | Sheet C3.5 states Please refer to definition in
Usable Open space per dwelling unit 14,600 sf provided the 70O, and show on plan
Space Area (Sec. | For a total of 106 dwelling — not shown on No the spaces counted (with
3.1.8.D) unifs, required: 21,200 SF plan dimensions) as required

with calculations.

Maximum % of
Lot Area Covered Clarify if the garages are
(By All Buildings) | *°% 14.98% Yes? | included in this calculation
Building Height 65 ft or 5 stories, whicheveris | 59’ 8" to highest Yes
(Sec. 3.1.8.D) less parapet (5 stories)
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Meets
ltem Required Code Proposed Code | Comments
PARAPET "g
Efficiency 400 sf 605 sf min Yes
1 bedroom | 500 sf 659 sf min Yes
Minimum Floor
Area per Unit 2 bedroom | 750 sf 1,062 sf min Yes
(Sec. 3.1.8.D)
3 bedroom | 900 sf 1,413 sf min Yes
4 bedroom | 1,000 sf NA
Efficiency Max 10% 10 (9%) Yes
Maximum 31.1 du/net
Dwelling Unit 1 bedroom | ac. 32 (30%) Yes
Density/Net Size Max 33%
Area (Sec. 20.7 du/net
3.1.8.0) 2 bedroom ac. 58 (55%) Yes
3 15.6 du/net 6 units (6%) Yes
bedroom ac.
Residential Building Setbacks (Sec. 3.1.8.D, Sec. 3.6.2.B, and Sec. 3.8.2.C - if applicable)
Front (West) 75 feet 191 ft Yes .
side (North) 75 feet 87.9 ff Yes ::dlﬂ:gzng‘t:ibgﬁi'f i
Side (South) 75 feet 119.7 ff Yes Ie:‘ th (102 feet) g
Rear (East) 75 feet 93.1 ft Yes 9
Parking Setbacks (Sec. 3.1.8.D) Refer to applicable notes in Sec. 3.6.2
Front (West) 75 feet (Street frontage) ~120 ft Yes
side (North) 20 feet 1.5 ft No | DAvarancewllneedlo
quested by applicant
Side (South) 20 feet ~ 100 ft Yes
Rear (East) 20 feet ~70 ft Yes

RM-2: Note to District Standards (Sec. 3.6.2)

Pursuant to the definition
contained in Section 2.2, lot
width shall be measured
between the two points

Area where the front setback line No minimum lot width
Requirements intersects the side lot lines. Parcel is existing NA iven in RM-2 district
(Sec. 3.6.2.A) The purpose of this S

amendment is to protect
against the creation within
the city of irregularly-shaped

flag lots.

For all uses permitted other 75-foot building
Setback than single-family or two- setback from all
Requirements family residential, the property lines is
(Sec. 3.6.2.B) building or structure setback | required and is

shall at least equal to: (1) the | met.
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Meets
ltem Required Code Proposed Code | Comments
height of the main building;
(2) seventy-five (75) feet; or Off-street parking
(3) the setback required in on the north does
the Development Standards | not meet 20-foot
of Section 3.1 of this minimum setback.
Ordinance, whichever is
greater. For all off-street
parking lots serving any use
other than single-family
residential, the setback from
any interior side or rear lot
line shall be not less than
twenty (20) feet, and the
setback from the front and
any exterior side lot line shall
comply with the building
setback required for such
uses specified above.
Exterior Side Yard All exfenor side yards
R abutting a street shall be
Abutting a Street . . NA
provided with a setback
(Sec 3.6.2.C)
equal fo front yard.
Avuthorization to Encroach
Wetland/Waterco A sefback of 25ft fro’.“ into Wetland Buffer Area
wetlands and from high . .
urse Setback (Sec watermark course shall be Shown Yes will be required. See
3.6.2.M) L Wetland review for detailed
maintained
comments
RM-2 District Required Conditions (Sec. 3.8 & 3.10)
Total No. of rooms < Net site
Total number of area in SF/700
rooms 288,193 SF/700 =411 272 rooms Yes
(Sec. 3.8.1.B) (Estimated Net excludes
ROW)
Public Utilities All public utilities should be Shown Yes see Engineering Review
(Sec. 3.8.1) available g g
EfflClchy < 10 percent of 9% Yes
Maximum the unifs
Number of Units 1 bedroom units < 33 30% Yes
(Sec. 3.8.1.B.ii percent of the unifs
T Balance should be at least 2
. Yes
bedroom units
Room Count per Dwelling Room Count *
Dwelling Unit Size | Unit Size
(Sec. 3.8.1.C) Efficiency 1 10 units —10rooms | Yes
1 bed 2 32 units — é4 rooms | Yes
An extra room 58 units — 174
2 bedroom | 3 Yes
S.UCh as den, rooms Total of 272 rooms.
library or other
extra room count | 3 or more .
as an additional bedrooms 4 6 units — 24 rooms Yes
bedroom
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Item

Required Code

Proposed

Meets
Code

Comments

For the purpose of determining lot area requirements and density in a multiple-family district, a room is a living
room or bedroom, equal to at least eighty (80) square feet in area. A room shall not include the areain
kitchen, dining, sanitary facilities, utility provisions, corridors, hallways, and storage. Plans presented showing
one (1), two (2), or three (3) bedroom units and including a "den," "library," or other extra room shall count
such extra room as a bedroom for the purpose of computing density.

Setback along

A minimum of 150 feet along

natural shoreline natfural shoreline is required. No shoreline NA
(Sec. 3.8.2.A)
Structure frontage | Each structure in the
(Sec. 3.8.2.B) dwelling group shall front . .
either on a dedicated public Dr'|ve will be Yes
street or approved private private.
drive.
Maximum length | A single building or a group ZBA variance required
of the buildings of attached buildings because north and east
(Sec. 3.8.2.C) cannot exceed 180 ft. 210 and 260 feet No setback does not qualify
for PC approval as
described below
Planning Commission may
g})%c]jc;fy the extra length up to 30 ft excess
e if common areas with a E]eg(;;z(e)iljjlzécse‘frlaock Yes Not Eligible for Planning
Modification of minimum capacity of 50 (front) Commission modification
maximum length persons for recreation or 80 ff excess due to absence of exira
(Sec. 3.8.2.C) social purposes. requires 26.7 ft No setback on North, East
e Addifional setback of 1 ft. additional 'se’rbock
for every 3 ft. in excess of (south/north)
180 ft. from all property
lines.
Building Where any multiple dwelling
Orientation structure and/ or accessory
(Sec. 3.8.2.D) structure is located along an
outer perimeter property line | Building is angled
adjacent to another 45 degrees to Yes
residential or nonresidential Beck and single
district, said structure shall be | family district
oriented at a minimum angle
of 45 degrees to property
line.
Yard setback Within any front, side or rear
restrictions yard, off-street parking,
(Sec. 3.8.2.F) maneuvering lanes, service
drives or loading areas 28% ves
cannot exceed 30% of yard
area
Off-Street Parking | No closer than 25 ft. fo any
or related drives wall of a dwelling structure 14 and 17 ft No Applicant would need to
(Sec. 3.8.2.F) that contains openings seek a variance.
involving living areas
Off-street parking | No closer than 8 ft for other 16 ft Yes

and related drives

walls
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Meets
ltem Required Code Proposed Code | Comments
shall be... No closer than 20 ft from Applicant would need to
. 11.5ft No -
ROW and property line seek a variance.
Pedestrian 5-foot sidewalks on both 6-foot-wide Variance required for
Connectivity sides of the Private drive are | sidewalk sidewalk on only 1 side of
(Sec. 3.8.2.G) required to permit safe and connecting Beck No the road
convenient pedestrian Road on north side
QCCess. of driveway
Where feasible sidewalks Connected to
shall be connected to other | main sidewalk
pedestrian features abutting | system on Beck
the site. Road, additional
sidewalk connects Yes
to Central Park
Estates
development to
the north to
access amenities
Al.l mdewglks shall cqmply Barrier free See Traffic Review for
with barrier free design ; TBD .
markings shown detailed comments.
standards
Minimum (Total length of building A +
Distance between | total length of building B + -
the buildings 2(height of building + height NA - | One building proposed.
(Sec. 3.8.2.H) of building B))/é
Minimum In no instance shall this
Distance between | distance be less than thirty
the buildings (30) feet unless there is a
(Sec. 3.8.2.H) corner-to-corner relatfionship NA One building proposed.
in which case the minimum
distance shall be fifteen (15)
feet.
Number of Two (2) for each dwelling
. . . 208 spaces
Parking Spaces unit having two (2) or less ; )
) . provided:
Residential, bedrooms and two and one- .
. . ! : Garage - 99 Section 5.2.4 of the
Multiple-family half (2 '2) for each dwelling R .
. . Surface - 108 ordinance requires all
(Sec. 5.2.12.A) unit having three (3) or more . R . .
Off-site surface -8 | No residential parking to be on
bedrooms
spaces the property served. See
2 x (100 units) = 200 Spaces Planning Review
R 215 total
Required
2.5 x (6 units) = 15 spaces
Parking Space - 90° Parking: 9 ft. x 19 ft.
Dimensions and - 24 ft. two way drives 90° Parking with 9’
Maneuvering -9 ft. x 17 ft. parking spaces x 19" shown
Lanes allowed along 7 ft. wide 24-25 ft two way Yes
(Sec. 5.3.2) interior sidewalks as long as drives shown
detail indicates a 4" curb at | 4" curb with 9" x
these locations and along 17.5" spaces
landscaping
End Islands - End Islands with End Islands See Traffic Review and
(Sec. 5.3.12) landscaping and raised orovided Yes Landscape Review for

comments
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Meets
ltem Required Code Proposed Code | Comments
end of all parking bays that
abut fraffic circulation
aisles.
- The end islands shall
generally be at least 8 ft.
wide, have an outfside
radius of 15 ft., and be
constructed 3 ft. shorter
than the adjacent parking
stall
Parking stall Shall not be located closer
located adjacent | than twenty-five (25) feet
to a parking lot from the street right-of-way
entrance (public (ROW) line, street easement Exceeds ves
or private) or sidewalk, whichever is
(Sec. 5.3.13) closer
Barrier Free With 106 spaces required
Spaces above 1 per unit, 2% 2 BF shown in Yes
Barrier Free Code | required to be BF = 2 BF aftached garage
spaces required
Barrier Free - 8" wide with an 8’ wide Van accessible: 9’
Space access aisle for van with 9" aisle
Dimensions accessible spaces Yes
Barrier Free Code | - 8’ wide with a 5’ wide Regular
access aisle for regular accessible: 9" with
accessible spaces 9' qisle
Barr!er Free Signs One‘5|gn for each accessible shall comply 18D
Barrier Free Code | parking space.
Corner Clearance | No fence, wall plant
(Sec. 5.9) material, sign or other
obstruction shall be
permitted within the clear Shall comply TBD See Landscape Review.
view zone above a height of
2 feet from established street
grade
Minimum number
of Bicycle Parking | One (1) space for each five 14 spaces
(Sec. 5.16.1) (5) dwelling units uncovered Yes
Multiple-family 8 spaces covered
residential Required: 21 Spaces
Bicycle Parking No farther than 120 ft. from
. TBD
General the entrance being served
requirements When 4 or more spaces are Sheet C3.0 appears to
(Sec. 5.16) required for a building with Two locations w/ 7 have relocated 7 spaces to
multiple entrances, the spaces each Yes? the north side of the
spaces shall be provided in noted building, but the label still
multiple locations points to the loading zone
Spoces fo be povgd and fhe Provide a detailed design
bike rack shall be inverted Accessible via 7ft of the bike parking layout
“U" design TBD

and bike rack in Site Plan
submittal
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Meets
ltem Required Code Proposed Code | Comments
Covered Bicycle When 20 or more bicycle .
. . . 8 spacesin the
Parking parking spaces are required, arage area per
requirements 25% of the spaces shall be golcacfions sﬁeef Yes Indicated on floor plan
(Sec. 5.16.4 covered (7 spaces must be C30
covered) )
Bicycle Parking Parking space width: 7 ft.
Lot layout One tier width: 11 ft.
(Sec 5.16.6) Two tier width: 18 ft. Shown sheet 3.3 Yes

Maneuvering lane width: 4 ft.
Parking space depth: 32in.

Additional Road Design, Building Setback, And Parking Setback Requirements, Multiple-Family Uses (Sec. 5.10)

Road standards
(Sec. 5.10)

A private drive network
within a cluster, two -family,
multiple-family, or non-
residential uses and
developments shall be built
to City of Novi Design and
Construction Standards for
local street standards (28
feet back-to-back width)

Generally, 28 feet
wide - Enfrance

(Sec 4.19.2.F)

- Attached to the building or

rooms/chutes.

Major Drives Width: 28 feet from Beck Road is Yes
Maijor Drive
Minor Drive - Cannot exceed 600 feet
- Width: 24 feet with no on-
street parking
- Width: 28 feet with parking . . Parking lots around
; No minor drives -
on one side ; NA building are accessed from
- Parking on two sides is not presen Maijor Drive
allowed
- Needs turn-around if longer
than 150 feet
Parking on Major | - Angled and perpendicular
and Minor Drives parking, permitted on Perpendicular
minor drive, but not from a .
major drive; parking ZOT Yes
- minimum centerline radius: %gj%?iiivgn
100 feet
- Adjacent parking and on-
street parking shall be
limited near curves with less
than two-hundred thirty .
(230) feet of centerline 1BA yanance w.Ol.JId be.
radius o required for deﬂmepcy in
- Minimum building setback Building less than No setback from parking (14
from the end of a parking 25 fge’r from feet proposed)
stall shall be 25 feet in parking stal
residential districts.
Accessory and Rooftop Structures (Sec. 4.19)
Dumpster - Located in rear yard Interior trash Yes
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Meets
ltem Required Code Proposed Code | Comments
no closer than 10 ft. from
building if not attached
- Not located in parking
setback
- If no setback, then it
cannot be any closer than
10 ft, from property line.
- Away from Barrier free
Spaces
Dumpster - Screened from public view | No exterior
Enclosure - Awall orfence 1 ft. higher | dumpster shown
(Sec. 21-145. (c) than height of refuse bin
Chapter 21 of - And no less than 5 ft. on Plan shows there
City Code of three sides will be interior trash
Ordinances) - Posts or bumpers to protect | chutes and Yes
the screening collection spaces.
- Hard surface pad.
- Screening Materials:
Masonry, wood or evergreen
shrubbery
Roof top All roof top equipment,
equipment and including mechanical and
wall mounted electrical equipment, shall
utility equipment not exceed the maximum
(Sec. 4.19.2.E.ii) permitted building height Please provide the location
limits, unless the following are | 59’ 8" parapets of rooftop equipment on
met: For every 1 foot of shown, RTUs not TBD the next submittal
excess height, it shall be set indicated
back 5 feet from any and all
building faces. No roof top
appurtenance shall exceed
5 feet above max height of
district.
Roof top Roof top appurtenances
appurtenances shall be screened in
screening accordance with applicable | Screening
. TBD
facade regulations, and shall | parapets shown
not be visible from any sireet,
road or adjacent property.
Sidewalks and Other Requirements
Non-Motorized No addifional pathways Sidewalk shown Yes
Plan shown. connecting to
development to
the north
Public Sidewalks
(Chapter 11, 8' pathway on
Sec.11-276(b), Connection to main sidewalk P Y
Subdivision on Beck Road required. Beck Road ves
; . frontage shown
Ordinance: Sec.
4.05)
Entryway lighting | One streetlight is required Shown Yes

(Sec. 5.7.N)

per entrance.
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Meets
ltem Required Code Proposed Code | Comments
Building Code and Other Requirements
Woodlands Trees are to be see Woodland Review for
(City Code Ch. Replacement of removed removed. Listed on
TBD comments to be
37) frees sheets C-1 and
addressed.
TL.O1
Wetlands Mitigation of removed Wetland impacts
. wetlands at ratfio of 1.5:1 of 0.19 ac — does See Wetland Review for
(City Code Ch. ;
emergent wetland, 2:1 for not meet threshold | Yes comments to be
12, Art. V) .
forested wetlands fo require addressed.
mitigation
Land description, Sidwell
Design and number (metes and bounds Provide all missing
. Generally . X
Construction for acreage parcel, lot rovided TBD infformation as noted on
Standards Manual | number(s), Liber, and page P Final Site Plan submittal
for subdivisions).
Location of all existing and
proposed buildings,
General layout prgppsed building heights,
R . building layouts, (floor area
and dimension of | . . . .
in square feet), location of Generally See reviews for any missing
proposed . ) TBD inf :
hysical proposed parking and provided information
.p parking layout, streets and
improvements . S
drives, and indicate square
footage of pavement area
(indicate public or private).
- Total cost of the proposed Estimated cost of
. building & site improvements .
Economic Impact L ) $27 mil.
. - Number of anticipated jobs L _
Information - - Construction jobs =
created (during construction
e : 125. Permanent
& after building is occupied, | . _
. jobs =5
if known)
Building exits must be . . .
Building Exits connected to sidewalk Complies TBD Wil b.e r.eV|ewed n f!thher
. detail with FSP submittal
system or parking lot.
All projects must be
completed within two years
Phasing of the issuance of any One phase NA
starting permit or phasing
plan should be provided
Other Permits and Approvals
Development/ The leading edge of the sign
Business Sign structure shall be a minimum
(City Code Sec of 10 ft. behind the right-of- Contact Deborah Martinez
28.3) way. Entfranceway shall be a dsi t 248.735 5602
maximum of 24 square feet Proposed sign d 27 95 o .
" | shown at entrance | TBD dmartinez@cityofnovi.org

measured by completely
enclosing all lettering within
a geometric shape.
Maximum height of the sign
shall be 5 ft.

on Beck.

for more information on
sign permits.
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Meets
ltem Required Code Proposed Code | Comments
Project & Street Some projects may need Street and project Contact Stacey Choi at
Naming approval from the Street & name will need TBD 248.347.0475 or via email
Committee Project Naming Committee approval schoi@cityofnovi.org
Parcel Split or Any pgrcgl splits or
s combinations or
Combination or -
- condominium approvals None proposed NA
Condominium
must be completed before
Approval .
Stamping Set approval.
Other Legal Requirements
Master Applicant is required to
Deed/Covenants | submit this information for NA
and Restrictions review with the Final Site Plan
submittal
. Conservation easements Wetland and Draft documents would be
Conservation . woodland - - -
may be required for 8D required prior to stamping
easements : easements are
woodland impacts set approval.
requested
Lighting and Photometric Plan (Sec. 5.7)
Establish appropriate Provide missing information
minimum levels, prevent as noted below in next
unnecessary glare, reduce Limited information submittal or with Final Site
Intent (Sec. 5.7.1) | spillover onto adjacent . Plan
. provided
properties & reduce
unnecessary fransmission of
light into the night sky
Site plan showing location of
s all existing & proposed Light locations
Lighting Plan. buildings, landscaping, shown, image of Yes
(Sec. 5.7.2.A.i) . . .
streefts, drives, parking areas | fixtures
& exterior lighting fixtures
Relevant building elevation
drawings showing all fixtures,
Building Lighting the portions of the walls to .
(Sec. 5.7.2.Ai0i) | be iluminated, iluminance | Ot Provided No
levels of walls and the aiming
points of any remote fixtures.
Specifications for all
proposed & existing lighting Not provided No
fixtures
Photometric data Noft provided No
Lighting Fixture height Not provided No
Specifications Mounting & design
(Sec. 5.7.A.2.ii) Glare control devices Not provided No
(Also see Sec. 5.7.3.D) P
Type & color rendition of Not provided No
lamps
Hours of operation Noft provided No
Max Height Height not to exceed .
(Sec. 5.7.3.A) maximum height of 25 feet Not provided No
Standard Notes - Electrical service to light Not provided No

(Sec. 5.7.3.B)

fixtures shall be placed



mailto:schoi@cityofnovi.org
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Meets
ltem Required Code Proposed Code | Comments
underground
- Flashing light shall not be
permitted
- Only necessary lighting for
security purposes & limited
operations shall be
permitted after a site’s
hours of operation
Indoor Lighting - Indoor lighting shall not be
(Sec. 5.7.3.H) the source of exterior glare TBD
or spillover
Security Lighting - All fixtures shall be located,
(Sec. 5.7.3.1) shielded and aimed at the
areas to be secured.
Lighting for - Fixtures mounted on the
security purposes building and designed to Noft provided No
shall be directed iluminate the facade are
only onto the preferred
area to be
secured.
Color Spectrum Non-Res and Multifamily:
Management For all permanent lighting
(Sec. 5.7.3.F) installations - minimum Color
Rendering Index of 70 and Not provided No
Correlated Color
Temperature of no greater
than 3000 Kelvin
Parking Lot - Provide the minimum
Lighting illumination necessary to
(Sec. 5.7.3.J) ensure adequate vision
and comfort. Not provided No
- Full cut-off fixtures shall be
used to prevent glare and
spillover.
Parking areas: 0.2 fc min Not provided No
Loodlng' & unloading areas: Not provided No
0.4 fc min
Min. llumination | Walkways: 0.2 fc min Not provided No
Sec. 5.7.3.L T
( ) Buﬂf:hng en‘rrgnces, frequent Not provided No
use: 1.0 fc min
Buﬂdmg en‘rror?ces, . Not provided No
infrequent use: 0.2 min
Average light level of the
Average Light surface being lit fo the lowest .
Level (Sec.5.7.3.L) | light of the surface being lit Not provided No
shall not exceed 4:1
— When site abuts a non-
Max. lllumination . . L .
adjacent fo Non- 're5|d.enh.ol district, maximum
. . illumination at the property NA
Residential line shall not exceed 1 foot
(Sec. 5.7.3.1)
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Meets
ltem Required Code Proposed Code | Comments
- Fixture height not to
exceed 25 feet
- Cut off angle of 90
Max. lllumination degrees or less
adjacent to - No direct light source shall
Residential be visible at the property Noft provided No
(Sec. 5.7.3.M) line adjacent to
residential at ground level
- Maximum illumination at
the prop line not to
exceed 0.5 fc.
- Provide sufficient
illumination (0.2 fc min) at
each entrance from major
thoroughfare
Residential - Resiglenﬁol projec’rs.moy
deviate from the min.
Developments ) N TBD
illumination levels and
(Sec. 5.7.3.0) . . .
uniformity requirements of
5.7.3.L so long as site
lighting for parking lofs,
property lines and security
lighting is provided
NOTES:

1. This table is a working summary chart and not infended 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 Arficle 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.
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APPLICANT

NOBE Property Group I, LLC

REVIEW TYPE

Revised Preliminary Plan

PROPERTY CHARACTERISTICS

= Site Location: East of Beck Road north of 11 Mile Road in Section 16 of the
City of Novi

= Site Size: 6.99 acres

= Plan Date: 1/21/2026

= Design Engineer: Thomas J. Sovel

PROJECT SUMMARY

= Construction of a five-story residential building with 106 units, and associated parking.
Site access would be provided via public roadways.

= Waterservice would be provided by an 8-inch extension from the existing 8-inch water
main on-site, along with 5 additional hydrants.

= Addifional information about sanitary sewer will be provided in future submittals.

= Storm water would be collected by a single storm sewer collection system and
discharged to an on-site detention basin.

RECOMMENDATION

Approval of the Revised Preliminary Site Plan is recommended. At this time, the plan
meets the general requirements of the design and construction standards as set forth in
Chapter 11 of the City of Novi Code of Ordinances, the Storm Water Management
Ordinance and the Engineering Design Manual with the following items to be addressed
at the time of Final Site Plan submittal:

COMMENTS

1. At time of final site plans submittal, the applicant must provide a boring log that
has soil information, elevation of boring and groundwater depth that meets city
standards. City standards require a 20 foot deep boring and borings for the road



https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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1.

area at 500-foot intervals. Borings must be less than 5 years old, the boring from
2023 does not have any soil information and no elevations. Elevations were
provided in response letfter, so for now the preliminary site plan is approved.
Applicant MUST provide additional borings for final approval.

2. 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.

3. Tree located over existing water main shall be moved to provide 5-foot
clearance.

4. License agreement shall be needed for light poles proposed in water main
easement.

S. Easement shall be needed for the off-site sidewalk connection to the existing
tennis courts.

6. All off-site easements must be reviewed and approved before the stamping set
can be approved, applicant should submit draft off-site easements with Final
Site Plan submittal.

7. A Right-of-Way Permit will be required from the City of Novi.

8. 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 sheefts), paving (2 sheets). The most updated details can be found on
the City's website under Engineering Standards and Construction Details.

WATER MAIN

9. The City's REU unit factors are as follow: 0.6 (1 bedroom), .75 (2 bedroom), and
1.0 (3 bedroom). These must be updated to meet City Standards.

10. Water Main basis of design calculation for populations should be 3.2 per unit

REU, resulting in a total population of 239 no 154. Peak Factor for water main
should be 2.50.

It is the applicants responsibility to install the water main in the right-of-way, the

city shall not install utilities as part to the Beck Road project.



https://www.cityofnovi.org/media/ubcpfjn0/rowapplication.pdf
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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12. Generally, the distribution system in all developments requiring more than

13.

14.

15.

16.
17.

eight hundred (800) feet of water main shall have a minimum of two (2)
connections to a source of supply and shall be a looped system.

Water mains are required to be extended along all road frontages abutting
the proposed development at the direction of the city in accordance with the
City of Novi Master Plan current edition for water main construction.

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.

Valves shall be arranged so that no single line failure will require more than eight
hundred (800) feet of main to be out of service.

Valves shall be arranged so that none are over or under the sanitary sewer.

Provide a separate domestic lead and, if required by the Fire Marshal, a
minimum é-inch fire lead for each building with a unique shut-off valve for each.

In the general notes and on the profile, add the following note: “Per the Ten
States Standards Article 8.8.3, one full 20-foot pipe length of water main shall be
used whenever storm sewer or sanitary sewer is crossed, and the pipe shall be
centered on the crossing, in order to ensure 10-foot separation between water
main and sewers.” Additionally, show the 20-foot pipe lengths on the profile.

A sealed set of utility plans along with the Michigan Department of Environment,
Great Lakes & Energy (EGLE) permit application for water main construction,
the Streamlined Water Main Permit Checklist, Contaminated Site Evaluation
Checklist, Basis of Design, and an electronic version of the utility plan should be
submitted to the Engineering Division for review, assuming no further design
changes are anticipated. Utility plan sets shall include only the cover sheet, any
applicable utility sheets, and the standard detail sheefs.

IRRIGATION

20.

Plans shall be provided with final site plan submittal.

SANITARY SEWER

21.

22.

23.

24.

25.

26.

The City's REU unit factors are as follows: 0.6 (1 bedroom), .75 (2 bedroom), and
1.0 (3 bedroom). These must be updated to meet City Standards.

Sanitary sewer basis of design calculation for populations should be 3.2 per unit
REU, resulting in a total population of 239 no 154.

Off-site sanitary sewer connection is shown on plans, this shall require an off-site
sanitary sewer easement.

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.

Provide a testing bulkhead immediately upstream of the sanitary connection
point. Additionally, provide a temporary 1-foot-deep sump in the first sanitary
structure proposed upstream of the connection point, and provide a secondary
watertight bulkhead in the downstream side of this structure.

lllustrate all pipes intersecting with manholes on the sanitary profiles.


https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/EGLE/-/Media/Project/Websites/EGLE/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877b-MiEHDWIS-Project-Basis-of-Design-for-Water-Main-Projects.pdf
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27. An electronic copy of the utility plans along with the Michigan Department of

Environment, Great Lakes & Energy (EGLE) permit application, and the
Streamlined Sanitary Sewer Permit Certification Checklist should be submitted
to the Engineering Division for review, assuming no further design changes are
anticipated. Utility plan sets shall include only the cover sheet, any applicable
utility sheets, and the standard detail sheefts. It should be indicated with the
application if an expedited EGLE review is requested. EGLE will charge a fee
that can be paid directly to the State.

STORM SEWER

28.

29.

30.
31.

32.

33.

34.

35.

36.

37.

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.

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.

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

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

Provide profiles for all storm sewer 12-inch and larger. All storm pipes accepting
surface drainage shall be 12-inch or larger.

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.

lllustrate all pipes intersecting storm structures on the storm profiles.

An easement is required over the storm sewer accepting and conveying off-
site drainage. This will be required for the storm sewer that goes off-site to the
Central Park Estates parcel.

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.

Provide a storm sewer basis of design table. We recommend revising the storm
sewer design, so the Q provided is greater than or equal to the Q calculated to
maximize the life of the pipe and structures.

STORM WATER MANAGEMENT PLAN

38.

39.

Additional details are needed for the existing 21" storm sewer that connects
into the proposed forebay, the response letter states that it is shown in the
calculations but we cannot see where this has bene shown.

An adequate maintenance access route to the basin outlet 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


https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
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40.

41.

42.

43.

44.

45.

46.

47.

of heavy equipment). Verify the access route does not conflict with proposed
landscaping.

Provide a 5-foot-wide stone bridge/access route allowing direct access to the
standpipe from the bank of the basin during high-water conditions (i.e. stone 6-
inches above high water elevation). Provide a detail and/or note as necessary.

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

Provide manufacturer’'s details and sizing calculations for the pretreatment
structure(s) on the plans. Provide drainage area and runoff coefficient
calculations specific to the area tributary to each treatment structure. The
treated flow rate should be based on the 1-year storm event intensity (~1.6
INn/Hr).

Pretreatment structure shall limit the concentration of Total Suspended Solids
(TSS) to 80% based on the 110-micron particle size. The NJDEP standard of 50%
removal is also allowable, as it is for the target median particle size of 75-
microns.

Provide CPRC elevation, 100-year water elevation and outlet elevations at next
submittal.

The flow restriction shall be accomplished by methods other than a pipe
restriction in an oversized pipe due to the potential for clogging and restrictor
removal. A perforated standpipe, weir design, baffle wall, etc. should be utilized
instead.

The primary outlet standpipe shall be designed with a secondary outer pipe
with numerous holes. The stone filter would rest against this outer pipe and would
help protect the outlet standpipe from clogging.

A 4-foot-wide safety shelf is required one foot below the permanent water
surface elevation within the basin.

PAVING & GRADING

1.

Provide a construction materials table on the Paving Plan listing the quantity
and material type for each pavement cross-section being proposed.

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

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

Verify the slopes along the ingress/egress routing to the building from the barrier-
free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free
regulations.

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.
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6. Provide at least 3-foot 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 cannoft be provided.

Sidewalk proposed in the ROW must have a stone base, Class Il sand cannot
be used for sidewalks in the ROW.

Revise the on-site concrete pavement cross-section to 6 inches of MDOT Grade
P1L 4000 PSI concrete on 8 inches of 21 AA [limestone only if within 100 feet of a
watercourse] aggregate base.

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

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.

The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided.
Remove detail and attach City standard paving details.

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

Dimensions of parking stalls abutting a curb or sidewalk are to the face of curb
or walk. All other dimensions are to back of curb unless otherwise indicated.
Soil borings along the proposed road will be required at 500-foot intervals per

Section 11-195(d) of the Design and Construction Standards. This must be
provided with final site plan submittal.

SOIL EROSION & SEDIMENT CONTROL

15.

A SESC permit is required (link to Soil Erosion Permit Application). A review will be
done when a completed packet is submitted to Sarah Marchioni at Community
Development.

OFF-SITE EASEMENTS

16.

Any off-site utility easements anticipated must be executed prior to Stamping
Set Approval. If you have not already done so, drafts of the easements and a
recent titfle 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.

a. Off-Site Title Policy
Cross Access Easement
Off-Site Sanitary Sewer Easement

Off-Site connection to walkway

® o 0 T

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


https://cityofnovi.org/media/2z5esp2u/bldg-soilerosionpermitnewdevelopment.pdf
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17. Approval from the neighboring property owner for the work associated with the
off-site storm drainage easement shall be forwarded to the Engineering Division
prior to Stamping Set approval.

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

18. A letter from either the applicant or the applicant’s engineer must be submitted
with the next submittal 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.

REQUIRED LEGAL DOCUMENTS

19. Legal review transmittal will be provided with Final Site Plan Review Letter. A
draft copy of the Storm Drainage Facility Maintenance Easement Agreement
(SDEMEA), as outlined in the Storm Water Management Ordinance, must be
submitted to the Community Development Department. Once the agreement
is approved by the City’'s Legal Counsel, this agreement will then be sent to City
Council for approval/acceptance. The SDFMEA will then be recorded at the
office of the Oakland County Register of Deeds. This document is available on
our website.

20. A draft copy of the Cross-Access Easement for the connection to the existing
parking lot to the (east/west/south/north) must be submitted to the Community
Development Department.

21. A draft copy of the 20-foot-wide Watermain System Easement onsite must be
submitted to the Community Development Department.

22. A draft copy of the 20-foot-wide Sanitary Sewer Easement onsite must be
submitted to the Community Development Department.

23. A draft of the License Agreement will be required for the light pole proposed
within the water main easement. This must be submitted to the Community
Development Department.

a. The agreement shall state that the light pole and all site facilities within the
influence of the light pole that may be removed or damaged in the event
the utility requires maintenance will be the responsibility of the property
owner to repair or replace. Additionally, a cross-section shall be included
with the agreement showing the distance between the light pole
foundation and the utility.

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

25. Executed copies of approved off-site utility easements must be submitted.


https://cityofnovi.org/reference/forms/eng-stormdrainagemaintenanceeasementagreement.aspx
https://cityofnovi.org/reference/forms/eng-stormdrainagemaintenanceeasementagreement.aspx
https://cityofnovi.org/reference/forms/eng-crossaccesseasement.aspx
https://cityofnovi.org/reference/forms/eng-watersystemeasement.aspx
https://cityofnovi.org/reference/forms/eng-sanitarysewersystemeasement.aspx
lbell
Highlight
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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 or email at hanjum@cityofnovi.org with
any questions.

Humna Anjum, EIT %

Project Engineer

cc: Lindsay Bell, Community Development
Kate Purpura, Engineering
Ben Croy, City Engineer


mailto:hanjum@cityofnovi.org
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Revised Preliminary Site Plan - Landscape
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Review Type Job #

Revised Preliminary Site Plan Landscape Review JSP25-0033

Property Characteristics

¢ Site Location: East side of Beck Road south of Central Park Apartments
e Site Acreage: 6.99 ac

e Site Zoning: RM-2

e Adjacent Zoning: North, East: RM-1, South: RA, West: R-3/Beck Road

e Plan Date: 1/21/2026

Items in Bold need to be addressed by the applicant before approval of the Preliminary Site
Plan. Underlined items need to be addressed on the Final Site Plans.

Recommendation:

This project is not recommended for approval for Preliminary Site Plan. It is still not clear whether
the project will have sufficient buffering from the residential properties to the south. If the
applicant can show that the preserved woods will provide sufficient visual and audible buffering,
then it would be recommended for approval.

LANDSCAPE WAIVERS REQUIRED FOR THE LANDSCAPING PROPOSED:

¢ Nolandscaped berm is provided to screen the residences to the south — not supported by
staff without evidence that the preserved woods and proposed landscaping will provide
sufficient screening for the residence to the south.

e No greenbelt berm is proposed — supported by staff

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #14 and LDM 10.h.(2))

1. Afree survey and chart are provided and removals are indicated on each.

2. Woodland replacement calculations are provided. It appears that sufficient
replacements for the project were planted on the original Central Park project, but many
of them have died as they were ashes.

3. Wetland impacts are roughly indicated — no mitigation is proposed.

4. Please clearly show the free protection fencing limits on the demolition plan, per the
actual tree driplines, not the edges of the tree symbols, and add the city tree protection
fence detail to the sheet.

5. See the Merjent letter for a complete review of the wetland and woodland impacts.

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

1. The property is adjacent to RA zoning south of the adjacent parcel owned by the
developer.

2. The required screening berm is not proposed. This requires a landscape waiver that is
currently not supported. The small berm that is now proposed does not screen the new
building from the single-family house to the south. It could be supported by staff to
preserve the natural woodland if it can be shown that the preserved woodland will
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provide sufficient screening for the residences to the south with cross-sections and
photographs of the existing vegetation to remain as screening.

1. The required greenbelt width and landscaping are provided.

2. Therequired berm is not provided. This requires a landscape waiver. It would be
supported by staff since the parking lot is 120 feet away from the right-of-way and there
is significant greenbelt, detention basin and parking lot landscaping proposed between
the right-of-way and the site.

3. The required street trees are proposed.

Existing and proposed overhead and underground utilities, including hydrants. (LDM 9 and
10.h(3)and(4))
1. All utilities are included on the landscape plan.
2. Please relocate utility lines or shift trees as noted on the landscape chart to remove the
remaining conflicts.

Parking Lot Landscaping (Zoning Sec 5.5.3.C)

1. The required parking lot interior area and trees are provided. Multifamily unit frees are
used to meet the tfree requirement, as is allowed by the ordinance.

2. There are also sufficient parking lot perimeter frees provided with multifamily unit tfrees. A
number of tfrees should be relocated along the east and south sides of the garages
instead of being crowded along the north side of the site as they are now.

3. Please see the landscape chart for a more detailed discussion of the interior and
perimeter parking lot trees and follow the recommendations.

Multifamily Residential Landscaping Requirements (Zoning Sec 5.5.3.F.iv)
Multifamily Unit Trees:
1. As there are 24 dwelling units on the first full floor of residences, 72 trees are provided, of
which up to 25% may be subcanopy trees.
2. All of the required trees are provided, as parking lof trees or foundation plantings.
Interior Drive Trees:
1. All of the required trees are provided.
2. Please see the landscape chart for some detailed requests regarding the placement of
some of them.
Building Foundation Landscaping:
More than the required 35% of the building facing Beck Road is shown as being landscaped.

Plant List (LDM 10.h(10))
1. Provided
2. 19 of 26 species used (76%) are native to Michigan.
3. The proposed tree diversity meets the requirements of the Landscape Design Manual.
4. Please see the detailed discussion of species used on the landscape chart and make the
required corrections.

Planting Notations and Details (LDM 10.h(12))
All required details and notes are provided.

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

1. All of the required landscaping is proposed.

2. No indication of any Phragmites or Knotweed was noted on the plans. Please survey the
site_and show any stands of either weed on the plans along with instructions for its
freatment and removal.

3. Ilfnone is found, please add a note stating this.
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Irrigation (LDM 10.1)
1. The proposed landscaping must be provided with sufficient water to become
established and survive over the long term.
2. Please provide an irrigation plan or describe an alternate means of watering the plants
on the Final Site Plans.

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

W Meni,

Rick Meader — Landscape Architect
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Review Date:
Project Name:
Project Location:
Plan Date:
Prepared by:

January 23, 2026

JSP25-0033: CENTRAL PARK ESTATES SOUTH
West side of Beck Road, south of Grand River and Central Park Estates

January 21, 2026

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 on the Final Site Plans.

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:
¢ The landscaped berm proposed will not screen the residences to the south — not supported
by staff without evidence that the preserved woods and proposed landscaping will provide
sufficient screening for the residence to the south.

e No greenbelf berm is proposed — supported by staff as the frontage is heavily landscaped with greenbelt
and detention basin plantings, or existing woodlands that are being preserved.

ltem Required Proposed g‘:j;s Comments
Landscape Plan Requirements - Basic Information (LDM (2))
¢ New commercial or
residential
developments
e Addition to existing
building greater than
Landscape Plan 25% increase in overall Landscape plans:
(Zoning Sec 5.5.2, footage or 400 SF 1" = 20" ’ Yes
LDM 10) whichever is less.
e 1"-20" minimum with
proper North.
Variations from this
scale can be
approved by LA
Name, address and
Owner/Developer telephone number of
Contact Information the owner and On title block Yes
(LDM 10) developer or
association
. . Vicinity map
Project Information Name and Address appears on Sheet Yes
(LDM 10) C71
Survey information Legal description or SDurveY qnd
. escription on Yes
(LDM 10) boundary line survey Sheet C-1.1
e The response
letter states that
Landscape Architect !r\lome, Address and Nicholas Wallace,
h . elephone number of Please add LA name,
contact information PLA prepared the | No

(LDM 10)

RLA/PLA/LLA who
created the plan

plans.
¢ His seal, signature

or name do not

and seal to the plans
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R.O.W

on the landscape
plans.

ltem Required Proposed Ic\:/\s:;s Comments
appear on the
plans
Final stamping sets must
Sealed by LA. Requires original No be signed and sealed
(LDM 10) signature by the LA who created
the plans.
Miss Dig Note
(800) 482-7171 (LDM | Show on all plan sheets | ON The landscape |y
10) plan fitle block
EXISTING CONDITIONS
e Tree Survey on
Sheets C1.1 and
C1.2
e Removals are
provided on
Sheets C1.2 .
1. The protective tree
(chart) .o.nd C2.1 fence boundaries
(demolition plan)
) should be drawn per
¢ Show location type * Wetlands on site actual tree driplines
Existing plant material and size are delineated . ves not the outline of the:
Existing woodlands or | ¢ Label to be saved or ;?:esfhgi/]vr; on : izz CAD iree symbol, to
wetlands removed. L avoid grading
(LDM 10.h) ¢ Plan shall state if none Woodland ves problems in the field.
. replacement e Yes .
exists. calculations are 2. See the Merjent letter
orovided on C7.6 for complete reviews
« It appears that @ of woodlands and
- wetlands.
sufficient number
of replacements
were planted on
the original
Central Park
Estates site.
Sheet C3.5
As determined by Soils e Capac Sandy
Soil type (LDM 10) survey of Oakland Loam Yes
County e Lenawee Silty
Clay Loam
Show existing/proposed .Sh?ﬁ;_cgl;f_Q
Zoning (LDM 10) site zoning and zoning of | |\ 4y, “F et RM-1, | Yes
all adjacent parcels on e South: RA
the landscape plan o
e West: R-3
PROPOSED IMPROVEMENTS (LDM 10)
Existing and proposed * zissﬁggseggﬁm
Existing and buildings, easements, and 3.2 ’
proposed parking spaces, o Al ele'men’rs are Yes
improvements vehicular use areas, and
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. Meets
ltem Required Proposed Code Comments

e Proposed utilities
are shown on

C4.0 and are
» Overhead and included on the

Existing and underground utilities, landscane olans e Yes :
proposed utilities including hydrants Pe p )

: Yes
e Proposed light posts * Proposed lights *

are also shown on
the landscape
plans

e Proposed grading
is shown on
Sheets C5.0, 5.1
and 5.2 Yes

e Contours are also
shown on the
landscape plan

Proposed topography | Provide proposed
- 2’ contour minimum | contfours at 2' interval

¢ City of Novi clear
vision zones are

25 ft. corner clearance provided

Clear Zones required. Refer to Zoning correctly Yes

Sec 5.5.9 ¢ No plantings are

shown within the

clear vision zone

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

e All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
e Berm should be located on lot line except in conflict with ufilities.
e Berms should be constructed with 6" of topsoil.

Residential Adjacent to Non-residential (Zoning Sec 5.5.3.A & LDM 1.q)

e A small screening 1. Alandscape waiver
berm has been is required along the
added to the south side of the site
south end of the for the proposed
detention pond, configuration, which
but it is not may not provide
between the sufficient screening

Multiple family adjacent proposed building for the single-family
to single family and the house. residential property
residential requires: e The developer to the south.
Berm requirements e 46-8 fooft tall also owns the 8D 2. Additional plantings
(Zoning Sec 5.5.3.A) landscaped berm with property south of or an alternate
6 foot wide crest. the development means of screening
e Opacity 80% winter, that wraps that provides the
90% summer. around the same or better
property which opacity and audible
has a blockage as the
conservation required berm may
easement placed be required to earn
onit. staff support for the

e Portions of that waiver.

property appear 3. Please indicate, from
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ltem

Required

Proposed

Meets
Code

Comments

to be wooded,
others are fairly
clear

an aerial view of the
site, the edges of
woodland on the
adjacent property
south of the site on
the landscape plan
to highlight what
areas need
additional screening.
Woodland
replacement trees
could be used to
provide additional
screening.

4. Please provide
evidence (photos,
cross sections, etc.)
showing that what
will remain provides
sufficient buffering for
the residences to the
south.

Adjacent to Public Rights-of-Way (Zoning Sec 5.5.3.B and LDM 1.b) (RM-2)

e Adjto parking: 20 ft

e The nearest point
of the parking lot
is 120 feet from
the Beck Road
easement

(7)(10)(11)

e (305-72)/35 =7 trees

Greenbelt width e Not adj to pkg: 34 ft e There are 25 feet ves
between the
ROW and the
edge of the
detention basin.

1. Alandscape waiver
is required for the
missing berm.

2. It would be
preferable to have
the berm south of

Min. berm crest width | 2 ft O ft No the entry, but as the
building is behind the
detention pond and
significant
landscaping, this
waiver would be
supported by staff.

Min. berm height 3ft O ft No See above

3’ wall (4)(7) No wall is proposed

IC:cmopy deciduous or e 1 free per 35 If

arge evergreen trees 7 trees Yes
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ltem Required Proposed Ic\:/\s:;s Comments
Sub-canopy
deciduous trees : 231(;?_675)%52?; frees 12 trees Yes
Notes (5)(6)(10)(11)

Canopy deciduous
frees in area between | ¢ 1 free per 35 f 6 trees Yes
sidewalk and curb e (305-140)/35 = 5 trees
(10)
Multi-Family Residential (Zoning Sec 5.5.3.F.iii)
e 3 deciduous canopy
fr rlar
esgrsg?eecngrreees per 74] Ziw fre desT‘
Multi-family Unit dwelling unit on the 40 P‘;‘;Qng L'g?
Landscaping (Zoning first floor with units. . Yes
Sec 5.5.3.F.ii.b) e 24 Unifs * 3 = 72 frees perimeter
e Up to 25% of * 20 Parking lof
requirement can be interior
subcanopy trees
1. It appears from the
proposed grading
e 1 deciduous canopy that free #1945 will
free along interior have to be removed
roads for every 35 If so it can't be
(both sides), excluding counted toward the
driveways, interior requirement.
roads adjacent to 2. As there are 17 new
public rights-of-way trees shown, this is
Interior Street and parking entry not a problem but it
Landscaping (Zoning drives. 17 trees Yes should be removed
Sec 5.5.3.F.iii.b) o XIf/35=xtrees from the plan and
e 612/35=17 trees calculations.
3. Please move the
Frontage where the sugar maple next to
building is within 20 feet the snow deposit
of the parking lot may area near the
be deducted from the entrance at least 5
basis of calculation. feet away from the
underground water
line
e 35% of building
Foundation facades facing road .
Landscaping (Zoning must be landscaped Greater than 35% is Yes
e (213+68)*35% = 98lIf londscaped
Sec 5.5.3.F.ii.b) .
min must be
landscaped
Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5)
None of the
¢ Clear sight distance Err?gfgcedm should
General requirements within parking islands obscurepvie%vs Yes
e No evergreen frees - .
within the parking
lot
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. Meets
ltem Required Proposed Code Comments

Lawn seed and
As proposed on planting | other ground
islands covers are
proposed

Name, type and
number of ground
cover

Yes

e Allinterior islands
have been
labeled with their
area and they
are all sufficiently | Yes
large.

e A minimum of 200 SF
to qualify

e 200sf landscape
space per tfree
planted in island.

Parking lot Islands
(Zoning Sec 5.5.3.c.ii,

i)

* 6" curbs e Allislands now
e Islands minimum width have trees in
10’ BOC to BOC
them
Please consider using

Parking stall can be e Exterior spaces extensive green roofs
Curbs and Parking reduced to 17’ with 4" are 17.5-18 ft long on the carports to
stall reduction (Zoning | curb adjacent to a e Spaces underthe | Yes reduce stormwater
Sec 5.5.3.c.ii) sidewalk of minimum 7 building are 19 ft runoff and increase the

ft. long attractiveness of the site

from the building.

The island between
the 12-space
uncovered bay
and the 12-space
Contiguous space . covered bay on the
limit (Zoning Sec QA::T'E llJJg:JSOZp]gCGS northwest side of Yes
5.5.3.c.ii.o)) the building has
been enlarged and
has a free in it so
this is now
compliant.

Category 1: For OS-1, 0S-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii)

A = Total square A=XxSFx7.5%=A-sf Calculations are

footage of vehicular B i - .
use areas x 7.5% A = 50000*7.5% = 3750sf | provided.

Yes

B = Total square
footage of gddlilonal B =xSFx1%= B sf
paved vehicular use B = 10383 x 1% = 104sf See above Yes
areas over 50,000 SF °

x1%

All Categories

C=A+B _
Total square footage A+B=CSF 6436sf Yes

of landscaped islands 3750 + 104 = 3854sf

e 21 frees

e Mulfifamily unit
frees are used to Yes
meet the
requirement

D =C/200
Number of canopy
frees required

e D=C/200
e 3854s5f/200 = 19 trees

Parking Lot Perimeter | e 1 Canopy free per 35If | 39 trees No 1. Please relabel one of
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exceeding 100 sq. ft.

ltem Required Proposed Ic\:/\s:;s Comments

Trees (Zoning Sec e Sub-canopy frees can the interior trees in

5.5.3.C.iv) be used under one of the outer

overhead utility lines. islands as a
e 1400/35 = 40 trees perimeter tree since

there are excess
interior frees and a
shortage of one
perimeter tree.

2. As it does not
appear green roofs
will be put on the
garages, please
move some of the
perimeter trees
crowded along the
north edge of the
site to the south and
east sides of the
garages along the
south and east side
of the site, at 1 tree
per 35If of the
garage edges.

Parking land banked | NA None
Miscellaneous Landscaping Requirements

1. The honeylocust in
the endcap island
across from the fire
hydrant at the
northeast corner of

¢ No plantings with the building is almost
mature height greater on top of the water
than 12" within 10 ft. of line passing through
fire hydrants, that island. Please
manholes, catch move it fo at least 5
Plantings around Fire basins or other utility No landscaping is feet from the line.
Hydrant (Zoning Sec structures, or sanitary situated near the Yes 2. There is ared maple
5.5.3.c.ii,j) sewer lines. hydrants perimeter tree on
e Trees should not be top of the storm line
planted within 5 feet leading from the
of other underground parking lot to the
ufility lines (water and detention basin also
storm). limits the room
available for the tree
in that island. Please
move that tfree at
least 5 feet away
from the line.
Areas not dedicated to
Landscaped area (g) | parking use or driveways | Yes Yes
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Control

plans for their
removal/control fo the

be surveyed for
the weeds in the

. Meets
ltem Required Proposed Code Comments
shall be landscaped
Name, type and Lawn seed and
number of ground As proposed on planting | other ground Yes
cover islands covers are
(LDM ) indicated
Show leave snow
Snow deposit (LDM depqsﬁ areasonplanin | A num‘ber of snow
locations where deposit areas are Yes
10) . , .
landscaping won't be now provided
damaged
1. Please show
transformers and
other utility boxes
when their locations
e A minimum of 2 ft. gre de‘rerm.med.
. 2. If box locations are
separation between X
not determined by
box and the plants - -
. final site plans, add a
Transformers/Utility e Ground cover below -
N note to plan stating
boxes 4" is allowed up to No TBD -
that all utility boxes
(LDM ¢) pad.
. are to be
¢ No plant materials landscaned per the
within 8 ft. from the caped b
doors detail.
3. Please add an
allowance of 10
shrubs per box on the
plant list and label as
such
o Clusters of large native
shrubs shall cover 70-
75% of the basin rim
area at 10 ft away
from the permanent Please correct the seed
water line. mix callout on Sheet
. . e Canopy trees must be C7.5. for the dry
De’rfanhon/!ieienhon located at 1 per 35If of | All required shortgrass prairie to
Basin Planting . . . -
. . the pond rim 10 feet landscaping indicate it should be
requirements (Zoning Yes
away from the appears fo be planted from the edge
Sec. 5.5.3.e and LDM : .
3) permanent water level | provided. of the basin (962
e 10" to 14" tall grass elevation) to the edge
along sides of basin of the stormwater seed
e Refer to wetland for line (260 elevation)
basin mix
¢ Include seed mix
details on landscape
plan
¢ Show all populations ¢ None is noted 1. If any is found,
. of either plant on the e The response please show all
Phragmites and A -
Japanese Knotweed plans letter indicates e No locations on the
P e If any is found, add that the site will o Yes demolition plan

2. Ifanyis found,
please add plans for
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. Meets
ltem Required Proposed Code Comments
plans spring when their treatment and
plants start to removal to the
grow landscape plans or
demolition plans
3. If none is found,
please add a note to
that effect to the
landscape plans.
Landscape Notes and Details— Utilize City of Novi Standard Notes
Plant List (LDM 4,11) - Include all cost estimates
Quantities and sizes On Plant list Yes
Root type On Plant list Yes
1. Please do not show
Kindred oaks as
native as they are a
e Atleast 50% of plant hybﬂd between g
- native and a non-
species used, not X .
including seed mixes native species.
9 2. Although Solomon’s
or woodland . X -
e 19 of 26 species Sealis an attractive
replacement trees, . T
. . used (76%) are native species it is
. must be species native .
Botanical and L native to o Yes not very salt tolerant
to Michigan. L - -
common hames Michigan o Yes or persistent in sun.
e The non-woodland . . -
e The free diversity Please use a different
replacement tree . . -
. - is satisfactory species more
diversity must meet the -
standards of the appropriate for the
. conditions in areas
Landscape Design -
. where salt will be
Manual section 4. X
used or sun will be
intense (such as the
south side of the west
end of the building).
Type and amount of Lawn seed is
o Yes
lawn indicated
Cost estimate (LDM For all new plon’nngs, Provided on the
mulch and sod as listed ) Yes
10.h.(11)) plant lists
on the plan
Planting Details/Info (LDM Part lll) — Utilize City of Novi Standard Details
Canopy Deciduous Refer to LDM for detail
. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Perennial/
Ground Cover ves ves
Tree stakes and guys Wood stakes, fabric Yes Yes

guys.
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ltem Required Proposed Ic\:/\s:;s Comments
Cross-Section of Berms (LDM 1.a.(1))
e A small screening
berm is proposed
e Label contour lines south of the
Slope, height and e Maximum 33% slope detention pond Yes
width e Constructed of loam e A cross section for
e 6" top layer of topsoail the berm is
provided on
Sheet C7.4
Type of Ground NA NA
Cover
Overhead utility lines
and 15 ft. setback from
Setbacks from Utilities | 49€ Of ulility or 20 . NA NA
setback from closest
pole, 10 feet from
structures, hydrants
Walls (Zoning Sec 5.5.3.vi and LDM 10)
Freestanding walls
Material, height and should have brick or
. . - No walls are
type of construction stone exterior with
! proposed
footing masonry or concrete
interior
Walls greater than 3 '
ft. should be NA
designed and sealed
by an Engineer
Notes (LDM 10) — Utilize City of Novi Standard Details
Installation date e Provide intended date
(LDM 2.1. & Zoning e Between Mar 15-Nov | Yes Yes
Sec 5.5.5.B) 15
¢ Include statement of
intent to install and
Maintenance & guoroh‘rlef O”2
Statement of intent materials of < years.
) ¢ Include a minimum Yes Yes
(LDM 2.m & Zoning TR
Sec 5.5.6) one culfivationin
June, July and August
for the 2-year warranty
period.
I{’ngr/:/t‘ sZ?:ETDM Shall be northern nursery Yes Yes
3.0.(2)) grown, No.1 grade.
?;;%?Aghsgg'}tg:rgd 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.

General Landscape Requirements (LDM)
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. Meets
ltem Required Proposed Code Comments
General Condifions Plant materials shall not | Callouts atf the
be planted within 4 ft. of | property line have Yes
(LDM 11) .

property line been added

1. Please add irrigation
plan or information
as to how plants will
be watered
sufficiently for

. establishment and
A fully automatic P
L long- term survival in
R irrigation system and a - -

Irrigation L . . the Final Site Plans.
method of draining is No plan is provided

(LDM 10.1.) . - . 2. The plan should meet
required with Final Site -

Plan the requirements
listed at the end of
this chart.

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

Other information Required by Planning NA
(LDM 10.n) Commission
e Substitutions to

landscape standards

for preserved canopy

frees outside
Landscape tree woodlands/ wetlands No
credit (LDM11.b.(d)) should be approved

by LA.

e Refer to Landscape

free Credit Chart in

LDM
Plant Sizes for ROW,
Woodland Refer to LDM section
replacement and 11.b for size Yes — on plant list
others requirements
(LDM 11.b)
Plant size credit
(LDM11.b) NA

. Do not use any plants No prohibited

Prohibited Plants on the Prohibited plants are Yes
(LDM 11.b) o

Species List proposed

1. Clearly show any
overhead lines on
landscape plan.

Recommended trees 2. gse z:a?i:xst:fsize in
for planting under Label the distance from | No overhead utility pprop
TBD proximity to those

overhead utilities
(LDM 3.€)

the overhead utilities

lines are noted

lines.

3. If there are no
overhead lines on
the site, please add
a note stating that.
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ltem Required Proposed Ic\:/\s:;s Comments
Collected or
Transplanted trees None
(LDM 11.b.(2)(c)
¢ Trees shall be mulched

to 3" depth and

shrubs, groundcovers
Nonliving Durable fo 2" depth
Material: Mulch (LDM | e Specify natural color, On planting details | Yes
12) finely shredded

hardwood bark mulch.

e Include in cost
estimate.

Irrigation System Reguirements

1. Any booster pump installed to connect the project’s irrigafion system to an existing
irrgation system must be downstream of the RPZ.

2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

3. The RPZ must be installed in accordance with the manufacture installation
instructions for winterization that includes drain ports and blowout ports.

o~

o

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.

7. The assembly must be tested after installation with results recorded on the City of
Novi test report form.
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February 9, 2026

Lindsay Bell

Planner — Community Development
City of Novi

45175 Ten Mile Road

Novi, M| 48375

Submitted electronically to Ibell@cityofnovi.org

Re: Central Park South Revised Preliminary Site Plan Woodland and Wetland Review (JSP25-33)
Dear Lindsay,

Merjent, Inc. (Merjent) has conducted a review of the revised Preliminary Site Plan (rPSP) for the proposed
Central Park South (Project). The provided rPSP contains three sets of plans that were reviewed:

e The Civil Engineering Set, which contains the primary building and grading information, and the
landscape plans were prepared by Environmental Engineers, Inc., dated January 21, 2026.

e A site concept plan set is provided, which contains some wetland impact information and was
prepared by GEIS Companies, dated January 20, 2026.

1 Main Street SE m Suite 300 = Minneapolis, Minnesota = 55414

Merjent reviewed the plan for conformance with the City of Novi’s (City) Woodland Protection Ordinance,
Chapter 37, and Wetlands and Watercourse Protection Ordinance, Chapter 12 Article V. The Project is
located east of the intersection of Heritage Drive and Beck Road (parcel 50-22-16-300-055) in Section 16
of the City of Novi (site). The site contains City-regulated woodlands (Figure 1) and City-regulated wetlands
(Figure 2).

Merjent conducted a review of the Preliminary Site Plan in December 2025 and found deficiencies in the
woodland and wetland portions of the submittal.

Woodlands

Woodland Recommendation: Merjent recommends approval of the Central Park South rPSP, with
conditions to implement requested edits in the final site plan submittal. Woodland Review comments
have been provided below to meet the requirements of the Woodland Protection Ordinance. The following
Woodland Regulations apply to this site:

Woodland Regulation Required
Woodland Permit (Chapter 37, Section 37-26) Required
Tree Replacement (Chapter 37, Section 37-8) Required
Tree Protection (Fence; Chapter 37, Section 37-9) Required
Woodland Conservation Easement (Chapter 37-30[e]) Required

Woodland Review Comments
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1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are
depicted as being present onsite. However, it should be noted that both the woodlands and property
limits depicted on the City map are considered approximations. Additionally, the City of Novi Woodland
interactive map disclaims that “Map information depicted is not intended to replace or substitute for any
official or primary source. Specific determination of the limits of a regulated woodland are made on a
site-specific basis by the City’s woodland consultant or Community Development staff.”

a. Merjent conducted a site visit on December 15, 2025 to review the site conditions relative to
the PSP submittal. Site photographs are included in Attachment A. The on-site conditions do
not fully reflect the conditions listed in the City’s Woodland map. Pursuant to Section 37-2 and
Section 37-4 of Chapter 37, Woodlands Protection, woodland areas can be identified by
additional features such as soil quality, habitat quality, tree species and diversity, health and
vigor of tree stand, understory species and quality, presence of wildlife, and other factors such
as the value of the woodland area as a scenic asset, wind block, noise buffer, healthy
environment, and the value of historic or specimen trees. Based on the site visit conducted on
December 15, 2025, Merjent has determined that the majority of the trees on-site should be
considered regulated woodland due to the stand density and proximity to other regulated
woodland areas.

b. An updated outline of regulated woodland areas is provided in orange in Figure 1.

2. Pursuant to Chapter 37, Section 37-28, an accurate woodland survey should be provided and be
accompanied by a separate key identifying the location of all trees eight inches at diameter at breast
height (DBH) and greater, by size, common, genus and species names (i.e. Red Maple/Acer rubrum),
and condition. All such trees shall be identified in the field by the painting of the identifying numbers in
nontoxic paint of a white, yellow or orange color, or by a tree identification tag affixed loosely with a
single nail.

- The provided rPSP does not contain species or common names. However, due to the rPSP
containing accurate DBH measurements and genus information, the plan can be considered
acceptable.

3. When a proposed site plan is located within a regulated woodland, any tree proposed for removal with
a DBH greater than or equal to eight inches will require tree replacement and a Woodland Use Permit
per Section 37-8. This also applies to any tree that will be preserved, but where impacts to critical root
zones are proposed.

4. Regardless of the presence of regulated woodlands onsite, a Woodland Use Permit is required to
perform construction on any site containing the removal of trees larger than 36 inches DBH.

5. A Woodland Use Permit is required to perform construction on any site containing regulated
woodlands. Because more than three trees are proposed to be removed, Planning Commission
approval is required.

6. Woodland Replacement. Based on a review of the plan, the applicant is proposing to remove 138
regulated trees. The number of trees to be cut that have a DBH of eight inches or more should be
summarized by replacement category (Section 37-8) on the plan, in a style similar or equivalent to the
table provided below.

Hnerjent[‘,
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. Total
Tree_ Size (DBH, Number of Ratio Replacement/Removed Tree Replacements
inches) Trees .
Required
8-11 59 1 59
12-20 49 2 98
21-29 8 3 24
30+ 6 4 24
Multi-stem 16 Sum of Stem DBH/8 (rounded up) 55
Total Sum - 260

Required edit: the applicant has shown grading extending past the limits of disturbance. This
will likely affect the root zone, or require the removal of some trees not listed for removal. For
example, trees 1933, 1944, 1945, and 1973 (not an exhaustive list) all show grading either
partially or fully encompassing the tree. The removal calculations should be updated to show

these impacts.

///

approval by the City. Woodland replacement credits can be provided by:
a. Planting the woodland tree replacement credits on-site.

i. For tree replacement credits that will be planted on-site, a financial guarantee of
$400/tree replacement credit is required to ensure the planting of the on-site woodland
replacement credits. The financial guarantee would be released after trees have been
planted and approved by the City of Novi. The financial guarantee will be released after
trees have been planted and approved by the City of Novi, and applicants must request
a tree planting inspection.

ii. Woodland replacements shall be guaranteed for two growing seasons after the
applicant’s installation and the City’s acceptance. A two-year maintenance bond in the

rmerjentm

7. A replacement plan and cost estimate for the tree replacement will be necessary prior to final site plan
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amount of 25% of the value of the trees, but in no case less than $1,000, shall be
required to ensure the continued health of the trees following acceptance.
b. Payment to the City of Novi Tree Fund at a non-refundable rate of $400/woodland replacement
credit.
c. Combination of on-site tree planting and payment (non-refundable) into the City of Novi Tree
Fund ($400/woodland replacement credit).

- Due to the unique history of this project, the applicant is claiming credit for 339 replacement
trees that were planted and approved in 2001. The number of credits that are being claimed,
exceeds the number of replacements required for this site. If possible, Merjent is requesting
that the applicant provide the location, species, and current condition(s) of the trees that
were planted (i.e., a tree survey), to verify the condition of the replacements.

8. Critical root zone. Accurate critical root zones must be depicted on the site plan for all regulated trees
within 50 feet of the proposed grading or construction activities. Section 37-2 defines a critical root zone
as a circular area around a tree with a radius measured to the tree’s longest dripline radius plus one
foot.

a. The applicant has not depicted critical root zones on the site plan.

Required edit: critical root zones should be depicted around all trees within 50 feet of
construction. The applicant should display an additional sheet showing the proposed buildings
with remaining trees with critical root zones within 50 feet of the final grade.

9. A woodland fence guarantee of $6,000 ($5,000 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.

Required edit:

a. Pursuant to Chapter 37, Section 37-9, the location and extent of tree protection fence
should be added to the site plan.

b. Appropriate Tree Protection Details have been scanned in from the original Central Park
Estates. An updated tree protection detail should be added to the new plans.

c. Some trees, such as Trees 1832, 1982, and 1983 (Sheet C7.5) may have critical root
zones that can interfere with proposed landscaping. The applicant should review
comments from the landscape review and the City of Novi Landscape Design Manual to
ensure that trees planted for landscaping purposes are spaced appropriately from
existing woodland trees. These trees may coincide with the grading identified in
Comment 6.

Wetlands

Wetland Recommendation: Merjent recommends approval of the Central Park South rPSP based on
the comments provided below, with conditions that the requested edits be incorporated into the final
site plan submittal.

Merjent visited the Site on December 15, 2025 to observe the conditions on-site relative to the provided
PSP. Merjent found conditions on-site consistent with the plan. Photos from the site visit are included in

Hnerjentﬂ,
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Attachment A. 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 Merjent’s opinion
that the delineated wetlands on-site provides the functional characteristics of stormwater storage capacity
and/or wildlife habitat; some wetlands also continue off-site to larger wetland complexes. Accordingly, the
wetlands on-site meets the criteria for an essential wetland as noted above.

Upon review of published resources, the Site appears to contain or immediately borders:

City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both
wetland and property limits depicted on the City’s map are considered approximations (Figure 2).

Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy
(EGLE).

Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (provided
in pre-app review). NWI and MIRIS wetlands are identified by the associated governmental bodies'
interpretation of topographic data and aerial photographs.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website (provided
in pre-app review).

Permits and Regulatory Status

Due to the comments below, the following wetland-related items will be required for this project:

Item Required/Not Required
Wetland Permit (specify Non-minor or Minor) Required, non-minor
Wetland Mitigation Not Required
Environmental Enhancement Plan Required
Wetland Buffer Authorization Required
EGLE Wetland Permit Required*
Wetland Conservation Easement Requested

*EGLE is the final authority over wetlands and water resources in the State of Michigan.

Wetland Review Comments

1. The full extent of wetlands to be impacted is not depicted on Sheet C2.1. The provided concept plan
and grading sheets shows grading extending beyond the limits of disturbance.

Required edits:

e The applicant must provide details on the nature and extent of impacts, including:
o Area, volume, and type of fill
o Type(s) of wetland(s) impacted
o Justification for the impact
o Whether the impact is temporary or permanent
= How temporary impacts will be restored
o Construction method and sequencing

Hnerjent[‘,
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o Impact amounts should be consistent across all Sheets.
o Wetland impacts should be shown relative to the proposed final grades and final building

locations.
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2. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section
3.6 (2[M]) of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all
districts a wetland and watercourse setback, as provided herein, unless and to the extent, it is
determined to be in the public interest not to maintain such a setback. The intent of this provision is to
require a minimum setback from wetlands and watercourses". The established wetland and
watercourse buffer/setback limit is 25 horizontal feet, regardless of grade change.
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Required edits:

o Similar to Comment 1, buffer impacts should be separated by area and volume of impact;
why the impact is needed; permanent vs. temporary impact; construction method and
sequencing; and how temporary impacts will be restored.

e Wetland setback impacts should be displayed relative to proposed final grades and final
building locations.

3. Section 12-176 states that “Where an activity results in the impairment or destruction of wetland areas
of less than 0.25 acre that are determined to be essential under subsection 12-174(b), are two (2) acres
in size or greater or are contiguous to a lake, pond, river or stream, additional planting or other
environmental enhancement shall be required onsite within the wetlands or wetland and watercourse
setback where the same can be done within the wetland and without disturbing further areas of the site.

e Due to the continuation of wetlands off-site, and connectivity to existing conservation
easements, the applicant is requested to implement environmental enhancement on
remaining wetland and woodland areas not impacted by the proposed development.
Environmental enhancement can be completed by implementing the following:

o Removal of European buckthorn (Rhamnus cathartica) and/or glossy false
buckthorn (Frangula alnus) from remaining woodland areas on-site. A plan shall be
made and included within future submittals describing how this invasive species
will be removed and controlled.

o Planting native plants and native wetland and woodland seed in remaining natural
areas unaffected by the proposed development. All additional plantings and seeding
shall comply with the requirements of the City of Novi Landscape Design Manual.
This may be incorporated into future landscaping portions of site plans.

4. The City of Novi requires the boundary lines of any watercourses or wetlands on the Site to be clearly
flagged or staked and such flagging/staking shall remain in place throughout the conduct of permit
activity. During Merjent’s site visit on December 15, 2025 it was noted that flagging from the delineation
was present.

5. The cost to perform any wetland protection and restoration shall be listed on the site plan, per Chapter
26.5, Section 26.5-7 (b) of the City of Novi Code of Ordinances. A Wetland Financial Performance
Guarantee in the amount of 120% of the cost to perform any wetland protection, restoration, and
development will be collected prior to the granting of a Wetland Use Permit.

6. When a project permanently impacts 0.25 acre or more of essential wetland, the City of Novi requires
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands. The
proposed project currently does not exceed 0.25 acre and mitigation is not required for a City Wetland
and Watercourse Permit.

However, EGLE may require mitigation for impacts exceeding 0.10 acre. The City of Novi nor Merjent
can make the determination on the requirement of a permit or mitigation required by EGLE. It is
requested that the applicant provide the City with either a permit, Pre-application Meeting Letter, and/or
Level 3 Wetland ldentification Program Site Visit Review authorizing or exempting the requirement for
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this project. A City Wetland and Watercourse Permit cannot be granted without authorization (or

verification that authorization is not required) from EGLE.

7. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining
wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as
directed by the City of Novi Community Development Department for any areas of proposed wetland
mitigation areas (if necessary). Additionally, EGLE may request conservation easements around
remaining wetlands on-site. This requirement would be unrelated to the requirements of the City of Novi
Wetland Use Permit. This language shall be submitted to the City Attorney for review. The executed
easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi

Wetland Use Permit.

e Required edit: An existing conservation easement is present south and north of the site. These
conservation easement boundaries should be added to the existing site plans with an associated

25-foot setback buffer. A map of conservation easements is provided as Attachment B.

Should you have any questions or concerns with this review, please contact me via email at

jason.demoss@merjent.com or via phone at (619) 944-3835.

Sincerely,

Merjent, Inc.

Joter Damoty

Jason DeMoss, PWS
Environmental Consultant

Enclosures:

Figure 1 — City of Novi Woodlands Map
Figure 2 — City of Novi Wetlands Map
Attachment A — Site Photos

Attachment B — Conservation Easement Map

CC:
Barb McBeth, City of Novi, bmcbeth@cityofnovi.org

Rick Meader, City of Novi, rmeader@cityofnovi.org
Stacey Choi, City of Novi, schoi@cityofnovi.org
Matt Pudlo, Merjent, matt.pudlo@merjent.com
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Figure 1. City of Novi Regulated Woodlands Map
Site Boundary is outlined in red
Approximate Woodlands are shown in green
Additional regulated woodlands are shown in orange
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City of Novi Woodlands Map
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Figure 2. City of Novi Regulated Wetlands Map
Site Boundary is outlined in red
Approximate Wetlands are shown in Blue
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Attachment A
Site Photographs
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Tree 1829 - wetlan““c‘j overview | City of Novi - Central Park South
JDD Dec 15 2025, 16:19:23

Overview of Tree 1829 within the wetland on-site
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Tree 1830 — a 12-inch Acer saccharinum
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City of Novi - Central Park South |
Dec 15 2025, 16:15:22

Overview of Trees 1754 and 1755 on-site
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Woodland overview: . Ar City of Novi - Central Park South
JDD Dec 15 2025, 16:15:41

Overview of woodland on-site
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Attachment B
Conservation Easement Map
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City of Novi Conservation Easement Map
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TRAFFIC REVIEW




-— AECOM
A:COM 39575 Lewis Dr, Ste. 400

Novi

MI, 48377
USA
aecom.com

Project name:
JSP25-33 — Central Park South Preliminary
Traffic Review

To: From:

Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 December 17, 2025
CC:

Lindsay Bell, Humna Anjum, Diana Shanahan, Dan
Commer, Milad Alesmail, Stacey Choi, Kate Purpura

Memo

Subject: JSP25-33 — Central Park South Preliminary Traffic Review

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

GENERAL COMMENTS

1. The applicant, Nobe Property Group Il LLC, is proposing a 178,650 SF five-story residential building with 106 units.

2. The development is located on the east side of Beck Road and west of Manhattan Circle. Beck Road is under the
jurisdiction of the City of Novi and Manhattan Circle is a private street.

3. The site is zoned RM-2 (High-Density Multiple Family).

4. There are no traffic-related deviations required at this time.

TRAFFIC IMPACTS

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

ITE Code: 221 — Multifamily Housing (Mid-Rise)
Development-specific Quantity: 106 Units
Zoning Change: N/A

: . : : Estimated Peak- City of Novi Above
LIE ezl S e SEUMELEC NI Direction Trips Threshold  Threshold?
AM Peak-Hour Trips 40 31 100 No
PM Peak-Hour Trips 40 26 100 No
Daily (One-Directional) Trips 473 750 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 either the AM or PM peak
hour, or if the project meets other specified criteria.
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Memo

Trip Impact Study Recommendation

Type of Study: Justification
None N/A

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. ltems 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 1X.3 Not Partially Met Dimension radii at Beck
dimensioned Road entrance, including
and 15’ tying median island.
into
Manhattan
Circle
2 Driveway Width | O Figure IX.3 56’ at Partially Met Standard width is 24’ on
boulevard and either side of median
24’ tying into is.land, r_ninin_lum 22,
Manhattan Dimension distance .from
Circle gdge of road to rr_ledlan
island, standard is 12’,
minimum 6’.
3 Driveway Taper | O Figure 1X.11 Clarify proposed
pavement along Beck
Road at entrance,
proposed does not tie
into existing edge of
pavement.
3a Taper length = None Inconclusive
proposed
3b Tangent None Inconclusive
proposed
4 Emergency Access | O 11-194.a.19 2 access Met
points
5 Driveway Sight Distance | O Figure >510’ Met
VII-E
AECOM
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Memo

EXTERNAL SITE ACCESS AND OPERATIONS
No. Item Proposed

6

6a Same-side | O 11.216.d.1.d Exceeds
minimum
spacing
required
6b Opposite side | O 11.216.d.1.e | Directly
across from
Heritage Drive
7 External Coordination (Road Agency) N/A
8 External Sidewalk | Master Plan & 8
EDM
9 Sidewalk Ramps | EDM 7.4 & R-28-K  Not indicated,
detail
provided
10 | Any Other Comments:
INTERNAL SITE OPERATIONS
No. Item Proposed
11 Loading Zone | ZO 5.4 22’° x 33’
12 | Trash Receptacle | ZO 5.4.4 Trash room in
building
13  Emergency Vehicle Access Turning
movements
provided
14 | Maneuvering Lane | ZO 5.3.2 24’ and 25’
15  Endlslands | ZO 5.3.12
15a Adjacent to a travel way = Dimensioned
15b Internal to parking bays Dimensioned
16 | Parking Spaces | ZO 5.2.12 215 required,
215 proposed
17  Adjacent Parking Spaces | ZO <15 spaces
5.5.3.C.ii.p per parking
bay
18 | Parking Space Length | ZO 5.3.2 17’ standard,
23’ parallel, 22’
garage
19  Parking Space Width | ZO 5.3.2 9 and 8
parallel
20 | Parking Space Front Curb Height| 4~
20532

AECOM

Driveway Spacing

Compliance

Met

Met

Met

Partially Met

Compliance
Met
Inconclusive

Met

Met

Met
Met

Met

Met

Met

Partially Met

Remarks

Tying into existing 8’
boardwalk.

Label ramps on plan at
entrance.

Remarks

Indicate how trash will
be collected from the
trash room in future
submittal.

See Planning review
letter.

4” in front of 17’
spaces, 6” required
everywhere else. Detail
on sheet C3.3 correct,
labels on site plan
show 4” not in front of
parking space.
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https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf

Memo

INTERNAL SITE OPERATIONS

No. Item

21 | Accessible Parking — number |

ADA

22 | Accessible Parking — size | ADA

23 | Number of Van Accessible Space |

ADA

24 | Bicycle Parking

24a

24b

Requirement | ZO 5.16.1

Location | ZO 5.16.1
24c | Clear Path from Street | ZO 5.16.1

Proposed

8 proposed, 7
required

9’ x 19’ with 8
or 9 aisle

2 proposed, 2
required

21 required,
21 proposed
(14 uncovered,
8 covered)
Indicated

Partially
indicated

24d Height of Rack | ZO 5.16.5.B | Not indicated
24e Other (Covered / Layout) | ZO Not indicated
5.16.1, Text Amendment 18.301

25 | Sidewalk — min 5’ wide | Master 6’ and 7’ with
Plan 2’ overhang

26 | Sidewalk Ramps | EDM 7.4 & R- Indicated
28-K

27 | Sidewalk — distance back of curb | = -
EDM 7.4

28 | Cul-De-Sac | O Figure VIII-F -

29 | EyeBrow | O Figure VIII-G -

30 | Turnaround | ZO 5.10 -

31 | Any Other Comments:

SIGNING AND STRIPING

No. Item Proposed

32  Signing - sizes | MMUTCD

33 | Signing Table - quantities and

sizes

34  Signs 12” x 18” or smaller in
size shall be mounted on a

Accessible sign

sizes provided

galvanized 2 Ib. U-channel
post | MMUTCD

AECOM

Table provided

Not indicated for all
signs

Compliance
Met

Met

Met

Met

Met
Partially Met

Not Met
Not Met
Met
Met
N/A

N/A
N/A
N/A

Compliance
Partially Met

Partially Met

Not Met

Remarks

The accessible space
on the north side of the
building labeled as van
accessible is not due
to the below standard
aisle width.

Add sidewalk
dimension on south
side of building to
verify 6’ clear path.
Provide in future
submittal.

Provide in future
submittal.

Remarks

Provide sizes for all
proposed signs.
Include sign sizes in
table. There are only 2
van accessible space
(BFV). In table for BFV
sign, list both the R7-
8 and R7-8p signs.
Provide in future
submittal.
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https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855

Memo

SIGNING AND STRIPING

No.

Item

Proposed

Compliance

Remarks

35 | Signs greater than 12" x 18” Not indicated Not Met Provide in future
shall be mounted on a submittal.
galvanized 3 Ib. or greater U-
channel post | MMUTCD

36  Sign bottom height of 7’ from Indicated on Partially Met Indicate for all proposed
final grade | MMUTCD accessible signing signing.

detail

37 | Signing shall be placed 2’ from | Not indicated Not Met Provide in future
the face of the curb or edge of submittal.
the nearest sidewalk to the
near edge of the sign |
MMUTCD

38 FHWA Standard Alphabet Not indicated Not Met Provide in future
series used for all sign submittal.
language | MMUTCD

39 | High-Intensity Prismatic (HIP) Not indicated Not Met Provide in future
sheeting to meet FHWA retro- submittal.
reflectivity | MMUTCD

40 Parking space striping notes Indicated Met On sheet C3.3 - revise

paving construction
note 13 so it does not
refer to restriping an
existing lot. Remove
note 14 since there
are no proposed
arrow or letter
markings.

41 | The international symbol for Detail not provided | Not Met Provide in future
accessibility pavement submittal.
markings | ADA

42  Crosswalk Pavement Marking Detail provided Met
Detail

43 | Any Other Comments:

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
Pl £ W & i ghal -
Paula K. Johnson, PE Saumil Shah, PE
Senior Transportation Engineer Project Manager
AECOM
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FACADE REVIEW




Phone: (248) 880-6523
: E-Mail: dnecci@drnarchitects.com
. Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

December 12, 2025

Fagade Review Status Summary:

. ) . Approved, Full Compliance.
City of Novi Planning Department

45175 W. 10 Mile Rd.
Novi, MI  48375-3024

Re:  FACADE ORDINANCE - Central Park South, JSP25-33
Facade Region: 1, Zoning District: RM-2

Dear Ms. McBeth;

This review is based on the drawings prepared by Geis Companies, dated 10/15/25. The proposed
and allowable percentages of facade materials are indicated in the chart below. The sample board
required by Section 5.15.4.D was provided by way of photographic images on sheet SP-1.

West [ North | South | East Ordinance Mazimum
(Front) [ (Left) | (Right)| (Rear) (Minimum)
Brick (Glen Gery 3-Tone Brown) 48% 40% 56% 65% 100% (30% Min.)
Simulated Wood (Arbor Wood / Luna Wood) 19% 25% 20% 16% 25%
Flat Metal (Canopies and Balconies) 29% 31% 18% 15% 50%
Cast Stone (Wainscot) 4% 4% 6% 4% 50%

As shown above, all facade materials are in full compliance with the Facade Ordinance. The
photographic sample board indicates high quality materials and carefully coordinated colors. The
sample board indicates an alternate Simulated Wood material (Mac Metals, Harrywood Collection,
6” Metal Siding — Teak). This material is equally compliant with the Facade Ordinance.

The renderings indicate that the garage structures will substantially match the main building,
however the facade materials are not identified. The garage structures should have 30% minimum
brick or cast stone and approximately 70% simulated wood on all facades to fully comply with the
Fagade Ordinance.

Notes to the Applicant:

1. Inspections — The Fagade Ordinance requires inspection(s) for all projects. Materials displayed
on the approved sample board will be compared to materials delivered to the site. It is the
applicant’s responsibility to request the inspection of each fagade material at the appropriate
time. Inspections may be requested using the Novi Building Department’s Online Inspection
Portal.

2. RTU Screening - It should be noted that all roof top units must be screened from view from all
vantage points both on-site and off-site using materials in compliance with the Fagade

Ordinance.

Sincerely,

Page 1 of 1



FIRE REVIEW




(CILY OF]

CITY COUNCIL

Mayor
Justin Fischer

Mayor Pro Tem
Laura Marie Casey

Dave Staudt
Brian Smith

Matt Heintz

Priya Gurumurthy
Aaron Martinez

City Manager
Victor Cardenas

Director of Public Safety
Chief of Police
Erick W. Zinser

Fire Chief
John B. Martin

Assistant Chief of Police
Scott R. Baetens

Assistant Fire Chief
Todd Seog

Novi Public Safety Administration
45125 Ten Mile Road

Novi, Michigan 48375
248.348.7100

248.347.0590 fax

cityofnovi.org

December 2, 2025

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Dan Commer - Plan Review Center
Diana Shanahan - Plan Review Center
Stacey Choi - Planning Assistant

RE: Central Park South
PreApp24-014

JSP25-33

Project Description:

Construct a 5-story residential structure off Beck Rd south of Grand River.

Comments:

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

e For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the time the
final inspection of the fire alarm and fire suppression
permits.

e Fire apparatus access drives to and from buildings through
parking lots shall have a minimum fifty (50) feet outside
turning radius and designed to support a minimum of thirty-
five (35) tons. (D.C.S. Sec 11-239(b)(5))

e Fire lanes will be designated by the Fire Chief or his
designee when it is deemed necessary and shall comply
with the Fire Prevention Ordinances adopted by the City of
Novi. The location of all “fire lane — no parking” signs are to
be shown on the site plans. (Fire Prevention Ord.)

e The minimum width of a posted fire lane is 20 feet. The
minimum height of a posted fire lane is 14 feet. (D.C.S Sec.
158-99(a).)

e Water mains greater than 25, shall be at least 8" in
diameter. Shall be put on plans for review. (D.S.C. Sec.11-
68(C)(1)(c)

e Fire hydrant spacing shall be measured as “hose laying
distance” from fire apparatus. Hose laying distance is the
distance the fire apparatus travels along improved access
routes between hydrants or from a hydrant to a structure.

e Hydrants shall be spaced approximately three hundred
(300) feet apart online in commercial, industrial, and
multiple-residential areas. In cases where the buildings
within developments are fully fire suppressed, hydrants shall



be no more than five hundred (500) feet apart. The spacing
of hydrants around commercial and/or industrial
developments shall be considered as individual cases
where special circumstances exist upon consultation with
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c)

e A hazardous chemical survey is required to be submitted o
the Planning & Community Development Department for
distribution to the Fire Department at the time any
Preliminary Site Plan is submitted for review and approval.
Definitions of chemical types can be obtained from the Fire
Department at (248) 735-5674.

e Prior to construction above the foundation of all multi-
residential buildings and single-family dwellings, all roads
are to be paved. Note this on all plans.

Recommendation:

Approved, with the conditions that the above comments are followed at
time of construction.

Sincerely,

WW

Andrew Copeland - Fire Marshal
City of Novi Fire Department

ccC: file
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CZ VARIANCE REQUEST
GEIS NARRATIVE

City of Novi,

This narrative is intended to supplement the variance application by providing additional context and
rationale for the requested variances associated with the Central Park South development (JSP-33).
Each variance is addressed individually by applicable ordinance section and separated by break lines

to enhance readability.

SECTION 3.1.8.D (Multiple Requests)

Variance Request #1

To allow for a parking setback of 11.5 feet along the northern property line.

Narrative

This request seeks approval to allow a parking setback of 11.5 feet along the northern property line.
Similar to the previously requested building setback variance, this request is rooted in a site planning
strategy that prioritizes environmental preservation, compact development, and functional integration

with adjacent property under common ownership.

Locating parking areas closer to the northern property line allows vehicular circulation and parking to be
consolidated toward the portion of the site that directly abuts the existing Central Park Estates
development. Both properties are owned and operated by the same entity, and the reduced setback in
this location supports coordinated site planning, internal connectivity, and efficient circulation between
the two developments. This adjacency is intentional and appropriate given the shared ownership and

complementary land uses.

Reducing the parking setback along this boundary allows the remainder of the site to remain less
disturbed by paving and grading. A more restrictive setback would push parking deeper into the site,
increasing impervious surface coverage within sensitive woodland and wetland areas and requiring

additional grading and site modification. By consolidating parking toward the northern edge, the

10020 AURORA HUDSON ROAD. STREETSBORD. OHID. 44241, 330.628.3500 PH 330.528.0008
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CZ VARIANCE REQUEST
GEIS NARRATIVE

proposal avoids a more horizontally expansive site layout and limits the overall extent of site

disturbance.

Variance Request #2

To allow for a minimum of 14,600 square feet of usable open space to be provided in lieu of the

required 21,200 square feet.

Narrative

This request seeks approval to allow a minimum of 14,600 square feet of usable open space to be
provided in lieu of the 21,200 square feet otherwise required. This request reflects a coordinated
approach to open space planning that considers both on-site amenities and the availability of adjacent

usable open space under common ownership.

The proposed development directly abuts the existing Central Park Estates community, which is owned
and operated by the same entity and contains a substantial amount of established, underutilized usable
open space and amenity areas. Ownership intends for these amenities to function in conjunction with
the proposed development, allowing residents of Central Park South to access and utilize open space

that already exists and is capable of accommodating additional users without degradation or overuse.

Providing the full amount of required usable open space exclusively within the proposed development
would result in the creation of additional exterior amenity areas that are likely to be underutilized and
redundant. Rather than dispersing amenities across multiple sites with limited activation, this approach
allows open space to be right-sized and intentional, ensuring that the spaces provided are meaningful,
active, and well-maintained. The proposed open space within Central Park South remains generous
and functional, while the shared amenity framework expands residents’ overall access to usable

outdoor areas beyond what would be achieved through isolated on-site compliance.

Overall, the requested variance supports efficient land use and coordinated site planning while
maintaining access to high-quality open space. This approach avoids needless excess, reinforces the
integration of adjacent developments under common ownership, and fulfills the intent of the open space

requirement by prioritizing usability and function over strict numerical thresholds.
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CZ VARIANCE REQUEST
GEIS NARRATIVE

Variance Request #3

To allow for usable open spaces to have dimensions less than 50 feet in width.

Narrative

This request seeks approval to allow usable open space areas with minimum dimensions of less than
50 feet in width. This request is closely related to the previously requested usable open space variance
and is intended to provide flexibility in how open space is configured, rather than reducing its overall

quality or functionality.

Strict adherence to the minimum 50-foot dimensional requirement would result in open space areas
that are oversized in certain locations and less responsive to how these spaces are intended to be
used. Allowing modest reductions in width enables usable open spaces to be designed at a more
appropriate human scale, supporting comfort, usability, and intentional programming without

unnecessary expansion.

This flexibility allows the proposed open spaces to meet the underlying objectives of the ordinance—
access, usability, and resident amenity—while avoiding excess that does not materially enhance
function. The requested variance ensures that open space is thoughtfully designed and right-sized,

reinforcing the coordinated and efficient approach to site planning established throughout the proposal.

SECTION 3.8.2.C (References Section 3.1.8.D — Setbacks)

Variance Request

To allow for a maximum building length of 261.5 feet, and a minimum required setback of 85 feet. This
minimum required setback is a reduction of the 102 feet required due to excess building length beyond
the 180 feet threshold.

Narrative

10020 AURORA HUDSON ROAD. STREETSBORD. OHID. 44241, 330.628.3500 PH 330.528.0008
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CZ VARIANCE REQUEST
GEIS NARRATIVE

This request seeks approval to allow a maximum building length of 261.5 feet with a corresponding
minimum setback of 85 feet, representing a reduction from the 102-foot setback otherwise required due
to the building length exceeding the 180-foot threshold. The intent of this request is to enable a site
design that minimizes environmental disturbance, supports compact residential development, and

maintains compatibility with surrounding uses.

The proposed building length and reduced setback allow development to be consolidated toward the
northern and western portions of the site, where it directly abuts the existing Central Park Estates
development. Both properties are owned and operated by the same entity, and this adjacency allows
the two developments to function cohesively, including improved pedestrian connectivity and
coordinated site planning. Concentrating the building mass and parking areas in this location reduces
fragmentation of the site and avoids unnecessary intrusion into sensitive woodland and wetland areas

elsewhere on the parcel.

The proposed building length is also a function of the construction types utilized in the design, which
allow residential density to be achieved in a compact and organized form. These construction methods
support consistent unit layouts and building systems that enable density to be accommodated within a
controlled footprint, rather than dispersed across the site. This approach directly supports the City of
Novi’s intent to increase residential unit density on this site while maintaining a deliberate and orderly

development pattern.

Along the remaining property lines, which do not adjoin Central Park Estates, the proposal exceeds the
minimum required setbacks and preserves substantial green buffers. These setbacks maintain the
integrity of existing woodland and wetland features and provide meaningful separation from adjacent
properties. Overall, the requested variance allows development to be oriented toward land under
common ownership while accommodating increased residential density in a manner that is
environmentally responsible, visually cohesive, and consistent with the underlying intent of the Zoning

Ordinance and Future Land Use Map.

SECTION 5.2.4
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CZ VARIANCE REQUEST
GEIS NARRATIVE

Variance Request

To allow for a minimum 14-foot parking setback from the face of building.

Narrative

This request seeks approval to allow a minimum 14-foot parking setback from the face of the building.
This request is closely aligned with the previously requested setback variances and reflects the same
site-planning objectives of minimizing environmental impact while maintaining functional and well-

designed residential spaces.

Allowing a reduced parking setback in this condition enables the development to remain compact and
further limits disturbance to the woodland and wetland areas present on the site. Requiring a greater
separation between parking and the building would push paved areas outward, resulting in additional
grading and encroachment into sensitive natural features. The proposed setback instead supports a

more contained site layout that preserves environmental resources elsewhere on the parcel.

Importantly, a parking setback in the range of 14 to 17 feet still provides ample space to accommodate
high-quality resident amenities. This distance allows for meaningful balcony and patio areas,
landscaped buffers between parking and residential units, and generous pedestrian walkways around
the building. The result is a comfortable and visually cohesive interface between parking, landscaping,

and residential uses, without unnecessary expansion of paved surfaces.

SECTION 5.10.1.B.IV

Variance Request

To allow for 8 parking spaces to be located off-site.

Narrative
This request seeks approval to allow eight parking spaces to be located off-site and counted toward the
total required parking for the development. These spaces are located immediately adjacent to the site

along the northern property line within the neighboring Central Park Estates property.
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CZ VARIANCE REQUEST
GEIS NARRATIVE

These eight spaces are essential to meeting the overall parking requirement for the development and
are appropriately situated to serve Central Park South due to their proximity, shared ownership, and
integrated site planning. Allowing these spaces to be counted toward the required parking total
supports a coordinated development approach while maintaining adequate parking availability
consistent with the intent of the zoning ordinance.
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CZ VARIANCE REQUEST
GEIS NARRATIVE

Respectfully,

The Central Park South Development Team
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PLAN REVIEW CENTER REPORT

1. Density and Total Number of Rooms
a. While ownership maintains a continued interest in providing the Future Land Use map
recommended residential density, the natural limitations of this specific site inhibit the
capability of providing needed design provisions to accomplish this within a reasonable
manner. The development team believes the current proposal to be the best maximal
utilization of buildable land area relative to the City of Novi Zoning Ordinance with
reasonable encroachment beyond certain provisions as noted within this Review Letter.
The development team acknowledges the identified variances required and will request
approval.
2. Building Length (Section 3.8.2.C)
a. Acknowledged
3. Parking Setback (Sections 3.1.8.D and 3.8.2.F)
a. Acknowledged
4. Parking Adjacent to Building (Section 5.10.1.B.iv)
a. Acknowledged
5. Off-Site Parking (Section 5.2.4)
a. Acknowledged
6. Usable Open Space (Section 3.1.8.D)
a. Acknowledged — The development team will pursue a variance on this item. Additional
details for the noted amenity areas will be included within the Final Site Plan submittal.
7. Bicycle Parking
a. Please see Sheet C3.0 for the relocated bike rack position on the site.
8. Wetland Impacts
a. The total wetland impact of this proposal is 0.19 acres. Any locations where it has been
stated otherwise have been corrected.
9. Fagade
a. Please see Sheet EL-2 for the detached garage elevations.
10. Conservation Easements
a. Ownership has agreed to place the remaining woodland and wetland areas within a
Conservation Easement under the condition that the easements are not finalized until
the start of construction. The development team will provide a draft exhibit of the
conservation easement boundary with the Final Site Plan submission.
11. Planning Review Chart
a. Acknowledged
12. Project & Street Name
a. Acknowledged — Project and Street Name will be provided with the Final Site Plan
submittal package.



PLANNING REVIEW CHART

The responses below are limited to any items noted as “TBD” or “No” within the “Meets Code”
column in descending order. All language from the review letter has been reiterated in italics.

1. Usable Open Space Area (Section 3.1.8.D)
a. 200 sf Minimum usable open space per dwelling unit For a total of 106 dwelling units,
required: 21,200 SF

i. Acknowledged — The development team will pursue a variance on this item.
Additional details for the noted amenity areas will be included within the Final
Site Plan submittal.

2. Parking Setbacks (Sec. 3.1.8.D) - Side (North)
a. Acknowledged — The development team will pursue a variance on this item.
3. Maximum length of the buildings (Sec. 3.8.2.C)
a. Asingle building or a group of attached buildings cannot exceed 180 ft.
i. Acknowledged — The development team will pursue a variance on this item.
4. Modification of maximum length (Sec. 3.8.2.C)
a. Acknowledged — The development team will pursue a variance on this item.
5. Off-Street Parking or related drives (Sec. 3.8.2.F)
a. No closer than 25 ft. to any wall of a dwelling structure that contains openings involving
living areas.
i. Acknowledged — The development team will pursue a variance on this item.
b. No closer than 20 ft from ROW and property line.
i. Acknowledged — The development team will pursue a variance on this item.
6. Pedestrian Connectivity (Sec. 3.8.2.G)
a. Allsidewalks shall comply with barrier free design standards.

i. The development team can guarantee that all walks and parking areas will be
compliant with the barrier free design standards. Additional details regarding
this will be provided within the Final Site Plan submittal.

7. Number of Parking Spaces Residential, Multiple-family (Sec. 5.2.12.A)
a. Acknowledged — The development team will pursue a variance to allow the 8 off-site
spaces to satisfy the onsite parking space requirements.
8. Barrier Free Signs - Barrier Free Code
a. The development team can guarantee that all walks and parking areas will be compliant
with the barrier free design standards. Additional details regarding this will be provided
within the Final Site Plan submittal.
9. Minimum number of Bicycle Parking (Sec. 5.16.1) Multiple-family residential
a. No farther than 120 ft. from the entrance being served
i. Please see Sheet C3.0 for the revised locations
b. When 4 or more spaces are required for a building with multiple entrances, the spaces
shall be provided in multiple locations.

i. The noted bike rack location has been relocated. Please see Sheet C3.0 for the

revised location.
c. Spaces to be paved and the bike rack shall be inverted “U” design



10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

i. Please see Sheet C3.0 and the exterior bike rack cut sheet included with this
submission.
Bicycle Parking Lot layout (Sec 5.16.6)
a. Parking space width: 7 ft. - One tier width: 11 ft. - Two tier width: 18 ft. - Maneuvering
lane width: 4 ft. - Parking space depth: 32 in.
i. Refer to detail provided on C3.3
Parking on Major and Minor Drives
a. Building less than 25 feet from parking stall
i. Acknowledged — The development team will pursue a variance on this item.
Roof top equipment and wall mounted utility equipment (Sec. 4.19.2.E.ii)
a. All roof top equipment, including mechanical and electrical equipment, shall not exceed
the maximum permitted building height limits, unless the following are met: for every 1
foot of excess height, it shall be set back 5 feet from any and all building faces. No roof
top appurtenance shall exceed 5 feet above max height of district.
i. Please see Sheet SP-4 for preliminary roof equipment plan.
Roof top appurtenances screening
a. Roof top appurtenances shall be screened in accordance with applicable facade
regulations, and shall not be visible from any street, road or adjacent property.
i. Please see the renderings included with this submission package for parapet
screening conditions
Entryway lighting (Sec. 5.7.N)
a. One streetlight is required per entrance.
i. Please see the revised Site Lighting Plan.
Woodlands (City Code Ch. 37)
a. Replacement of removed trees
i. Refer to landscape & woodlands response.
Design and Construction Standards Manual
a. Land description, Sidwell number (metes and bounds for acreage parcel, lot number(s),
Liber, and page for subdivisions).
i. Above items have been provided as requested. Refer to the survey plan.
General layout and dimension of proposed physical improvements
a. Location of all existing and proposed buildings, proposed building heights, building
layouts, (floor area in square feet), location of proposed parking and parking layout,
streets and drives, and indicate square footage of pavement area (indicate public or
private).
i. Pavement areas to be provided with final site plan submittal
Economic Impact Information
a. Total cost of the proposed building & site improvements.
i. The estimated cost of the above is $27,710,992
b. Number of anticipated jobs created (during construction & after building is occupied, if
known)
i. The estimated number of jobs to be created during construction is 125. The
estimate numbers of jobs to be created post occupancy is 5.
Building Exits



a. Building exits must be connected to sidewalk system or parking lot.
i. Please see Sheet C3.0 for paving from building exits.
20. Development/ Business Sign (City Code Sec 28.3)
a. The leading edge of the sign structure shall be a minimum of 10 ft. behind the right-of-
way. Entranceway shall be a maximum of 24 square feet, measured by completely
enclosing all lettering within a geometric shape. Maximum height of the sign shall be 5
ft.

i. The proposed monument sign location is shown on the Site Lighting Plan and a
placeholder monument sign is represented within the renderings. Additional
detailed information and a final iteration of the property branding will be
submitted once a permit is required.

21. Project & Street Naming Committee
a. Some projects may need approval from the Street & Project Naming Committee
i. Additional information will be provided with the Final Site Plan Submittal, if
allowed at this time.
22. Lighting and Photometric Plan (Sec. 5.7)
a. Alllighting details, along with a photometric plan, will be provided with the Final Site
Plan submittal.
23. Lighting Plan (Sec. 5.7.2.A.i)
a. Site plan showing location of all existing & proposed buildings, landscaping, streets,
drives, parking areas & exterior lighting fixtures
i. All sheet name redundancies have been removed.



ENGINEERING COMMENT RESPONSES

1.

Show a hatched area on relevant sheets representing the cross-access easement
(24 feet wide) from the parking lot entrance to the secondary connection to the
adjoining property.
* Hatched area representing cross access easement has been added to C3.0
General Plan

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.

¢ Traffic control sign table has been provided on C3.1 & C3.2
Provide a traffic control plan for the proposed road work activity on Beck Road.

e Itis our understanding that the proposed work within the Beck Road right-
of-way is to be constructed by the City of Novi in lieu of payment for
granting additional right-of-way.

Provide a note that compacted sand backfill (MDOT sand Class Il) shall be provided
for all utilities within the influence of paved areas; illustrate and label on the
profiles.

* Note provided as requested. Refer to utility plans.
e  Profiles to be provided in a future submission.

Provide a construction materials table on the utility plan listing the quantity and
material type for each utility (water, sanitary and storm) being proposed.

* Provided as requested.

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. Indicate which crossings do not
have 18-inch vertical clearance, a concrete bedding detail was provided.

* To be provided in a future submission.

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.

* Note provided as requested. Refer to utility plans.

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 from water main and storm sewer and 10-
foot horizontal separation from sanitary sewer. All utilities shall be shown on the
landscape plan, or other appropriate sheet, to confirm the separation distance.

* Noted. Utilities are shown on the landscape plan as requested.

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. Light pole is proposed
within the water main easement; this should be relocated if possible or a license
agreement will be needed.



10.

11.

e Lightpoles shown on utility plan as requested.
* Foundation plans to be provided at the time of easement submittal

A Right-of-Way Permit will be required from the City of Novi.
* Noted.

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). The most updated details can be found on the City’s
website under Engineering Standards and Construction Details.

* Noted. City detail sheets will be provided with stamping set.

WATER MAIN

12.

13.

14.

15.

16.

17.

18.

19.

20.

Provide a profile for all proposed public water main 8-inch or larger.
* To be provided in a future submission.

Provide easements for existing water main, indicate if a portion of the easement must
be vacated.

* Easements provided for existing water main. As noted on the plans, the
existing easement is to be vacated and a new easement over the entire
system is to be granted.

Provide a water main basis of design. Indicate material of main where
connection is proposed. Water main basis of design should use peak factor of

2.5. Basis of design should use City of Novi REU factors (.6 for one-
bedroom, .75 for two-bedroom, and 1 for three-bedroom units).

e Watermain basis of design provided as requested.

Water systems must have the ability to serve at least three thousand (3,000) gallons
per minute in apartment complexes.

* Noted. Hydrant flow tests will be requested to determine existing
capacity.

Use two 45-degree bends in lieu of any 90-degree water main bends proposed.
*  Min. 45 degree bends used as requested.

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.

* Noted.

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”.

* Noted.

Valves shall be arranged so that no single line failure will require more than eight
hundred (800) feet of main to be out of service.

* Noted. Valve spacing is less than 800 feet.

Valves shall be arranged so that none are over or under the sanitary sewer.



21.

22.

* Noted. No existing or proposed valves are located under the sanitary sewer.

Provide a separate domestic lead and, if required by the Fire Marshal, a minimum
6-inch fire lead for each building with a unique shut-off valve for each.

e Separate domestic and fire suppression leads provided as requested.

An EGLE water main permit will be needed for the proposed water main extension.
* Noted

IRRIGATION

23.

24,

Provide irrigation plans at time of final site plan submittal.
* To be provided in a future submission

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).
* Noted. To be provided in a future submission

SANITARY SEWER

25.

26.

27.

28.

29.

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 People/REU, peaking
factor of 4.0 is only for sanitary not for water main).

e Basis of design provided as requested.
Drainage from parking garage cannot tie into sanitary sewer, it must tie into the
storm sewer.

e Parking garage drainage has been re-directed to the storm sewer.

Section 11-164 (g)-4 states the maximum length of a sanitary sewer lead shall not
exceed 100-feet unless otherwise approved. Extend Sanitary Sewer so that leads
are not more than 100 feet long.

e Extension of public sanitary sewer proposed. Proposed sanitary lead is
less than 100-feet.

Note on the construction materials table that 6-inch sanitary leads shall be a
minimum SDR 23.5, and mains shall be SDR 26.

* Note added as requested.

Illustrate all pipes intersecting with manholes on the sanitary profiles.



30.

An EGLE sanitary sewer permit will be required for this project.
* Noted

STORM SEWER

31.

32.

33.

34.

35.

36.

37.

38.

39.

40.

41.

A minimum cover depth of 3 feet shall be maintained over all proposed storm sewer.

e Noted

Proposed 6” floor drain in covered parking area will need to connect to storm sewer,
parking lot discharge into the sanitary sewer not allowed.

*  Floor drain re-directed to storm system.

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

¢ Noted

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

* Four foot sump and oil/gas separator provided in last storm structure
prior to discharge to basin provided.

Provide profiles for all storm sewer 12-inch and larger at time of final site plan
submittal. All storm pipes accepting surface drainage shall be 12-inch or larger.

¢ To be provided in a future submission

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.

* To be provided in a future submission

Illustrate all pipes intersecting storm structures on the storm profiles.

¢ To be provided in a future submission

An easement is required over the storm sewer accepting and conveying off- site
drainage.

* Noted. There is an existing easement for the pipe conveying off-site
drainage to the proposed detention basin.

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.

* To be provided in a future submission
Show and label all roof conductors and show where they tie into the storm sewer.

* The location of roof conductors is yet to be determined. The roof drainage
area was calculated an included in the storm water management
calculations.

Provide a storm sewer basis of design table. We recommend revising the storm
sewer design, so the Q provided is greater than or equal to the Q calculated to



maximize the life of the pipe and structures.

* To be provided in a future submission

STORM WATER MANAGEMENT PLAN

42.

43.

44,

45.

46.

47.

48.

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 (updated Jan 31, 2024).

* Stormwater management plan provided per the stormwater ordinance
and the engineering design manual.

Provide details about the additional flow being added to the detention basin from
the existing 21” storm sewer, the ties into the existing basin for the Central Park
Estates site. Any off-site drainage being accepted on-site will require a storm sewer
easement; this will be needed if there are two different property owners for the
Central Park Estates and the Central Park Estates South site.

¢ Details of additional flows to the proposed basin provided as requested.

An additional soil boring was provided where basin is proposed on-site. Provide
elevation of area where boring was done, provide proposed bottom of basin
elevation.

* Elevation provided as requested.

Provide overall volume that is proposed within the basin, provide couture
elevations, high water, low water and bottom of basin elevations.

¢ Volumes and elevations provided as requested.

Soil borings will be needed for the entire site; applicant must provide updated soil
borings to determine ground water elevations. Applicant can use previously
submitted soil boring if they provide a new letter from the geotechnical consultant
stating that they believe the ground water elevations have not changed since the
last soil boring. Soil borings are needed to check groundwater elevations, typically
old soil borings are acceptable if the borings are used to show soil type, but
groundwater elevations can change over time.

* Additional borings to be provided with future submission.

* The boring provided within the basin found groundwater at a depth of 7’
below existing grade. Per the survey, existing grade at the boring location
is +/- 960.30 putting the ground water elevation at +/- 953.30. The
proposed bottom of the basin is 958.00.

C factor calculation should be based on hydrologic soil type for the site, provide the
soil type on the plans and update the C factor based on soil type.

e Cfactor and soil types provided as requested. Soil types provided on C3.0.

Provide calculations verifying the post-development runoff rate directed to the



49.

50.

51.

52.

53.

54.

55.

56.

57.

58.

proposed receiving drainage course does not exceed the pre-development runoff
rate for the site.

e Calculations verifying post-development runoff rate provided as
requested. Refer to C4.4.

An adequate maintenance access route to the basin outlet 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.

e Access provided as noted above.

Provide a 5-foot-wide stone bridge/access route allowing direct access to the
standpipe from the bank of the basin during high-water conditions (i.e. stone 6-
inches above high water elevation). Provide a detail and/or note as necessary.

e Stone access provided as noted above.

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

e Easement shown on plans.

e To be provided in a future submission

Pretreatment unit will be required if no permanent pool is proposed. Provide
manufacturer’s details and sizing calculations for the pretreatment structure(s) on
the plans. Provide drainage area and runoff coefficient calculations specific to the
area tributary to each treatment structure. The treated flow rate should be based
on the 1-year storm event intensity (~1.6 In/Hr).

¢ Forebay with permanent pool proposed.

Pretreatment structure shall limit the concentration of Total Suspended Solids (TSS)
to 80% based on the 110-micron particle size. The NJDEP standard of 50% removal
is also allowable, as it is for the target median particle size of 75- microns.

¢ Forebay with permanent pool proposed.
Provide release rate calculations for the three design storm events (Vcr-r and Vioo).
¢ Release rate calculations provided as requested.

Due to maintenance concerns, each restricting orifice in the control structure shall
be a minimum of 1 inch in diameter, even though this may result in a flow rate above
that calculated.

¢ Noted.

The primary outlet standpipe shall be designed with a secondary outer pipe with
numerous holes. The stone filter would rest against this outer pipe and would help
protect the outlet standpipe from clogging.

¢ Noted. Detail to be provided with future submission.
Provide supporting calculations for the runoff coefficient determination.
¢ Runoff coefficient calculation provided.

A 4-foot-wide safety shelf is required one foot below the permanent water surface



59.

elevation within the basin.
¢ Noted.

A 25-foot vegetated buffer shall be provided around the perimeter of the storm
water basin where impervious area is directed to the basin via surface flow. A 25-
foot buffer has been provided where surface flow is proposed, a 15-foot buffer has
been provided where parking lot is curbed, and water is directed towards a catch
basin.

* Noted.

Paving & GRADING

60.

61.

62.

63.

64.

65.

66.

67.

68.

69.

Provide a construction materials table on the Paving Plan listing the quantity and
material type for each pavement cross-section being proposed.
¢ To be provided in a future submission

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

¢ To be provided in a future submission

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

¢ Provided as requested.

Verify the slopes along the ingress/egress routing to the building from the barrier-
free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free regulations.

¢ Slopes verified.

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.

¢ Note added as requested.

Provide at least 3-foot 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.

¢ 3-foot buffer distance provided.

Sidewalk proposed in the ROW must have a stone base, Class Il sand cannot be used
for sidewalks in the ROW.

¢ Noted.

Revise the on-site concrete pavement cross-section to 6 inches of MDOT Grade P1L
4000 PSI concrete on 8 inches of 21AA [limestone only if within 100 feet of a
watercourse] aggregate base.

* On-site concrete pavement revised per above.
Site grading shall be limited to 1V:4H (25-percent), excluding landscaping berms.
* Noted.

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.



70.

/1.

72.

73.

74.

¢ Spot grades provided as requested.

The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided.
Remove detail and attach City standard paving details.

¢ Noted. Detail removed.

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

¢ Grades provided as requested above.

Dimensions of parking stalls abutting a curb or sidewalk are to the face of curb or
walk. All other dimensions are to back of curb unless otherwise indicated.

* Noted.

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

* Noted.

Per Section 26.5-35(h), 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]".

¢ Note provided as requested.

SOIL EROSION & SEDIMENT CONTROL

75.

A SESC permit is required (link to Soil Erosion Permit Application). A review will be
done when a completed packet is submitted to Sarah Marchioni at Community
Development.

* Noted.

OFF-SITE EASEMENTS

76.

77.

78.

Any off-site utility easements anticipated must be executed prior to Stamping Set
Approval. 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.

¢ To be provided in a future submission

Declaration of Covenants shall be needed for the connection to the Central Park
Estates parking lot and the sidewalk connection; this is needed if the property
owner for both parcels is the same. If there is a different property owner, then a
cross-access easement will be needed.

¢ Noted. To be provided in a future submission

If property owner is not the same cross-access easement will be needed for the
connection.



¢ Noted.

THE FOLLOWING MUST BE SUBMITTED WITH THE

NEXT SUBMITTAL:

79.

80.

A letter from either the applicant or the applicant’s engineer must be submitted with
the next submittal 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.

¢ Note provided as requested above.

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, should include number of detectable warning plates), right-
of-way paving (including proposed right-of-way), grading, and the storm water basin
(basin construction, control structure, pre- treatment structure and restoration).

¢ Itemized cost estimate provided as requested.

LEGAL DOCUMENTS

The following legal documents may be required for this project, based on
review letter response these documents may change. Legal review fransmittal
will be provided with Final Site Plan Review Letter.

81.

82.

83.

A draft copy of the Storm Drainage Facility Maintenance Easement Agreement
(SDFMEA), as outlined in the Storm Water Management Ordinance, must be
submitted to the Community Development Department. Once the agreement is
approved by the City’s Legal Counsel, this agreement will then be sent to City Council
for approval/acceptance. The SDFMEA will then be recorded at the office of the
Oakland County Register of Deeds. This document is available on our website.

¢ To be provided in a future submission

A draft copy of the Cross-Access Easement for the connection to the parking lot on
the Central Park Estates parcel must be submitted to the Community Development
Department.

¢ To be provided in a future submission

A draft copy of the 20-foot-wide Watermain System Easement onsite must be




84.

85.

86.

87.

submitted to the Community Development Department.
¢ To be provided in a future submission

A draft copy of the 20-foot-wide Sanitary Sewer Easement onsite must be submitted
to the Community Development Department.

¢ To be provided in a future submission

A draft of the License Agreement will be required for the light pole proposed within
the water main easement. This must be submitted to the Community Development
Department.

¢ To be provided in a future submission

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

¢ To be provided in a future submission
Executed copies of approved off-site utility easements must be submitted.

¢ To be provided in a future submission



Central Park South Development — Response to Landscape Comments

General Notes:

* Itis notclearthat a professional landscape architect created the landscape plans, as is required. If a
landscape architect did not create them, please hire one, have them review and revise the plans per
the comments on this letter and the landscape chart, and add their name and seal to the plans. | will
not review the next plan submittal unless they are created by a professional landscape architect.
Landscape plans prepared by Nicholas Wallace, PLA
Phone: (507) 679-4400 ext. 1206
Email: nwallace@sda-eng.com

* The trees provided are not labeled such that it is clear what requirement each tree is intended to
meet. Please uniquely label the tree so it is clear what requirements they are meeting.
Trees designation labels have been added to sheet C7.2 and C7.4.

Ordinance Considerations:
Existing Trees
2. Woodland replacement calculations are not provided.
Woodland Replacement calculations are provided on sheet C7.6. These calculations are based on
the assumption that 339 surplus tree credits were provided in 2001 as part of the Central Park
Estates development in preparation for this future development. Confirmation and documentation
will be provided in support of this assumption prior to final approval.
4. Please clearly show the tree protection fencing limits on the demolition plan, per the actual tree
driplines, not the edges of the tree symbols, and add the city tree protection fence detail to the sheet.
Tree protection fencing is now shown on the demolition plan sheet C2.1

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

2. Therequired screening berm is not proposed. This requires a landscape waiver. It could be
supported by staff to preserve the natural woodland if it can be shown that the preserved woodland
will provide sufficient screening for the residences to the south.

A planted berm is now proposed along the south property line. See sheet C7.4 for details.

2. Therequired berm is not provided. This requires a landscape waiver. It would be supported by staff
since the parking lot is 120 feet away from the right-of-way and there is significant greenbelt,
detention basin and parking lot landscaping proposed between the right-of-way and the site.

The owner is requesting a waiver on this item.

Existing and proposed overhead and underground utilities, including hydrants. (LDM 9 and 10.h(3)and(4))

2. Please revise the utility layouts as described on the landscape chart to provide room for the required
trees in the islands where they are located.
The utility lines have been revised to accommodate the landscape requirements.

3. Please add all proposed light posts and resolve any tree/post conflicts.
The light poles have been added to the landscape plan sheets are the plant material has been
aligned to not interfere.

4. Please remove the tree from in front of the Fire Department Connector.
The tree has been removed.

Parking Lot Landscaping (Zoning Sec 5.5.3.C)
1. Therequired parking lot interior area appears to be provided, but additional landscape islands are
required as end caps and to break up lines of parking spaces, covered and uncovered. Currently, a
landscape waiver is required for the interior landscaping. Itis not supported by staff.



The additional landscaped islands requested to break up the spaces have been added and
adequately landscaped.

2. Thereis a deficiency in parking lot perimeter trees provided and the layout of the provided trees is too
dense in certain areas and too sparse in others. A landscape waiver is required for the current
configuration. Itis not supported by staff.

The required trees have been provided. The layout of the trees has been revised to create a more
even application of plant material.

Multifamily Residential Landscaping Requirements (Zoning Sec 5.5.3.F.iv)
MultiZamily Unit Trees:

2. Only 12 new trees are shown in the calculation with the rest being provided by existing preserved
woodland trees. This is not allowed and the deficiency in trees provided would require a landscape
waiver. |t would not be supported by staff.

The woodland replacement calculations have been revised and labels have been added to clearly
represent the ordinance requirements.

Interior Drive Trees:

1. Based on the layout, a total of 17 trees are required along sections of drive that aren’t bounded by
parking spaces on both sides. 13 are provided near the drives, but many are not within 15 feet of the
drive, which is required to count toward the requirement.

Calculations have been revised on sheet C7.1 and plan has been revised. Existing tree #1945 was
used to meet the requirement. All proposed trees are within 15’ of the curb.

Plant List (LDM 10.h(10)):
3. The proposed tree diversity meets the requirements of the Landscape Design Manual for all but
Kindred oaks and the Oak genus.
The planting plan has been revised. Kindred Spirit Oak has been removed from all but the foundation
planting. Gleditsia Triacanthos ‘skyline’ is the most used species with 16 trees making up 12% of the
trees used. Acer is the most used genus with 29 trees making up 22% of the trees used.

Planting Notations and Details (LDM 10.h(12))
2. Please make the corrections noted on the landscape chart.
See response matrix below.

Storm Basin Landscape (Zoning Sec 5.5.3.E. and LDM 3)
2. Noindication of any Phragmites or Knotweed was noted on the plans. Please survey the site and
show any stands of either weed on the plans along with instructions for its treatment and removal.
A survey will be conducted in the spring when the vegetation is visible.

Irrigation (LDM 10.1)

1. The proposed landscaping must be provided with sufficient water to become established and survive
over the long term.

2. Please provide anirrigation plan or note how this will be accomplished if an irrigation plan is not
provided on Final Site Plans.
Irrigation will be provided for all proposed landscape areas outside of the detention basin with an
automated irrigation system. Irrigation system will be installed under a design/build contract by a
qualified irrigation contractor.



Responses to items identified as not meeting code.

ITEM

| COMMENTS

RESPONSE

Landscape Plan Requirements

Project Information
(LDM 10)

Please copy the
location plan to the
landscape plans.

A vicinity map has been added to
sheet C7.1

Landscape Architect Contact
Information
(LDM 10)

Nicholas Wallace, PLA
Phone: (507) 679-4400 ext. 1206
Email: nwallace@sda-eng.com

Sealed by LA
(LDM 10)

Sealincluded.

EXISTING CONDITIONS

Existing plant material existing
woodlands or wetlands
(LDM 10.h)

Woodland Replacement
calculations are provided on
sheet C7.6. These calculations
are based on the assumption that
339 surplus tree credits were
provided in 2001 as part of the
Central Park Estates
development in preparation for
this future development.
Confirmation and documentation
will be provided in support of this
assumption prior to final
approval.

Proposed Improvements

Existing and Proposed Utilities

Proposed lights are shown. Utility
layout has been revised to allow
for required landscaping.

Proposed Topography — 2’ contour
min.

1. Please add proposed
grading to the plans.

2. Show all required
landscape screening
berms on the
grading plan and
landscape plan if
they are provided.
They should match.

Contours have been included on
all landscape plan sheets.

Berm is shown on all Landscape
plan sheets and detailed on sheet
C7.4

Clear Zones

Please revise the clear
vision zones to have
them oriented at the
back of curb, not edge
of asphalt.

Clear zones have been revised.

Landscape Requirements

Berm Requirements
(Zoning Sec 5.5.3.A)

1. Alandscape waiver
is required along the
south side of the site
for the proposed
configuration, which

Berm is shown on all landscape
plan sheets. The aerialimage and
berm detail are shown on sheet
C7.4.




may not provide

sufficient screening

for the single-family residential
property to the south.

2. Additional plantings or an
alternate means of screening
that provides the same or better
opacity and audible blockage as
the required berm may be
required to earn staff support for
the waiver.

3. Please indicate, from an aerial
view of the site, the edges of
woodland on the adjacent
property south of the site on

the landscape plan to highlight
what areas need additional
screening. Woodland
replacement trees could be used
to provide additional screening.
4. If the berm will not be
provided, provide evidence
(photos, cross sections, etc.)
showing that what will remain
provides sufficient buffering for
the residences to the south.

The berm reaches a maximum
height of 3.3’ due to the space
restrictions imposed by the
property line and the proposed
detention basin.

Adjacent to Public Right of Ways

Min. Berm Crest Width

1. Alandscape waiver is required
for the missing berm.

2. It would be preferable to have
the berm south of the entry, but
as the building is behind the
detention pond and significant
landscaping, this waiver would be
supported by staff.

Owner will be requesting a waiver
for a reduced berm width.

Canopy deciduous or large
evergreen trees
(7)(10)(11)

1. Please correct the calculations
and required trees on the
landscape plan.

2. Alandscape waiver would be
required for the deficiency. It
would not be supported by staff.

Calculations have been revised
on Landscape Plan sheet C7.1.

Multi-Family Residential

Multi-Family Unit Landscaping
(Zoning
Sec 5.5.3.F.iii.b)

1. Preserved trees in the
regulated woodland may not be
counted as multi-family unit
trees.

2. Alandscape waiver would be
required for the proposed
landscaping. It would not be
supported by staff.

3. Multi-family unit trees may be
used to meet the interior and

Calculations have been revised
on Landscape plan sheet C7.1.

Tree Designation Labels have
been added to plant tags in order
to provide clarification as to
which requirement each tree
meets. Multi-family unit trees are
labeled with the tag “M”




parking lot perimeter
requirements but not interior
drive trees.

4. Please uniquely label multi-
family trees with an M to assist
with verification of which are
being used to meet the
requirement.

There are 60 canopy and 14
subcanopy trees proposed. The
subcanopy trees make up 19% of
the total multi-family unit trees.

Interior street landscaping
(Zoning
Sec 5.5.3.F.iii.b)

See the image below.

2. Please use the sections of
drive highlighted with blue on the
image below as the basis for the
calculation and provide all
required trees (do not include
the short section crossed out
with red Xes.)

3. Multi-family unit trees may not
be used to meet this
requirement.

4. Existing trees within 15 feet of
the drive may be used toward
the requirement if they’re not too
closely packed.

5. Trees located near accessways
could count as accessway
perimeter trees if they are moved
to no further than 15 feet away
from the curb (preferably closer).
6. Please uniquely label trees
serving as Interior Street Trees
with a letter such as |.

7. Allandscape waiver would be
required for any deficiency. It
would not be supported by staff.

The accessway trees were
removed from the unit tree
calculations.

Calculations were revised on
landscape plan sheet C7.1

Existing tree #1945 was used to
meet the requirement. All
proposed trees were brought
closer to the curb (within 15%)

All trees used in this calculation

were within the radius of the blue
zones provided on the map (from
the previous round of comments)

Interior Accessway trees are
labeled with the tag “A”

Parking lot islands
(Zoning Sec 5.5.3.c.ii,

i)

1. Please label the SF of every
island. Unlabeled islands

are highlighted in green on the
image below.

2. To count toward the parking lot
interior landscaping the islands
must meet or exceed the
minimum requirements and
have a canopy tree planted in it.
3. If all of the required interior
trees are used in islands,
perimeter trees may be used in
peninsula islands around the
outer edges of the parking areas.
4. A landscape waiver would be
required for a deficiency in

Allinterior parking islands now
have a label showing their square
footage.

Islands were added where the
map (from the previous round of
comments) designated them to

go.

Allislands now hold the required
number of trees unless
superseded by another
ordinance.




interior islands with canopy trees.
It would not be supported by
staff.

Contiguous space limit
(Zoning Sec
5.5.3.c.ii.0))

1. The island noted needs to be at
least 200sf and have a canopy
tree planted init.

2. There should be landscaped
endcap islands with canopy
trees for all parking bays.

3. Alandscape waiver would be
required for the non-compliant 24
space bay. It would not be
supported by staff.

The line of spaces noted for
having 24 contiguous spaces has
now been broken up by a
landscape island that exceeds
200 SFT.

Category 1: For OS-1, 0OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or
non-residential use in any R district (Zoning Sec 5.5.3.C.iii)

A,B,C, D Calculations

Please use the areas of the
parking lots on the insides of the
lines breaking up the vehicular
use areas between access drives
and parking on the image below
(arrows point toward the areas
to be used for interior parking).

If necessary, please increase the
area of the island between the
two 12-space parking bays
noted above as well as any other
undersized island to at least
200sf per tree planted in it.
Please correct the calculations
as noted above and provide

all required trees.

2. Interior trees must be within
islands that projectinto the
interior of the lot to provide better
shading and aesthetics within the
parking lot. Severalinterior trees
are not within the lot.

3. Please uniquely label interior
trees as such.

4. A landscape waiver would be
required for any deficiency in
trees provided. It would not be
supported by staff.

5. Multi-family unit trees may be
used to meet the interior parking
lot tree requirement,

Areas used in the calculations are
hatched and called out on sheet
C7.1.

Calculations have been revised
on sheet C7.1.

Trees provided to meet the
requirements are labeled “I”.

Parking Lot perimeter trees
(Zoning Sec
5.5.3.C.iv)

1. Please correct the calculations
based on the image below

2. The basis should be all of the
perimeter highlighted in green

on the markup below.

Calculations were revised on
sheet C7.1.

The tree planting layout has been
revised to more evenly distribute




(perimeter within 20 feet of the
building, except that on the

south end of the building does
not need to be included in the
calculation since the building will
help to shade the lot)

3. Trees should not be crowded in
one area and sparse in others.

4. Be careful not to crowd existing
trees with new trees.

5. Alandscape waiver would be
required for any deficiency in
trees provided. It would not be
supported by staff.

6. Please uniquely label trees as
parking lot perimeter trees.

7. Multi-family unit trees may be
used to meet the parking lot
perimeter tree requirement.

8. Existing trees may also be used
to meet the requirement if they
are spaced reasonably and are
within 15 feet of the parking lot or
garage.

the trees throughout the
requirement areas.

Trees provided to meet the
requirements are labeled
“P”.

Miscellaneous Landscaping Requir

ements

Plantings around fire hydrant
(Zoning Sec
5.5.3.c.ii.j)

1. Please lay out the utility lines
and structures such that the
required trees can be planted
with the required spacing.

2. Oneisland in the north parking
lot shows a water line running
through the center of it such that
the required tree couldn’t be
planted init. Please revise

the water line layout so there is
room for the tree.

3. The storm line leading from the
parking lot to the detention basin
also limits the room available for
the tree in that island. Please
move that line.

4. Please move the tree in front of
the FDC so it is easily accessed
and don’t plant anything taller
than 12” near it.

Utility lines were rerouted so that
the landscape requirements
could be met.

Tree that was previously shown in
front of the FDC has been
relocated.

Snow Deposit
(LDM 10)

Please indicate areas good for
snow deposits that won’t damage
landscaping.

Snow deposit zones have been
located where appropriate across
the site.

These area have been delineated
on sheet C7.1.




Transformers/Utility Boxes (LDM
6)

2.If box locations are not
determined by final site plans,
add a note to plan stating

that all utility boxes are to be
landscaped per the detail.

3. Please add an allowance of 10
shrubs per box on the plant list
and label as such

The note was added.

The allowance of 10 shrubs per
utility box was added to the plant
schedule.

Detention/Retention Basin
Planting Requirements
(LDM 6)

1. Please clearly show and label
the permanent water level line on
Sheet C7.5

2. Please correct the seed mix
callout on Sheet C7.5.

3. Please add a note stating that
“The contractor shall send

proof of the native mix to be used
in the form of a photo of the seed
bag or copy of the invoice to
rmeader@cityofnovi.org for
approval prior to planting.”

4. Woodland replacement trees
may be used to meet the tree
requirement if they are protected
by a conservation easement.

5. Please uniquely label such
trees as woodland replacements.

The permanent water line is now
called out on sheet C7.5.

The seed mix callout on sheet
C7.5 has been updated to add
the requested information.

Trees provided to meet this
requirement are tagged “B”.

Landscape Notes and Details — Plant List (LDM 4,11)

Botanical and Common Names
(LDM 4, 11)

1. Woodland replacement trees
should not be included in the tree
diversity calculation, and species
that represent what is being
removed should dominate the
woodland replacements.

2. Kindred oaks may not count as
deciduous canopy trees as their
mature canopy width does not
meet the minimum 20 feet. They
can be used as foundation
landscaping and multi-family unit
trees but they would count as
subcanopy trees.

3. Kindred oaks may also not
count as woodland replacement
trees since they are a hybrid of a
native and a non-native species.

Kindred Spirit Oak has been
removed from all but the
foundation plantings.

Gleditsia Triacanthos ‘skyline’ is
now the most used species with
16 trees making up 12% of the
trees used.

Acer is now the most used genus
with 29 trees making up 22% of
the trees used.

Cross-Section of Berms (LDM 1.a.(1))

Slope, Height, and Width
(LDM 1.a.(1))

If aberm is proposed,
please add a cross-section
detail showing

the specifications to the
left.

Berm cross section has been
added to sheet C7.4.

Notes (LDM 10)




Installation date
(LDM 2.1. & Zoning Sec 5.5.5.B)

* Provide intended date
* Between Mar 15-Nov 15

Please add to the landscape
plans.

The requested note was added to
sheet C7.3 in the ‘NOVI
SPECIFICATIONS’

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

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

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

Please show maintenance period
as 2 years.

The requested note was added to
sheet C7.3 in the ‘NOVI
SPECIFICATIONS’

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

Shall be northern nursery grown,
No.1 grade.

Please add to the landscape
plans.

The requested note was added to
sheet C7.2in the ‘LANDSCAPE
NOTES’

Establishment Period
(Zoning Sec 5.5.6.B)

2 yr. Guarantee

Please show maintenance period
as 2 years.

The requested note was added to
sheet C7.3in the ‘NOVI
SPECIFICATIONS’

Approval of Substitutions
(Zoning Sec 5.5.5.E)

City must approve any
substitutions in writing prior to
installation.

Please add to the landscape
plans.

The requested note was added to
sheet C7.3in the ‘NOVI
SPECIFICATIONS’

General Landscape Requirements (LDM)

General Conditions (LDM 11)

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

Please add callouts
near the property line.

The requested note was added to
page C7.2in the ‘LANDSCAPE
NOTES".

Additionally callouts were added
to each landscape plan sheet.

Irrigation (LDM 10.1)

Please add irrigation plan or
information as to how plants will
be watered sufficiently for
establishment and long- term
survival.

Irrigation will be provided for all
proposed landscape areas
outside of the detention basin
with an automated irrigation
system. Irrigation system will be
installed under a design/build
contract by a qualified irrigation
contractor.

Plant Sizes for ROW, Woodland,
Replacement, and others
(LDM 11.b)

Refer to LDM section 11.b for size
Requirements

Please include required
sizes on the plant list.

Req. sized from the LDM were
added in a new column next to
the sizes of each tree.

Recommended trees for planting
under overhead utilities

1. Clearly show any overhead
lines on landscape plan.

There are no proposed or existing
overhead utility lines.




(LDM 3.e)

2. Use plants of appropriate size
in proximity to those lines.

3. If there are no overhead lines
on the site, please add a note
stating that.

A note has been added to sheet
C7.5 stating that.
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e RECEIVED
R CITY OF NOVI

FED 17 2028 FEB 20 2026
RESPONSE FORM

CITY OF NOVI
COMMUNITY DEVELOPMENT

JSP25-33 CENTRAL PARK SOUTH, LOCATED EAST OF BECK ROAD, NORTH OF ELEVEN MILE
ROAD (SECTION 16) FOR PRELIMINARY SITE PLAN, WETLAND PERMIT, WOODLAND PERMIT,
AND STORMWATER MANAGEMENT PLAN APPROVAL.

You are invited to attend the public hearing on February 25, 2026 and voice your support or objection.

Participants may also choose to submit comments that can be read into the record if they are unable
to attend. To submit a written reply, you may use this form to reply by mail, email, or fax. Returning this
form by mail, email, or fax has as much validity as verbal comments. Signed comments will be added
to the record of the meeting. Unsigned or anonymous comments WILL NOT be considered. Written
comments must be received by 4:00 PM on the day of the meeting.

Return via email: schoi@cityofnovi.org

Return via mail or fax: Community Development Department
45175 Ten Mile Road, Novi, Michigan 48375
248-347-0475 (Main) 248-735-5633 (Fax)

Information regarding the project will be available the Saturday prior to the meeting date at:
https://www.cityofnovi.org/agendas-minutes/planning-commission/2026/.

Plans are available for viewing during the City's regular business hours, Monday thru Friday, 8:00 AM 1o
5:00 PM, at the Community Development Department, or by contacting bmcbeth@cityofnovi.org.

wl SUPPORT [ ] 1oBiEcT

TO THE ABOVE REQUEST FOR THE FOLLOWING REASONS:

SIGNATURE: AN =F
PRINT NAME: JQOQ!{D@ F Bels
aooress: 1730 L ntal YarK Blvd Ny .l ™M 483

*** IN ACCORDANCE WITH MCL 125.3103:
- NOTICE SHALL BE GIVEN TO ALL PERSONS TO WHOM REAL PROPERTY IS ASSESSED WITHIN 300 FEET OF THE SUBJECT PROPERTY.

- IF A SINGLE STRUCTURE CONTAINS MORE THAN 4 DWELLING UNITS OR OTHER DISTINCT SPATIAL AREAS OWNED OR LEASED BY
DIFFERENT PERSONS, NOTICE MAY BE GIVEN TO THE MANAGER OR OWNER OF THE STRUCTURE, WHO SHALL BE REQUESTED TO POST
THE NOTICE AT THE PRIMARY ENTRANCE TO THE STRUCTURE.



	Top
	Item 1.	JSP25-33 Central Park South
	JSP25-33 Central Park South PC Packet

	Item 2.	JSP25-34 Armstrong Warehouse
	JSP25-34 ARMSTRONG WAREHOUSE PC Packet 2-25-26

	Item 1.	JSP26-01 City Gate Rebuild
	JSP26-01 CITY GATE PC Packet 2-25-26

	Item 2.	January 14, 2026 Planning Commission Minutes
	1-14-26_Draft Minutes_Barb Reviewed 

	Bottom

