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supported by staff given the justifications provided. Additional information will need to be reviewed at 
the time for Formal PRO plan submittal to confirm.  
 
While many commercial uses could be developed on the site under the current zoning, staff has 
highlighted some of the detriments of a car dealership adjacent to residential areas, which include noise, 
lighting, traffic, and security concerns. The City will want to ensure that if this project is approved, those 
detriments are minimized or mitigated to protect the adjacent neighbors.  
 
The proposal helps fulfill objectives contained in the Master Plan for Land use, as well as other positive 
outcomes, such as: 

1. The objective to support retail commercial uses along established transportation corridors,   
2. The B-3 district is consistent with the Master Plan for Land Use designation for Community 

Commercial. 
3. The impacts on traffic and public utilities are expected to be similar to development under the 

existing zoning.  
4. Submittal of a Concept Plan and any resulting PRO Agreement provides assurance to the Planning 

Commission and the City Council of the manner in which the property will be developed, and can 
provide benefits that would not be likely to be offered under standard development options.  

 
As detailed in the review letters, there are comments staff will look at closely in the Formal PRO submittal, 
which include:  

1. Whether the buffer proposed along the south property line will be sufficient to provide the desired 
audio and visual screening to the adjacent residential district to the south.  

2. Identifying the deviations requested from the sign ordinance standards,  
3. Additional information to determine compliance of the lighting plan,  
4. Whether any additional conditions that would provide a benefit to the public will be offered as part 

of this request.  
 
This initial public hearing is an opportunity for the members of the Planning Commission to hear public 
comment, and to review and comment on whether the project meets the requirements of eligibility for 
Planned Rezoning Overlay proposal. Following the Planning Commission public hearing, the project 
would then go to City Council for its review and comment on the eligibility.   
 
After this initial round of comments by the public bodies, the applicant may choose to make any 
changes, additions or deletions to the proposal based on the feedback received. The subsequent 
submittal would then be reviewed by City staff and consultants, and then the project would be scheduled 
for another public hearing before Planning Commission. Following the second public hearing on the 
formal PRO Plan the Planning Commission would make a recommendation for approval or denial to City 
Council.  
 
Tonight, the Planning Commission is asked to hold the public hearing, and to review and comment on 
the proposed rezoning. Members may offer feedback for the applicant to consider that would be an 
enhancement to the project and surrounding area, including suggesting site-specific conditions, revisions 
to the plans or the deviations requested, and other impressions. No motion is needed. 
 
Representing the project tonight are attorney David Landry and dealership owner Steven Saltz and their 
team.  
 
Chair Pehrson invited the applicant to address the Planning Commission.  
 
David Landry stated he is representing Feldman KIA requesting a rezoning from NCC to B-3 with a PRO to 
limit the development to a single B-3 use auto dealership. The history of the property is that it was previously 
used as a long-standing Glenda’s Nursery for landscaping.   
 
The existing NCC zoning would permit a 36,000 square foot retail building with significant parking and the 
building could be significantly closer to the southern border, which has residential. What KIA is proposing 
is not a whole lot different, except the building is significantly more to the north than what could be built 
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on an NCC property.  
 
The use is consistent with other uses on Grand River. There are several auto dealerships along Grand River, 
so this use is certainly not strange to this particular part of the city or Grand River Ave. There are no 
additional curb cuts that are being proposed.  
 
With respect to the adjacency to the south, there are four residences immediately abutting this property.  
The existing 4-6 foot berm would be raised to 8 feet to satisfy the Ordinance. Existing dead plantings would 
be removed, and evergreens would be added on top of the berm to satisfy the ordinance opacity 
requirements. In addition, there would be a retaining wall on the northern side of the berm, on the KIA 
property. The building itself would be 188 feet away from any residence to the south. For the residents 
abutting the southeast corner there is the detention basin.  
 
The economic impact - $7,000,000 is what this will cost. It would create 175 to 200 construction jobs, and 
it would create between 40 and 50 permanent jobs at the dealership. 
 
The PRO ordinance requires two things. First, site specific conditions that are more limiting than the 
proposed zoning ordinance, which would be B-3. The proposed use setbacks are greater, and the use 
would be limited to auto dealership use. The dealership would not operate on Sunday, an NCC use could 
operate seven days a week. Hours of operation would be limited and because this is an auto dealership, 
the transits where the big trucks come and deliver the vehicles would be limited to 8:00 AM to 6:00 PM on 
weekdays only. 
 
Mr. Landry is interested at this stage of the PRO process what the Planning Commission has to say about 
the use. It is important to recognize what the planning department has stated about the use in 
comparison to NCC. They examined whether relative to other feasible uses that would have detrimental 
impact on existing thoroughfares, and the conclusion was the use is not expected to increase the 
demand on public services and utilities. Also important is the Master Plan, whether relative to other 
feasible uses, the proposed site is consistent with the goals, objectives and recommendations of the 
Master Plan. The conclusion was the Master Plan recommends community commercial uses, which 
include uses permitted within B-2 or B-3. Finally, whether relative to other feasible uses on the site, will the 
proposed use promote the use of land in a socially and economically desirable manner. The conclusion 
is the redevelopment of the site will remove a long standing non-conforming use and improve the site 
visually from Grand River Ave. The investment in site improvements as well as the jobs created will benefit 
the area economically. 
 
Five waivers have been requested. That's not for this stage of the analysis, but four have been supported 
by the administration. The fifth is dealing with signage which is still being addressed and will be resolved.  
 
Public benefit is always an issue with respect to a PRO as there is no specific public benefit mentioned in 
the Ordinance. It simply must outweigh the detriment. The report from the Planning Department is that 
this is similar to other uses that could be there. There is much detriment. A meandering sidewalk is being 
proposed along Joseph Avenue with three specific areas with benches and decorative light poles. Mr. 
Landry believes that would be a public benefit.  
 
With respect to the public responses in the Planning Commission packet, there was one negative 
comment from a gentleman who does not reside directly behind the proposed dealership.  
 
Chair Pehrson opened the public hearing and invited members of the audience who wished to speak to 
approach the podium.  
 
Dave Stanley stated he has lived on Joseph Drive for forty years. He has seen the complete evolution of 
this dead-end cul-de-sac that when Mr. Stanley moved in had corn growing on three sides around the 
development. Today, it seems to be an expressway between Ten Mile and Grand River when some angry 
driver gets upset and endangers all our children and grandchildren. Mr. Stanley is ready for the 
construction to be done.  
Another concern is if this new development will create more traffic on Joseph Drive from customers who 
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want a test drive or repairmen who want to test repairs. That's not acceptable to the parents and 
grandparents that live on the street who feel like it's unnecessarily endangering children.  Over the last 
couple of years especially, there has been zero enforcement of the excessive speed down through what 
was a dirt road and is now just a chip sealed piece of asphalt. It's not very wide, so drivers are dodging 
children and other cars as they race up and down it. Anything that causes additional traffic down Joseph 
is not acceptable.  
 
The berm on the south side of the proposed development has been improved, but the berm along Joseph 
Drive has been eliminated. There has been a berm surrounding both the residential side and the Joseph 
Drive side for about the past 20 years. Eliminating that berm along Joseph and moving the pond closer 
to the road seems to add an element of danger to our children.  
 
Mr. Stanley is essentially not against this use, but another concern is the traffic. If you've tried to go down 
Joseph and turn on Grand River, particularly during rush hours, it's imperative to use the center lane to 
wait until traffic is clear and then merge into the traffic stream. More traffic coming in and out on the 
south side of the road is only going to make it that much harder for us to get out of the subdivision. There 
are some logistical concerns that Mr. Stanley prays the Planning Commission will consider to allow people 
to feel as safe as possible in their homes.   
 
Anthony Geers, 24806 Joseph Drive, stated he is not necessarily opposed to the property being 
developed but is concerned with what may come along with that. If you drive down Grand River from 
Haggerty to Meadowbrook, where all the car dealerships are, the car haulers off load in the center lane. 
They don’t pull onto the property. That is a concern for residents to turn left onto Grand River off Joseph 
Drive.  
 
Mr. Geers had five kids in an area without sidewalks. What Mr. Stanley just stated about traffic already 
being bad coming down Joseph will only increase. Mr. Geers is concerned about the safety of his kids. 
Mr. Geers is also concerned about the lighting at night since the property abuts a residential area and 
hearing, “Harry, you have a customer in the showroom” over the loudspeakers. If these issues could be 
addressed, Mr. Geers would not be opposed to the development. 
 
Seeing no one else, Chair Pehrson requested Member Lynch read the correspondence received on the 
matter. There were eleven responses received, one in support and three opposed.  
 
Chair Pehrson closed the public hearing and turned the matter over to the Planning Commission for 
consideration. 
 
Member Lynch stated that his biggest concern has been addressed which was the berm. Adding 
evergreens with get up to 90% opacity plus sound deadening in all seasons. The access drive off Joseph 
Drive in an earlier proposal has been eliminated. Member Lynch thinks it fits the area even though it might 
not be next to all the other car dealerships.  
 
Member Lynch inquired to the applicant regarding unloading in the center lane on Grand River. Steve 
Saltz responded he is the owner’s representative. The dealership is not allowed to unload in the center 
lane. At the Chevy store, there is a loading zone at the back of the property. If they were to unload in the 
center lane would get a fine. There will also be no test drives on Joseph Drive.  
 
Member Lynch was concerned about the abutment to residential if this were to be rezoned. It looks like 
there is plenty of foliage and a five-foot hedge along Joseph with street trees. The landscape review 
recommends approval. The lighting will all be pointed down so the evergreens on the berm will shield any 
spillover lighting to residential.  
 
Member Becker stated he is not sure about the idea that if there are no detriments, then there doesn't 
have to be any public benefit for PRO. That might be a little dangerous when the applicant comes back 
to request approval of the PRO. He does not see a lot of public benefit here other than perhaps the 
sidewalk.  
Member Becker will challenge the idea that no trucks unload or load cars from the center left turn lane 
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in front of the Feldman dealerships. He lives very close to there and it happens quite regularly.  
 
The other thing for public benefit is KIA already has an existing building and employees, so quoting the 
public benefit of new employees would have to subtract how many are currently employed and what's 
the total employment in your new building. Otherwise, that's kind of a misstatement of fact. 
 
Grand River is between Haggerty and Novi Road is all car dealerships, so it certainly does fit. It's probably 
better than what might be built on the former Glenda's property. 
 
Member Becker would recommend that the applicant look into building up the public benefit with real 
numbers and terms.  
 
Member Verma had two concerns, which have already been addressed. One was the loading and 
unloading of vehicles, and the other was the lighting.  
 
Member Roney stated that it seems Novi has an auto corridor along Grand River, with about seven 
dealerships there, so this is very fitting. He is in favor of the project. The Glenda’s property has been looking 
pretty bad for a number of years now. It was a good improvement to get the old structures removed and 
the lot cleaned up, but it still needs some love. He is not sure if the sidewalk is enough of a benefit. There 
may be opportunities with bus stops along Grand River.  
 
Member Avdoulos agrees that the proposal is compatible with what that area of Grand River is known 
for. The applicant has provided a great graphic that shows the lighting calculations along the property 
line to be one foot candle or less. That graphic could be made available to the resident who had 
concerns about the lighting.  
 
The hedge and sidewalk along Joseph Drive is a nice addition. Maybe there is a way to talk to the City 
to help mitigate the speeding down Joseph as a public benefit, possibly with speed bumps.  
 
Member Avdoulos would like to better understand the acoustics in terms of any noise emanating from 
the dealership for the residents. Most of his other concerns have been addressed.  
 
Chair Pehrson stated he agrees with the Planning Commissioners comments. He would also suggest 
looking into other dealerships that abut residential to get feedback from those residents relative to their 
experience being next to a dealership as well as any available empirical data that exists relative to 
security surrounding car dealerships to help the residents feel more comfortable. The language in the PRO 
document should include emphasis on not driving down Joseph for any test drives or unloading in the 
center lane of Grand River Avenue.  

 
This agenda item was discussed, but a motion on the item was not required. 
 

6. JZ23-41 SAKURA EAST PRO PLAN WITH REZONING 18.743  
Public hearing at the request of Sakura Novi LLC for Planning Commission’s recommendation to 
City Council for a Zoning Map Amendment from Light Industrial to Town Center One with a Planned 
Rezoning Overlay. The subject site is approximately 3.5-acres and is located south of Eleven Mile 
Road, west of Meadowbrook Road (Section 23). The applicant is proposing to develop a 45-unit 
multiple-family townhome development. 
 

Senior Planner Bell stated the applicant is proposing to rezone about 3.5 acres south of Eleven Mile Road, 
to the west of Meadowbrook Road, utilizing the Planned Rezoning Overlay (PRO) option.  The existing 
development to the east is largely office developments, with some vacant parcels to the west. The City’s 
public works and police training facility is to the north, and a Verizon cell tower is located on the property 
to the south.  
 
The current zoning of the property is I-1 Light Industrial as are the properties surrounding the site.    
 
The Future Land Use Map identifies this property and those around it in red hatch as TC Gateway, which 
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REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 
MONDAY, DECEMBER 2, 2024, AT 7:00 P.M. 

 
Mayor Fischer called the meeting to order at 7:00 P.M.  
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL: Mayor Fischer, Mayor Pro Tem Casey, Council Members Gurumurthy, 

Heintz, Smith, Staudt, Thomas 
 
ALSO PRESENT: Victor Cardenas, City Manager 
 Danielle Mahoney, Assistant City Manager 
 Tom Schultz, City Attorney 
 
APPROVAL OF AGENDA:  
 
CM 24-12-162 Moved by Casey, seconded by Thomas; MOTION CARRIED: 7-0
                   

To approve the agenda as presented. 
   
Roll call vote on CM 24-12-162 Yeas: Casey, Gurumurthy, Heintz, Smith,   

Staudt, Thomas, Fischer 
 Nays: None  
 
PUBLIC HEARINGS:  
 

1. Program Year 2025 Community Development Block Grant (CDBG) Application 
 

No public comments were made.  
 
PRESENTATIONS:  
 

1. Robotics Demonstration  
 
Black Frog Robotics Team #6134 from Novi Middle School was present to talk about 
FIRST Robotics and what their team does. FIRST is a world leading youth serving global 
organization founded by mentor Dean Kamen. Its purpose is to prepare the young people 
of today for the world of tomorrow. Its vision is to transform our culture by creating a world 
where science and technology are celebrated and where young people can dream of 
becoming science and technology leaders. FIRST core value is Gracious Professionalism 
which encourages high-quality work, emphasizes the value of others and respects 
individuals & the community. The second core value is Coopertition which fosters 
innovation by promoting unqualified kindness and respect in the face of intense 
competition. FIRST Robotics has three competitions: Lego League, Tech Challenge and 
Robotics Competition. Every team starts by going to qualifying tournaments. After that, 
they advance to the state championships. Finally, some teams advance to the World 
Championships. Their state competition is next week. There are also different awards they 
can win. Their team has ten members from grade six to eight. They have coaches, 
mentors, sponsors and their parents are very helpful. The team was founded in 2011 and 
has an amazing history. They were the first FTC team in Novi. They got to World seven 
times and won the Inspire Award 12 times. There are certain timelines that allow people 
to join and register for the team. Gracious Professionalism is an important part of the FTC. 
Their coaches emphasize the values of being respectful to each other and humble and 
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Approval to purchase two 2025 Police Chevrolet Tahoe from Berger 
Chevrolet through the MiDeal Cooperative purchasing contract, in 
the total amount of $105,648.00. 

 
Roll call vote on CM 24-12-165 Yeas: Smith,   Staudt, Thomas, Fischer, Casey, 

Gurumurthy, Heintz 
  Nays:  None 
 

3. Initial review of the eligibility of Feldman Kia, JZ24-32, to rezone property at the 
southwest corner of Grand River Avenue and Joseph Drive from Non-Center 
Commercial to General Business with a Planned Rezoning Overlay.  

 
The City Manager said this request involves nearly five acres on Grand River Avenue and 
is formerly the site of Glenda’s Garden Center. The plan is to move the Feldman Kia 
dealership from down the street to this location and convert the current Kia to a Genesis 
store. The site will be rezoned B-3. The current zoning does not allow car dealerships, 
and this PRO request will do exactly that. This is an initial review and requires no action 
from Council. It will go to the Planning Commission before returning to Council for 
consideration.  
 
The Mayor reminded his colleagues of the process and that this will go to Planning and 
then come back to them for tentative approval of the agreement. Council’s goal at this 
meeting is to give clear indication of any thoughts, considerations and some indication of 
where they might fall on a future vote.  
 
David Landry was present on behalf of Feldman Kia. The applicant is requesting a 
rezoning from NCC, non-center commercial, to B-3 with a planned rezoning overlay. They 
are proposing to limit the development to a single B-3 use, an auto dealership. The 
property has been a longstanding non-conforming use and the idea with a non-conforming 
use is it can’t be expanded and eventually, you want it to go away. We are proposing an 
auto dealership, a Feldman Kia Dealership. Under the current zoning, a 36,000 square 
foot building could be built with a rear setback of 20 feet. There are residential properties 
along the back of the property. The use in question would be consistent with what in on 
Grand River. What they are proposing is to build a building which will have a 188 feet rear 
setback. NCC parking setback if 10 feet and they are proposing 53 feet plus there’s a 
retention pond at the rear so for those folks, the setback is even further. The existing berm 
has dead trees on it. They are proposing to raise it to eight feet, which would satisfy the 
ordinance. The numerous dead trees would be removed, and they would be replaced with 
evergreen trees. On the north side of the berm, there will be a four foot retaining wall, so 
headlights are not going to shine there. So, you take the four foot retaining wall, the 
additional four feet is eight feet and then on top of that would be the evergreen trees. With 
respect to the impact on traffic, the Planning department concluded the traffic impact study 
provided indicates fewer trips generated by the proposed use than other potential uses. 
There would be no curb cuts on Joseph Drive so no one could come in and out of that 
residential drive. With respect to capabilities of public services, the use is not expected to 
increase the demand on the public service and utilities relative to other feasible uses of 
the site. There aren’t any compatibility issues with natural features. Whether it’s 
compatible with adjacent uses, the proposed use is similarly compatible to their uses that 
could be developed under the current NCC zoning master plan. The administration says 
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the master plan recommends community commercial uses, which include uses permitted 
within the B-3 district. We are consistent with the master plan and whether relative to other 
uses, the proposed use will promote the use of land in a socially and economically 
desirable manner. The administrator points out the redevelopment of the site will remove 
a longstanding non-conforming use and improve the site visually from Grand River. The 
investments in the site improvements as well as the jobs created will benefit the area. 
Economic impact is $7 million. This would create 175 to 200 construction jobs and about 
25 new full-time jobs when Feldman’s expands. With respect to the PRO ordinance, 
there’s two requirements. Number one, it has to be shown site conditions more limited 
than the proposed zoning district. Number two, a public benefit has to be shown. With 
respect to the site specific aspects that are more limiting than B-3 would allow, they’re 
limiting the use. There’s 20 principle permitted uses allowed in B-3 and they’re willing to 
limit it to one. Setbacks in B-3 are 30 feet from the front and this will be 90 feet. Rear 
setbacks are 20 feet, and this will be 188 feet. Side setbacks under B-3 are 15 feet and 
this will be 212 feet on the east and 77 feet on the west. Parking setbacks are 20 feet from 
the front and 10 feet from the rear. This would be 20 feet from the front and 53 feet from 
the rear. This is more strict than B-3 would allow. Days of operation would be six days a 
week, Monday through Saturday, which is more restrictive than an NCC use. Hours of 
operation would be 7:00 AM to 6:00 PM Tuesday, Wednesday & Friday, 7:00 AM to 9:00 
PM Monday & Thursday and 8:00 AM to 4:00 PM on Saturday. The applicant would be 
happy to include in the PRO that the large auto transit vehicles would not be allowed on 
Grand River and all unloading would be done on premises. Moving on the public benefit, 
it's known that the public benefit has to outweigh the detriment. Along Joseph Drive, the 
applicant proposes putting in a meandering sidewalk. There would be three points along 
that sidewalk that would have a bench and a decorative bench in the  back with decorative 
light poles. In addition, they are also proposing to put two covers at the existing bus stops 
on the north and south side of Grand River.  
 
Mayor Pro Tem Casey said she thinks that having car dealerships on Grand River makes 
a lot of sense and what is planned makes a lot of sense. She does have concerns about 
how close the residential area is to the south. She knows there’s been a noise impact 
study, but Council did not get it. She wants to understand the impact of the general 
operation of a dealership to the residents to the south. Steve Saltz, Director of Facility and 
Real Estate for Feldman, responded that the loading and unloading of cards would take 
place at the rear of the facility and would occur weekly. The Mayor Pro Tem confirmed 
with Mr. Saltz where the public can enter the building for vehicle service in addition to 
where employees who service the vehicles enter and leave the building. She also 
confirmed that Saturdays were also available for service. The Mayor Pro Tem inquired if 
cars parked at the very rear of the property would need to be started and allowed to run 
on any kind of a regular basis and Mr. Saltz replied no, not to his knowledge, and that 
vehicles parked back there will mostly be service vehicles. Mr. Saltz also said that the 
current location will not be a Genesis dealership but a used car expansion to the Chevy 
store. The Mayor Pro Tem then asked City Attorney Schultz if car deliveries can only take 
place on site and test drives are not allowed on Joseph Drive, how does the City enforce 
those? Mr. Schultz said it’s essentially a breach of contract and there are various 
enforcement mechanisms written into the agreement plus it’s all subject to the code 
violation provisions. She loves the idea of the berm and retaining wall but would like to 
see if there’s a way to consider doing more of a wall which will help screen some of the 
noise. Mr. Saltz for clarification on what the Mayor Pro Tem is asking for exactly in terms 
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of the audible concerns as the service department is closed earlier than the store and it’s 
not a body shop with banging of metals. He doesn’t know that there’s noise that transfers 
outside the shop into the parking lot. He’s never had that as a complaint. Mayor Pro Tem 
Casey explained that since she doesn’t know what’s in the noise impact study yet, she 
was just sharing some initial concerns and thinks it’s helpful to know that there is no body 
shop work that will take place at the site. She thinks the covered benches are a lovely 
suggestion but there will have to be conversations with SMART to make sure they will 
accept that opportunity as well.  
 
Member Staudt said as somebody who’s lived in that area for 30 years and watched 
tractors, forklifts and lots of other equipment, this is a huge benefit to not having a 
greenhouse with a robust farm around it. He’s not worried about the noise. This is one of 
the best proposals he’s seen in a long time. This dealer has clearly listened to the Planning 
Commission staff. This is an excellent piece of property to put this. They always want to 
put our new commercial business on the Grand River corridor as opposed to some of the 
others. He’s pleased with what he’s seen at the Jaguar dealership which has been 
outstanding. This is an excellent development and he’s going to support it.  
 
Member Smith said he was concerned about the parking lot lighting, especially the south 
side that butts right up against the residential and wanted to know if those lights were on 
all night. Shane Burley of Studio Detroit Architect said they use full cutoff fixtures, and they 
also put on back shields. Those help to mitigate glare and lights spilling over the property 
lines. The controls for these types of lights are pretty much wireless to where they  can be 
dimmed down to 30% at night. If somebody pulls on the site, those lights in that area can 
go to 50%, 60%, 80% brightness and alert security. They can keep a secure site monitor 
activity but then afterwards, they dim back down. Member Smith asked for further 
explanation regarding the underground storage and how that works. Shiloh Dahlin of 
Alpine Engineering, site civil engineers for the project, said there is a small infiltration basin 
on the southeast corner of the property. What they are proposing to do is to enlarge that 
infiltration basin that’s currently there and include some underground detention. They did 
some preliminary soil borings, and the infiltration rate seems to be favorable for infiltration 
at the site. There will be storm sewer with the parking lot itself, basically to route it to the 
infiltration bases and underground detention area. Member Smith says he likes not 
unloading on Grand River and thinks that is a positive thing.  
 
Member Gurumurthy noted that there have been numerous complaints from neighbors of 
the existing Feldman dealership related to the afterhours audible speech enhanced alarm 
system and wanted to know how to make sure that doesn’t happen at the new premises. 
Mr. Saltz replied that they have quite a large investment in these vehicles, and they have 
to protect their investment, so they have a live monitoring system that’s in place. That 
means they have camera surveillance throughout the parking lot. There are audible 
announcements that ask people, if they’re there after certain times, to leave the private 
property. They did turn the volume down at the Novi Chevy store because they did receive 
complaints, but they’ve also had a lot of vehicles stolen from there. They have this system 
in 15 of their 20 locations and it has cut down theft dramatically and they have reports to 
show that. They had the volume at the Novi Kia and Chevy store turned down so much 
that the police asked them to turn it up because as a deterrent, it was working. They’re 
cognizant of their neighbors but they do have to protect their investment. They have an 
alarm, and it goes off as needed but not 24/7.  
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Member Thomas was concerned about light pollution and asked how tall the lights would 
be. Mr. Burley replied that a typical interior parking lot light is 22.5 feet tall overall. Member 
Thomas asked where those lights would be located in regard to the south and he replied 
they would be at the 55’ setback, on the edge of the parking lot. Member Thomas stated 
that she was concerned about those residents and keeping them shielded away from that 
light pollution. We’ve had complaints from people regarding lighting and they’d have to 
buy blackout curtains. It’s terrible to have to try to deal with that in the nighttime. She 
knows dealerships with the security issues, the lights are on all the time. She’s also 
concerned about the impacts the additional traffic will have on an already congested 
Grand River. Mr. Landry thanked her for her concern, and they’ll address that in their 
additional submissions. Member Thomas said she did like the covered benches for the 
bus stops, but her biggest concern is the lighting and making sure that the lighting is not 
affecting those people who live behind that area.  
 
Member Heintz said one thing that piqued his interest was the security sound system and 
the applicant’s ability to increase and decrease the volume to have a maximum sense of 
security without trying to disrupt or bother the neighbors. He asked the applicant if they 
knew what distance did they need to have to keep the volume mitigated at the residents’ 
level? He acknowledged that they are at that beginning phase and inquired if they also 
knew at what distance and thickness of trees to block out the sound. He thinks it’s great 
to think about a balance for everyone.  
 
The Mayor asked the applicant, since they are over the required amount of parking spaces 
allowed under B-3, if they have contemplated removing the 15 spaces in the southern part 
of the lot in order to enhance the setback or expanding the retaining wall. Mr. Saltz 
responded that they do need to have a certain number of parking spaces to make this 
work financially and what they’ve designed here is to house the employees, new cars and 
service vehicles. Mr. Landry also stated that parking is a huge issue for car dealerships 
because manufacturers require that they hold a certain amount of inventory. He stated 
that they would look into the Mayor’s recommendation. The Mayor said this was just an 
interesting concept that just came to him, and it seems to him that if there was a way to 
enhance the berm, it would be a good thing. The last thing they want to do is cause a 
parking issue on Grand River or along Joseph. The Mayor said he considers this to be 
compatible with the area, the master plan and current NCC zoning. He likes that there’s 
no additional curb cuts required as well as the winding path and thinks the enhancement 
with the bushes behind the benches will be a nice addition along Joseph Drive and the 
retention pond is also a good addition. He would like to see the unloading issue addressed 
in the PRO. The work the applicant has done with the berm and inclusion of new trees is 
a wonderful addition that will do the best to shield the residents that will be impacted. He’s 
seeing a situation where the benefits outweigh any detriment. He thinks a lot of good work 
has gone into this and looks forward to seeing further revisions and enhancements 
through the planning process.  
 
Member Smith said that in regard to the berm he thinks more detail on the trees, such as 
height and density, would help them to feel more comfortable about the noise and lighting 
issues.  
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Member Staudt asked City Attorney Schultz if there was a law against trucks parking in 
the middle lane and unloading. Mr. Schultz replied that he suspects there is. Member 
Staudt said he drives that stretch past the other Feldman dealership every day and every 
day there are trucks sitting in front of Feldman unloading vehicles and thinks there should 
be a conversation with the general manager.  
 

AUDIENCE COMMENTS: John Waack, 24841 Joseph Drive, lives in the house that would be 
directly behind the proposed dealership. He spoke about the trees located on the existing berm. 
There are about 50 – 60 trees currently and only about a third of them need care. His concern is 
if the berm is raised, all the existing trees will be removed and replaced with smaller and fewer 
trees. Right now, there is 30 feet tall trees and five feet of berm which gives 35 feet of barrier. He 
doesn’t think it makes sense to take all the trees down. If the berm is taken care of, the lighting 
issue will probably be okay. In regard to storm water management, there will be a lot more asphalt 
going in. Glanda’s was pavers and water goes through pavers but not through asphalt so when 
there’s overflow, it goes down Joseph and there are no drains and that’s not good.  
 
COMMITTEE REPORTS:  
 

1. Ordinance Review Committee 
 
Mayor Fischer said the Committee met earlier to discuss the fireworks ordinance. They 
should be bringing something before Council at a date at meeting soon. Another item 
discussed was uses under the B-3 district. 

 
2. Environmental Sustainability Committee 

 
Council member Smith said the Committee met earlier and it was a working session to 
prepare their first report to Council which they would like to give at the next Council 
meeting.  

 
MAYOR AND COUNCIL ISSUES: None 
 
COMMUNICATIONS: None 
 
Council adjourned at 8:58 PM to enter Executive Session 
 
CALL TO ORDER – The Regular City Council meeting resumed at 10:10 PM 
 
CM 24-12-166 Moved by Staudt, seconded by Smith; MOTION CARRIED: 6-1 
 

Approval of the purchase agreement for property discussed in 
executive session. 

 
Roll call vote on CM 24-12-166 Yeas: Thomas, Fischer, Gurumurthy, Heintz, 

Smith,   Staudt 
  Nays:  Casey 
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PLANNING COMMISSION 
MINUTES 

CITY OF NOVI 
Regular Meeting 

April 9, 2025 7:00 PM 
Council Chambers | Novi Civic Center 

45175 Ten Mile Road, Novi, MI 48375 (248) 347-0475 
 
CALL TO ORDER 

The meeting was called to order at 7:00 PM. 
 
ROLL CALL 

Present:  Chair Pehrson, Member Avdoulos, Member Becker, Member Dismondy, Member 
Roney, Member Verma 

 
Absent Excused: Member Lynch 

 
Staff:  Barbara McBeth, City Planner; Beth Saarela, City Attorney; Lindsay Bell, Senior 

Planner; Dan Commer, Planner; Rick Meader, Landscape Architect; Milad 
Alesmail, Project Engineer 

 
PLEDGE OF ALLEGIANCE  
Member Becker led the meeting attendees in the recitation of the Pledge of Allegiance. 
 
APPROVAL OF AGENDA 

Motion made by Member Avdoulos and seconded by Member Dismondy to approve the April 9, 2025 
Planning Commission Agenda.  
 
VOICE VOTE ON MOTION TO APPROVE THE APRIL 9,2025 PLANNING COMMISSION AGENDA MOVED BY 
MEMBER AVDOULOS AND SECONDED BY MEMBER DISMONDY. Motion carried 6-0.   
 
AUDIENCE PARTICIPATION  
Chair Pehrson invited members of the audience who wished to address the Planning Commission during 
the first audience participation to come forward. Seeing no one, Acting Chair Avdoulos closed the first 
public audience participation. 
 
CORRESPONDENCE 
There was not any correspondence.  
 
COMMITTEE REPORTS 
There were no Committee reports. 
 
CITY PLANNER REPORT 
There was no City Planner report. 
 
CONSENT AGENDA - REMOVALS AND APPROVALS 
There were no consent agenda removals or approvals.  
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received from Mr. Gary Roberts. Mr. Roberts stated in the correspondence that he is in support and glad 
they are going from the cul-de-sac to the North instead of disturbing the Great Oaks Landscape property. 
Chair Pehrson closed the public hearing and turned the matter over to the Planning Commission.  

 
Member Becker stated he had no concerns as long as the newly restored Magellan cul-de-sac is left 
undisturbed. Member Becker asked Mr. Falzarano if there would be additional trees disturbed when the 
water and sewer lines are extended.  

 
Mr. Falzarano stated they are open to exploring the possibility of boring further onto the property to avoid 
natura feature impacts.  

 
Member Dismondy had no comment.  

 
Member Verma had no comment.  

 
Member Roney had no comment.  

 
Member Avdoulos stated he had no concerns and noted the distance is short which is advantageous to 
the property and the future project.  

 
Motion to approve the JSP24-24 Crown Utility Extension Preliminary Site Plan made by Member Avdoulos 
and seconded by Member Dismondy.  

 
In the matter of Crown Utility Extension JSP24-24, motion to approve the Preliminary Site Plan based 
on and subject to 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.  
  
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. 

 
ROLL CALL VOICE VOTE TO APPROVE JSP24-24 CROWN UTILITY EXTENSION PRELIMINARY SITE PLAN MOVED 
BY MEMBER AVDOULOS AND SECONDED BY MEMBER DISMONDY. Motion carried 6-0.  
 
Motion to approve the JSP24-24 Crown Utility Extension Woodland Permit made by Member Avdoulos and 
seconded by Member Dismondy. 
 

In the matter of Crown Utility Extension JSP24-24, motion to approve the Woodland Permit based on 
and subject to 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.  
 
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.  

 
ROLL CALL VOICE VOTE TO APPROVE JSP24-24 CROWN UTILITY EXTENSION WOODLAND PERMIT MOVED BY 
MEMBER AVDOULOS AND SECONDED BY MEMBER DISMONDY. Motion carried 6-0.  
 

 
2. JZ24-32 FELDMAN KIA PRO PLAN WITH REZONING 18.746  

Public hearing at the request of Feldman Automotive for Planning Commission’s recommendation 
to City Council for a Zoning Map Amendment from Non-Center Commercial to General Business 
with a Planned Rezoning Overlay. The subject site is approximately 4.88-acres and is located west 
of Joseph Drive, south of Grand River Avenue (Section 24). The applicant is proposing to develop 
an automotive dealership with outdoor vehicle inventory.  
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Senior Planner Lindsay Bell stated the petitioner is requesting a Planned Rezoning Overlay for a parcel 
located southwest of the Grand River Avenue and Joseph Drive intersection from NCC (Non-Center 
Commercial) to B-3 (General Business). The site, located in Section 24, was formerly the location of 
Glenda’s Garden Center for many years, which was a non-conforming use in the NCC District.  

 
In this area of Grand River, there are professional offices, small strip retail centers, sit down restaurants and 
the US Energy fuel supplier. Single family residential homes are located to the south of the property.  
 
The Non-Center Commercial Zoning District allows uses such as retail business and service uses, 
professional and medical offices, financial institutions, sit-down restaurants, and instructional centers. 
Special Land Use permits could also allow low density multi-family or single-family dwellings, day care 
centers, places of worship, public utility buildings, and veterinary hospitals or clinics. Similar commercial 
uses are allowed in the B-3 District, as well as more intense uses such as fueling stations, auto washes, 
vehicle sales, microbrews or brewpubs as permitted uses. 
 
Current zoning of the surrounding area is I-1 Light Industrial to the north, OS-1 Office Service to the west, 
NCC Non-Center Commercial to the east, and R-4 One Family Residential to the south. 
 
Senior Planner Bell stated that the Future Land Use Map identifies this property and the parcel to the east 
as Community Commercial.  The parcels to the west along Grand River are planned for Community 
Office. To the north of Grand River is planned for Industrial, Research Development and Technology. To 
the south is planned for single family residential uses. There are no regulated natural features on the site.  
 
As shown in the PRO Concept Plan, the applicant proposes to redevelop the approximately 5 acre 
property for an auto dealership with accessory outside storage of the inventory vehicles. The proposed 
dealership building would have a footprint of approximately 18,800 square feet with a mezzanine floor for 
parts storage, and the parking area consists of approximately 300 spaces.  
 
The stormwater management plan consists of underground infiltration, as well as above-ground infiltration 
trench and basin.  
 
The engineering review found that there are adequate public utilities to serve the parcel, and that the 
impacts from B-3 uses are expected to be the same as potential NCC uses.  
 
Traffic consultants have reviewed the anticipated traffic generation from the proposed use and found 
the impacts are expected to be similar compared to what could be developed under the existing zoning. 
The site plan utilizes the existing curb cuts on Grand River, so no changes are proposed to driveway 
spacing.  

 
The applicant has submitted public benefits being offered to meet the objective of the benefits to the 
public, including providing greater building and parking setbacks than the B-3 ordinance requires. The 
physical benefit proposed is an enhanced sidewalk along their Joseph Drive frontage. This includes a 
meandering sidewalk with decorative light poles and the construction of three inset areas with benches. 
Since the initial submittal, the applicant has also proposed to provide two bus shelters at the nearby transit 
stops on either side of Grand River Avenue.  
 
The applicant has eliminated the need for several of the deviations we had identified previously. This 
includes the biggest issue we had with the project, which was the berm and landscaping along the 
southern property line where the site is adjacent to existing residential neighborhoods. The current berm 
is only 2-3 feet from the overall grade of the Feldman site, and once grading/paving is completed would 
only be 1-2 feet above the parking lot grade. (The average grade of the Feldman site is 3-4 feet higher 
than the residential properties to the south.) Staff felt this would not provide sufficient sound and visual 
buffering to the residential properties. The applicant has proposed raising the berm to 6 feet in height 
relative to the parking lot grade, which will require removing the existing trees. As shown in the tree list, 
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most of the trees on the berm are in poor condition, with many of the evergreens suffering from dieback 
and covered in deciduous vines. Once raised, the new berm would be planted with a double row of 
evergreens to provide the necessary screening. 
 
We have heard from one adjacent resident that he would prefer the existing trees remain, with only those 
that are dead or nearly dead to be removed, and new plantings added to infill any gaps. His property 
abuts the southeastern corner of the property. Staff looked into the possibility of retaining the existing trees 
on his end of the berm only. This area has additional distance from the proposed parking lot because of 
the stormwater basin between, and a lower elevation than the west side of the site. Four trees in fair 
condition could be maintained if this section of the berm was left alone but we still feel all trees in poor 
condition should be removed and replaced with new trees and supplemental plantings to provide the 
80-90% opacity requirement.  An amended suggested motion in the packet in front of you has an 
additional deviation for berm height for this portion of the property if the Commission wishes to make this 
part of your recommendation to City Council. We have also included a condition that the berm work 
and plantings are to be completed early during construction so that the neighbors have screening in 
place for the bulk of the construction work. The applicant has confirmed that they would agree to the 
changes to the berm and landscaping.  
 
The remaining deviations requested are listed in your packet, and are generally supported by staff given 
the justifications provided. The exception is for the deviations from the sign ordinance. The applicant does 
not want to submit Sign Permits until later, so a full review of the proposed signs has not been completed. 
Staff is concerned that any changes to the signage in the future will require amendment of the PRO 
Agreement, so would prefer that all signage issues be handled separately from the PRO Agreement in 
the typical manner.  
 
Senior Planner Bell stated the proposal helps fulfill objectives contained in the Master Plan for Land use, 
as well as other positive outcomes, such as; The objective to support retail commercial uses along 
established transportation corridors, the B-3 district is consistent with the Master Plan for Land Use 
designation for Community Commercial, the impacts on traffic and public utilities are expected to be 
similar to development under the existing zoning and submittal of a Concept Plan and any resulting PRO 
Agreement, provides assurance to the Planning Commission and the City Council of the manner in which 
the property will be developed, and can provide benefits that would not be likely to be offered under 
standard development options.  
 
the Planning Commission is asked to hold the public hearing, and to make a recommendation to City 
Council on the proposed rezoning. Representing the project are attorney David Landry and dealership 
owner Steven Saltz and their team to tell you more about their request. Staff are available to answer 
questions.  
 
Chair Pehrson invited the applicant to address the Planning Commission.  
 
Mr. David Landry stated a rezoning from Non-Center Commercial to B-3 with a Planned Rezoning Overlay 
is being requested. Mr. Landry expressed they are proposing to limit this use to a single B-3 use under a 
Planned Rezoning Overlay. He noted that if the B-3 use of an Auto Dealership were ever not there the 
zoning would revert back to Non-Center Commercial.  
 
Mr. Landry touched on the properties history and stated that Glenda’s Nursery was a longstanding non-
conforming use. Mr. Landry noted under the current zoning a 36,000 square foot retail building could be 
built with parking closer to the residential area to the South. Mr. Landry stated what is being proposed is 
a dealership with the building much further away, a large retention area, and minimal parking closer to 
the residential area.  
 
Mr. Landry relayed he would like to address four comments that were raised by the Planning Commission 
and City Council regarding adjacency, lighting, sound, and car haulers. 
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First, with respect to adjacency, Mr. Landry stated to the South are four residential homes. The Auto 
Dealership building being proposed would be 188 feet away from this residential area. He noted that the 
Non-Center Commercial set back requirement is 20 feet. Additionally, the Non-Center Commercial 
parking set back is 10 feet, and what is being proposed is 53 feet. The proposal includes raising the berm 
from one to three feet in height to six to eight feet. Mr. Landry stated originally, they had planned to 
remove the dead trees and fill in the berm with additional landscaping. It was noted that the 
administration looked at it and had a preference to remove the trees all together and plant new trees. 
Mr. Landry stated that they agreed to the administration’s request.  
 
Mr. Landry shared a resident contacted him regarding the trees and they discussed leaving the live trees. 
The idea of leaving the live trees was then discussed with the City. Mr. Landry stated they are happy to 
leave live trees in place, increase the size of the berm, and add a double row of evergreens. In addition, 
at the request of the City they have agreed to add a number of green giant arborvitaes. He noted there 
would also be a four-foot retention wall on the north side of the berm that would block vehicle headlights. 
 
Secondly, with respect to lighting, Mr. Landry noted the ordinance provides that the maximum height of 
lighting poles can be 25 feet. He stated what is being proposed are lighting poles that are 22.6 feet with 
backlighting shields. At the southern property line, the ordinance calls for a maximum illumination of .5 
foot-candles, the proposed illumination at the property line is .1 and .2 foot-candles.  
 
Thirdly, with respect to sound, Mr. Landry stated when adjacent to the R-4 District the daytime maximum 
is 60 decibels and the nighttime maximum is 55 decibels. Mr. Landry identified a few sources of sound, the 
first being HVAC units on the building. He noted the units create 90 decibels of sound at their location 
which is 220 feet away from the property line. With the sound attenuation from 220 feet, the sound would 
be 53 decibels at the property line. He noted the berm, and trees would further attenuate the sound. 
Next, he touched on security alarms. He stated these alarms can be controlled and would be below 55 
decibels. Lastly, he addressed car haulers and stated that car haulers, at thirty-five miles per hour, 
produce 80 decibels. He noted that the haulers would not be going thirty-five miles per hour on the 
property. Additionally, a designated loading zone has been designed to be 151 feet away from the 
property line and would measure 46 decibels at the property line.  
 
Mr. Landry expounded that car haulers are hired by the car manufacturers. At Feldman’s current location 
on Grand River Avenue, they have communicated to the car haulers not to unload on Grand River 
Avenue. Mr. Landry stated he has personally spoken to the police department, and they indicated they 
would issue citations because it is against the law to unload on Grand River Avenue. The car haulers have 
communicated the reason they unload on Grand River Avenue is due to the current site being too tight 
and the inability to make the necessary turns and maneuvers. The new site has been designed with a 
loading zone which eliminates the need to back up and allows access to the site from either side.  
 
Mr. Landry shared an example when he was recently driving down Grand River Avenue and saw a car 
hauler unloading on Grand River in front of the KIA Dealership, he noted the police were there with the 
lights flashing. He stated they are doing everything they can regarding this issue.  
 
Mr. Landry shared as indicated in the plan review report by Ms. Bell, there is no impact on traffic, no 
impact on public services, no natural features, it is compatible with adjacent land uses, and consistent 
with the Master Plan for Land Use. Relative to other uses on the site, this use would promote social and 
economic desirables, remove a long standing non-conforming use, improve the visual on Grand River, 
and create jobs. Mr. Landry noted all together it is a 7-million-dollar investment.  
 
Mr. Landry expressed with respect to the PRO Ordinance, two things must be proven. The first being, site 
specific conditions are more limiting than the proposed use. Secondly, a public benefit.  Mr. Landry stated 
the proposed use is B-3 and noted there are twenty principle permitted uses under B-3; they are limiting it 
to one. The front setbacks under B-3 are 30 feet, what is being proposed is 90 feet. The rear setback under 
B-3 is 20 feet, what is being proposed is 188 feet. The side setbacks under B-3 are 15 feet, what is being 
proposed is 212 feet to the East and 77 feet to the West. The parking setbacks under B-3 are 20 feet in the 
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front and 10 feet in the rear, what is proposed is 20 feet in the front and 53 feet in the rear. The dealership 
operates six days a week. The hours of operation are 7am-6pm Tuesday, Wednesday, Friday; 7am-9am 
Monday and Thursday; 8am-4pm on Saturday.  
 
Mr. Landry expressed the public benefit must outweigh the detriment. He noted the administration has 
recognized what has been proposed as a public benefit which would qualify under the PRO. He stated 
the benefit being proposed is twofold. First, an upscale meandering sidewalk along Joseph Avenue with 
three public benches, large landscaping walls, and decorative light poles. Secondly, two bus stops on 
either side of Grand River Avenue. Representatives from KIA were present to answer any questions.  
 
Chair Pehrson opened the public hearing and invited members of the audience who wished to address 
the Planning Commission on this topic to come forward.  
 
Mr. John Waack of 24841 Joseph Drive, adjacent to the property stated the berm is his main concern. He 
noted that he has lived on Joseph Drive for forty-two years. Mr. Waack referred to a photograph, which 
was taken the day prior, of the trees located on the berm. He stated the reason there has been so much 
discussion about the trees is because the dealership had proposed some trees to stay with replacement 
of the dead trees. He stated the original plan to remove the dead trees and keep the live trees was 
changed to taking everything down. He expressed that the large trees that are approximately 30-35 feet 
tall would part of that plan for removal. The trees are fifteen inches in circumference at the bottom and 
over a foot in breast height. He noted there are fifty-seven trees like this along the whole berm. The entire 
berm measures approximately four hundred feet long. Mr. Waack expressed disappointment that it was 
being proposed to take all the trees down. He stated when he moved in there were six hundred feet of 
tomatoes, and the trees were put in by Glenda’s in 2001. He estimated the trees are twenty-three years 
old. Mr. Waack stated he would like to keep the berm intact and believes that taking the mature trees 
down is not the right approach. He thanked the City and Feldman for working with him.  
 
Mr. Antoine Buggs of 24710 Bethany Way inquired when the new trees would be planted. He expressed 
concern with all the trees being taken down and everything else being built with the new trees being 
planted last.  
 
Chair Pehrson stated Mr. Buggs question would be asked of the applicant in a few minutes. 
 
Seeing no other audience members who wished to speak, Chair Pehrson requested Member Becker read 
into the record the correspondence received. Member Becker relayed two correspondences were 
received from Mr. Daniel Weiss, who expressed support and thinks it is a good fit. Additionally, Jacob Lee 
objects due to noise, fumes, and traffic, Oswaldo Ruiz objects for reasons due to noise and traffic posing 
a risk to pedestrians, Ramaswamy Raju objects and would like to know about four season screening, limits 
to the times when cars can be dropped off, and sound and visual barriers.  
 
Chair Pehrson closed the public hearing and turned the matter over to the Planning Commission for 
consideration.  
 
Member Becker inquired if the bus stops were coordinated with bus operators.  
 
Senior Planner Lindsay Bell stated that it will be coordinated.  
 
Mr. Steve Saltz, facility director with Feldman Automotive, confirmed that they did coordinate with Smart.  
 
Member Becker asked Landscape Architect Rick Meader if the healthy existing trees remain on the 
southeast corner of the berm if the berm would not be as high on that corner.  
 
Mr. Meader confirmed that the berm would taper down at Mr. Waack’s property line. He stated four trees 
in good condition would remain and the other trees would be replaced.  
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Member Becker stated he appreciates how the applicant has worked with the Planning Commission, 
Staff, and residents. He stated there are much greater setbacks than they would have if a number of 
other types of projects were to go in. Additionally, there is 60-80 percent less light going across the 
southern boundary. He noted with other potential uses you might not have a business, who like this one, 
only operates six days a week. Member Becker expressed he is in support.  
 
Member Dismondy stated he is in support of the project. He expressed it is important to listen to the 
residents. He noted he would keep the large healthy trees that are present and fill in as appropriate. He 
stated the concern with approving a project like this is to take care of the residents.  
 
Member Verma inquired if Mr. Raju had spoken to anyone from the Feldman Kia team.  
 
Mr. Landry stated they had spoken with Mr. Waack but had not spoken to anyone else.  
 
Member Verma asked if the objection from Mr. Raju had been seen.  
 
Chair Pehrson stated that the objection had been received April 9, 2025. He noted that the objections 
listed in the correspondence from Mr. Raju in relation to noise, sound, and screening had been addressed 
by the applicant.  
 
Member Roney stated he agrees with Member Becker in that they have done a good job thinking of all 
the details. He expressed that it looks good and he appreciates the accommodation they have provided 
throughout the review.  
 
Member Avdoulos stated that the items of concern have been addressed. The item of concern that was 
discussed previously was delivery of vehicles. He noted the diagram showing the car hauler and fire truck 
indicates that there is enough room to pull in, unload, and pull out. He noted adding height and new 
landscaping on top of the four-foot berm creates a good visual barrier. Regarding lighting, he noted lights 
can be cut off right at the property line and are state of the art. Member Avdoulos stated he appreciates 
the cooperation with the City and neighbors.  
 
Motion to recommend approval to City Council to rezone the subject property from Non-Center 
Commercial (NCC) to General Business (B-3) with a Planned Rezoning Overlay Concept Plan made by 
Member Avdoulos and seconded by Member Roney.  
 

In the matter of JZ24-32 Feldman Kia, with Zoning Map Amendment 18.746 motion to recommend 
approval to City Council to rezone the subject property from Non-Center Commercial (NCC) to 
General Business (B-3) with a Planned Rezoning Overlay Concept Plan. 

A. The recommendation includes the following ordinance deviations for consideration by the 
City Council, for the reasons noted in italics: 
1. Deviation from Section 3.10.3 to allow the Service Bay Doors to face a major thoroughfare 

and a residential district. The service reception area is proposed to have a total of four 
overhead doors. The northern overhead doors are 129 feet from the Grand River Avenue 
right of way. The southern overhead doors are located 281 feet from the southern 
property line. There will be a screen wall and berm with landscaping along the southern 
property line to screen the overhead doors from the residential uses from the south. The 
overhead doors are needed for customer use. 

2. Traffic deviation from Section 5.3.12. There are two locations, on either side of the 
building, where 2 customer parking spaces have an end island on one side, but not the 
side adjacent to the entry/exit point of the service area. This is supported as the area 
next to the parking spaces has been striped out.  

3. Landscape deviation from Section 5.5.3.B.ii and iii to permit a continuous evergreen 
hedge along Grand River Avenue and Joseph Drive in lieu of the required minimum 3-
foot-high berm along the road rights of way. The deviation is supported as the applicant 
has proposed to use evergreen shrubs to achieve the intent of the ordinance.  
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4. Landscape deviation from Section 5.5.3.D to permit only 79% of the building foundation 
landscaping to be located at the building.  This is supported as the required foundation 
area is provided in total, and the remaining landscaping is placed in areas that will 
enhance the appearance of the site. 

5. Lighting deviation from Section 5.7.3.L to exceed the 1 footcandle limit at the north and 
east property lines (3.4 fc and 6.2 fc, respectively). This deviation is supported as these 
areas are illuminating the sidewalks along the road frontages.  

6. Façade deviation from Section 5.15 for the north facade to contain 0% brick rather than 
the minimum 30% brick. The front consists of 70% showroom glass and 30% flat metal 
panels. The deviation is supported as the addition of brick would not offer an 
enhancement to the design.  

7. Landscape deviation from Section 5.5.3.B.ii and iii for insufficient screening berm for the 
southeastern portion of the property that abuts parcel 22-24-326-004. This deviation is 
supported as it was requested by the adjacent property owner in order to preserve 
existing trees, however additional inspection as to the viability of the trees shall be 
conducted by the applicant before final approval and landscaping shall be provided to 
achieve the 80-90% opacity requirement. 

B. If the City Council approves the rezoning, the Planning Commission recommends the 
following conditions be made part of the PRO Agreement: 
1. The use of the property is a New and Used Car Salesroom, Showroom and Office with a 

Servicing department and outdoor inventory of vehicles, as typically associated with 
dealerships. 

2. Accessory to the Car Dealership, Outdoor Space for exclusive sale of new or used 
automobiles will be permitted under the conditions for Special Land Use approval: 
i. Whether, relative to other feasible uses of the site, the proposed use will cause any 

detrimental impact on existing thoroughfares in terms of overall volumes, capacity, 
safety, vehicular turning patterns, intersections, view obstructions, line of sight, 
ingress and egress, acceleration/deceleration lanes, off-street parking, off-street 
loading/unloading, travel times and thoroughfare level of service. (The traffic 
impact study provided indicates fewer trips generated by the proposed use than 
other potential uses.) 

ii. Whether, relative to other feasible uses of the site, the proposed use will cause any 
detrimental impact on the capabilities of public services and facilities, including 
water service, sanitary sewer service, storm water disposal and police and fire 
protection to service existing and planned uses in the area. (The use is not 
expected to increase the demand on public services and utilities relative to other 
feasible uses of the site.) 

iii. Whether, relative to other feasible uses of the site, the proposed use is compatible 
with the natural features and characteristics of the land, including existing 
woodlands, wetlands, watercourses and wildlife habitats. (There are no significant 
natural features or characteristics present on the site.) 

iv. Whether, relative to other feasible uses of the site, the proposed use is compatible 
with adjacent uses of land in terms of location, size, character, and impact on 
adjacent property or the surrounding neighborhood. (The proposed use is similarly 
compatible to other uses that could be developed under the current NCC zoning 
district. No major automobile repair or service, as defined in Section 4.50 of the 
Zoning Ordinance, shall be permitted on the site.) 

v. Whether, relative to other feasible uses of the site, the proposed use is consistent 
with the goals, objectives and recommendations of the City’s Master Plan for Land 
Use. (The Master Plan recommends Community Commercial uses, which includes 
uses permitted within the B-2 and B-3 districts.) 

vi. Whether, relative to other feasible uses of the site, the proposed use will promote 
the use of land in a socially and economically desirable manner. (The 
redevelopment of the site will remove a long-standing non-conforming use and 
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improve the site visually from Grand River Avenue. The investments in the site 
improvements as well as the jobs created will benefit the area economically.) 

vii. Whether, relative to other feasible uses of the site, the proposed use is (1) listed 
among the provision of uses requiring special land use review as set forth in the 
various zoning districts of this Ordinance, and (2) is in harmony with the purposes 
and conforms to the applicable site design regulations of the zoning district in 
which it is located. (1. Outdoor Space for exclusive sale of new or used automobiles 
is listed as a Special Land Use in the B-3 District, and 2. the applicant has addressed 
the concerns previously raised so that the proposed use better conforms to the site 
design regulations.) 

3. The applicant shall provide a unique streetscape along Joseph Drive with a winding 
sidewalk and the installation of a bench node on a concrete platform, decorative light 
poles, and significant landscaping across the western side of Joseph Drive, as shown on 
the PRO Plan.  

4. The applicant shall construct two covered bus stop shelters along Grand River Avenue 
to serve the nearby SMART bus stops. 

5. The days of operation shall be limited to Monday – Saturday. The business shall not be 
open on Sundays. 

6. The hours of operation shall be limited to the following, as described by the applicant: 
7:00 a.m. to 6:00 p.m. on Tuesday, Wednesday and Friday, 7:00 a.m. to 9:00 p.m. on 
Monday and Thursday, and 8:00 a.m. to 4:00 p.m. on Saturdays. 

7. Outdoor speakers for security purposes may be permitted but must be attuned to meet 
the requirements of the noise ordinance and avoid disturbance of the adjacent 
residential neighborhood. 

8. No outdoor compressors shall be permitted. 
9. Automobile transit deliveries shall be limited to 8:00 a.m. to 6:00 p.m. on weekdays and 

must take place on the site in the designated loading/unloading area. Unloading shall 
not take place in any public right-of-way.  

10. The parking setback shall be no less than 53 feet from the property line to the south. 
11. The footprint of the building shall be limited to approximately 18,900 square feet, 

excluding mezzanine space.  
12. The overhead service doors shall remain closed except to allow the entering and existing 

of vehicles.  
13. The berm and landscape plantings along the southern property line shall be installed 

early in construction to protect the residents from the negative impacts of construction.  
C. This motion is made because the proposed B-3 General Business zoning district is a 

reasonable alternative to the NCC Non-Center Commercial district and fulfills the intent of 
the Master Plan for Land Use, and because of the following enhancements that will result in 
an overall benefit to the public: 
1. The applicant proposes a unique streetscape along Joseph Drive with a winding 

sidewalk and the installation of a bench node on a concrete platform, decorative light 
poles, and significant landscaping across the western side of Joseph Drive. 

2. The applicant states that the economic impact of this development includes an 
investment of $7 million, the creation of 175-200 construction jobs, and the creation of 
40-50 full-time permanent jobs.   

3. The applicant has proposed to construct two covered bus stop shelters along Grand River 
Avenue to serve the nearby SMART bus stops. 

 
ROLL CALL VOICE VOTE ON MOTION TO RECOMMEND APPROVAL TO CITY COUNCIL TO REZONE THE SUBJECT 
PROPERTY FROM NON-CENTER COMMERCIAL (NCC) TO GENERAL BUSINESS (B-3) WITH A PLANNED 
REZONING OVERLAY CONCEPT PLAN MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER RONEY. 
Motion carried 6-0.  
 

MATTERS FOR CONSIDERATION 



 

NOISE IMPACT STATEMENT 

 

  



 

STUDIO DETROIT ▪  2040 PARK AVE. SUITE 200  ▪  DETROIT, MICHIGAN  48226  ▪  P 313.919.5886  ▪  STUDIO-DETROIT.COM 

March 31, 2025 
 
Community Development Department 
45175 Ten Mile Road 
Novi, Michigan 48375 
 

RE: FELDMAN KIA NOVI 
40575 Grand River Avenue 
Novi, Michigan 48375 
ARCHITECT’S PROJECT NO. 2192  

Dear Ms. Bell, 
 
The purpose for this letter is to address the requirement of providing a Noise Impact Statement as required per 
the Pre-Application Planning Review Summary dated January 10, 2024. 
 

1. Noise Impact Statement (Sec. 5.14.10.B): A Noise Impact Statement is required for outdoor space for 
exclusive sale of new or used automobiles, campers, recreation vehicles, mobile homes, or rental of 
trailers or automobiles within a B-3 district. The noise impact statement shall demonstrate that the 
completed structure and all activities associated with the structure and land use will comply with the 
standards in Table 5.14.10.A.ii at all times. Please see Section 5.14.10.B for a full description of the 
standards and requirements. This statement is required to be provided prior to the Planning Commission 
public hearing. 

Per Table 5.14.10.A.ii Weighted Sound Levels Limits Decibels 

• R-4 use One Family Residential 
o Daytime Allowable Levels 60 dB (decibels) 
o Nighttime Allowable Levels 55 dB (decibels) 

The proposed Feldman KIA dealership that is to be constructed at 40575 Grand River Avenue will not house any 
excessive noise generating equipment. This facility is primarily a relocation of the existing KIA dealership at 
42235 Grand River Avenue and will house the same functions of automobile showroom and an associated repair 
garage.  The service garage is setback from the R-4 property line 188 feet and, in addition to being fully enclosed, 
will be screened by a mixture of new and existing vegetation as well as an existing berm. The hours of operation 
for this facility are as follows: 

• M, TH 7 am – 9 pm 
• T, W, F 7 am – 6 pm 
• Sat 8 am – 4 pm 

The only exterior equipment will be roof mounted mechanical units which will be screened by roof parapets with 
additional screening where required per the City’s equipment screening requirements. The roof mounted 
mechanical units are conservatively estimated to produce 90 dB (decibels) of sound pressure at 3 feet from the 
unit. Due to sound attenuation over distance, this will dissipate to 53 dB (decibels) over the 220 feet from the unit 
to the R-4 property line. This does not account for the additional attenuation that will be provided by the screening 
and vegetation between the source of the sound and the R-4 property line. 
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The new facility will utilize an audible, speech enhanced alarm system including three (3) loudspeakers mounted 
to the new building. The loudspeaker volume is adjustable and will be set to limit the sound level at the adjacent 
residential property lines to under 55 dB. Based on sound attenuation over distance, not including additional 
attenuation by the required berm and landscaping, this will allow a source volume of 90 dB. 
 

The sound pressure level of a car hauler and other similar delivery trucks at speeds less than 35 miles per hour is 

approximately 80 dB. Based on the site layout and the location of the loading zone, the delivery trucks should 

never be closer than 150 feet to the adjacent residential property line. Due to sound attenuation over distance, this 

will dissipate to 46 dB at the R-4 property line, meeting all sound requirements. 

 

Please feel free to contact us should you need any additional information. 

 

Sincerely, 

 
Peter N. Pentescu 

Studio Detroit  

2040 Park Ave, Suite 200 

Detroit, MI 48226 

pete@studio-detroit.com 

586.747.9717 
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March 23, 2024 

 

Mr. Steven Saltz 

Director of Real Estate & Facilities 

Feldman Automotive Group 

30400 Lyon Center Drive 

New Hudson, Michigan 48165 

 

Re: Report of Geotechnical Investigation 

 Feldman Kia of Novi 

 SW Corner of Joseph Drive and Grand River Avenue 

 City of Novi, Oakland County, Michigan 

 G2 Project No. 243082 

 

Dear Mr. Saltz: 

 

We have completed the geotechnical investigation associated with the proposed Feldman Kia of Novi to be 

constructed within the vacant parcel located at the above intersection in the City of Novi, Michigan. This 

report presents the results of our field investigation, observations, analyses, and our recommendations for 

subgrade preparation, foundation design, pavement design, and construction considerations as they relate 

to the geotechnical conditions at the site.  
 

We appreciate the opportunity to be of service to you on this project and look forward to discussing the 

recommendations presented herein.  In the meantime, if you have any questions regarding this report or 

any other matter pertaining to the project, please call us. 

 

Sincerely, 

 

G2 Consulting Group, LLC 

 

 

 

 

Michael G. Dagher, P.E. Jason B. Stoops, P.E. 

Project Engineer Project Manager/Associate 

 

MGD/JBS/jbs 
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EXECUTIVE SUMMARY 

The proposed Feldman Kia of Novi will be constructed within a vacant lot located at the southwest corner 

of Joseph Drive and Grand River Avenue. The lot was formerly the home of Glenda’s Garden Center; 

however, the former buildings have recently been demolished to make way for a new showroom. The 

showroom will be constructed toward the west of the site and will have a footprint of approximately 

19,000 square feet. We understand the proposed building will be constructed having a finished floor 

elevation of approximately 879.70 feet in an area where the existing site grades range from 876 to 878 

feet. New pavements will be constructed surrounding the building and will extend eastward toward the 

property limits on the east of the site. Consideration is being given to expanding the existing 

stormwater basin and/or the construction of below-grade stormwater management chambers. 

 

Approximately 2 inches of bituminous concrete is present at the ground surface of soil boring B-12 and 

is underlain by an aggregate base consisting of gravelly sand having a thickness of 4 inches. 

Approximately 12 to 14 inches of topsoil are present at the ground surface of soil borings B-01 and B-

02. Fill consisting of very loose to medium compact clayey sand or silty sand is present beneath the 

aggregate base in B-12, beneath the topsoil in B-01, and at the ground surface of B-03, B-04, and IN-03 

through IN-06 extending to depths ranging from 3-1/2 to 8-1/2 feet below the existing grades. Native 

granular soils consisting of gravelly sand, sand, and silty sand are present beneath the fill soils 

extending to the explored depths. We observed organic matter contents in the fill soils ranging from 1 

to 6 percent, with the highest organic matter content near soil boring B-05. We observed the natural 

groundwater levels ranging from 10 to 17-1/2 feet during the drilling operations in borings B-01 

through B-04 and at depths ranging from 9 to 11 feet in soil borings B-01 and B-02. We observed no 

measurable groundwater in the remaining borings.  

 

The existing fill soils having organic matter contents of 4 percent, or more, should be considered 

unsuitable for the support of floor slabs and foundations; whereas, the existing fill soils having an 

organic matter content of less than 4 percent should be considered unsuitable for the support of 

foundations and marginally suitable for the support of floor slabs. Provided the risk of floor slab 

settlement can be tolerated, the existing fill soils having organic matter contents of less than 4 percent 

may remain in place provided they pass the proof-compaction operations described in the Site 

Preparation section of this report. 

 

We recommend foundations for the proposed structure consist of shallow spread and/or strip footings 

designed to extend through the upper fill soils and bear within the native loose to medium compact 

granular soils. Foundations bearing within the native loose to medium compact granular soils or on 

engineered fill placed atop the native loose to medium compact granular soils may be designed using a 

net allowable soil bearing pressure of 2,000 psf. To achieve a change in the level of a strip footing, the 

footing should be gradually stepped at a grade no steeper than two units horizontal to one unit vertical. 

 

Given the predominantly loose granular materials, we recommend the foundation contractor come to the 

site prepared to over excavate and form foundations extending through the existing native granular 

soils or granular engineered fill placed throughout the site. The sides of the foundation excavations 

must be straight and vertical. 

 

Do not consider this summary separate from the entire text of this report, with all the conclusions and 

qualifications mentioned herein. Details of our analysis and recommendations are discussed in the 

following sections and in the Appendix of this report. 
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PROJECT DESCRIPTION  

 

The proposed Feldman Kia of Novi will be constructed within a vacant lot located at the southwest corner 

of Joseph Drive and Grand River Avenue. The lot was formerly the home of Glenda’s Garden Center; 

however, the former buildings have recently been demolished to make way for a new showroom. The 

showroom will be constructed toward the west of the site and will have a footprint of approximately 

19,000 square feet. 

 

We understand the proposed building will be constructed having a finished floor elevation of 

approximately 879.70 feet in an area where the existing site grades range from 876 to 878 feet. New 

pavements will be constructed surrounding the building and will extend eastward toward the property 

limits on the east of the site. Due to the increase in collected stormwater due to the new impervious 

areas, consideration is being given to expanding the existing stormwater basin at the south of the site 

and/or constructing an underground storage chamber. We understand a trash enclosure, underground 

utilities, and pavement will also be constructed as part of the project. 

 

Our understanding of the proposed development is based on the drawing titled “Soil Borings & 

Infiltration Testing Plan” dated January 26, 2024 by Alpine Engineering, Inc., our conversations, and our 

experience with similar projects. Limited information beyond the location and finished slab elevation for 

the project was available to us at the time of this report; however, considering the proposed building will 

be a showroom, we anticipate the proposed foundations will be moderately loaded. Once the finalized 

plans and specifications for the project become available, G2 Consulting Group, LLC (G2) should be 

notified so that we can review and modify the recommendations in this report, if necessary. 

 

SCOPE OF SERVICES 

The field operations, laboratory testing, and engineering report preparation were performed under the 

direction and supervision of a licensed professional engineer in the State of Michigan. We performed our 

services according to generally accepted standards and procedures in the practice of geotechnical 

engineering in this area. Our scope of services for this project is as follow: 

 

1. We drilled a total of twenty (20) soil borings extending to variable depths. We drilled soil borings B-

01 through B-04, IN-01 through IN-06, and IN-03A through IN-04A in the footprint of the proposed 

stormwater management structures. We drilled the remaining soil borings, B-05 through B-12, in the 

footprint of the proposed building. We present a summary of the soil borings, the ground surface 

elevation at the borings, and respective target depths in the following tables: 

Soil Boring 

ID 

Ground 

Surface 

Elevation 

(feet) 

Target 

Depth (feet)  

Soil Boring 

ID 

Ground 

Surface 

Elevation 

(feet) 

Target 

Depth (feet) 

B-01 868.4 25  B-11 878.6 15 

B-02 872.7 30  B-12 875 15 

B-03 876 30  IN-01 868.6 4-1/2 

B-04 877.4 30  IN-02 872 6 

B-05 875.4 15  IN-03 875.9 10 

B-06 876.5 15  IN-03A 875.9 5 

B-07 876.4 15  IN-04 877.6 10 

B-08 876.2 15  IN-04A 877.6 6 

B-09 876.8 15  IN-05 875.9 9 

B-10 878.2 15  IN-06 877.2 9-1/4 
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2. We performed laboratory testing on representative samples obtained from the soil borings. Due to 

the granular nature of the soils encountered, we performed a limited suite of testing including visual-

engineering classification, grainsize distribution determinations, and organic matter content testing. 

3. We prepared this engineering report which includes our recommendations related to subgrade 

preparation, soil bearing capacity, estimated settlement, pavement design and construction 

considerations as they relate to the project.  

FIELD OPERATIONS 

Alpine Engineering, Inc., in conjunction with G2 Consulting Group, LLC (G2), selected the number, depth, 

and location of the soil borings. We estimated the field position of the soil borings presented on the 

drawing titled “Soil Borings & Infiltration Testing Plan – Feldman Kia of Novi” dated January 26, 2024 by 

Alpine Engineering, Inc, by overlaying the scaled site plan on aerial imagery. In our overlaying process, 

we fit the scaled site plan to fixed reference points at the ground level and ultimately assigned latitude 

and longitude to the borings. We used a hand-held GPS device to field locate the latitude and longitude 

of the test locations. We have assigned ground surface elevations to the borings based on topographical 

information presented in the above drawing. If you would like more accurate positional information at 

the boring locations, we recommend the as-drilled locations be determined using conventional surveying 

techniques. 

 

The soil borings were drilled by Strata Drilling, Inc. using track-mounted rotary drilling rig. The driller 

used 2-1/4 inch inside diameter hollow-stem augers to advance the soil borings to the desired depths. 

Within each soil boring, we obtained soil samples at regular 2-1/2-foot intervals within the upper 10 feet 

and at intervals of 5-feet thereafter extending to the explored depth. We obtained the soil samples in 

general accordance with the Standard Penetration Test (SPT) method (ASTM D1586) which involves 

driving a 2-inch diameter split-spoon sample into the ground with a 140-pound hammer falling 30 

inches. The sampler is generally driven three successive 6-inch increments, with the number of blows for 

each increment recorded. The number of blows required to advance the sampler the last 12 inches is 

termed the Standard Penetration Resistance (N or N-Value). Blow counts for each six-inch increment and 

resulting N-values are presented on the individual soil boring logs at the depths they were determined. 

 

At some of the soil boring locations, we offset from the original soil boring location and drilled without 

sampling to a point approximately 1-1/2 feet above the target infiltration test elevation. We obtained 

samples of the soils at these depths using SPT sampling techniques. We continued to advance the split-

spoon sampler to a depth where we were confidently out of the soils above the test layer. After achieving 

the target test elevation and verifying soils suitable for infiltration test were present, we installed a 

modified version of the encased falling head permeameter into the resulting excavation and 

subsequently performed infiltration tests. We performed infiltration tests in general accordance with the 

“Oakland County Water Resources Commissioner – Stormwater Engineering Design Standards – 

Requirements, Rules, and Design Criteria for Stormwater Management”. We present a summary of the 

infiltration test locations and their parent soil borings in the following table: 

 

Infiltration 

Test Soil 

Boring ID 

Parent Soil 

Boring ID 

IN-01 B-01 

IN-02 B-02 

IN-03A IN-03 

IN-04A IN-04 

IN-05 B-03 

IN-06 B-04 

 

The driller placed the obtained samples in sealed containers and transported the samples to our Ann 
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Arbor laboratory for testing and classification. During the drilling operations, a representative of the 

drilling crew maintained a log of the encountered subsurface soil and groundwater conditions to be used 

in conjunction with our analysis of the site. The final soil boring logs are based on the field and 

laboratory soil classification and testing. Upon completion of the drilling operations, the boreholes were 

backfilled with excavated soil. 

LABORATORY TESTING 

We subjected representative soil samples to laboratory testing to determine soil parameters pertinent to 

foundation design, pavement design, infiltration capacity, and site preparation. An experienced 

geotechnical engineer classified the soil samples in general accordance with the G2 General Notes 

Terminology. We performed laboratory testing on representative samples in accordance with the 

following test methods: 

 

• ASTM D2488 – Visual-Manual Soil Classification  

• ASTM D2974 – Organic Matter Content (Loss-on-Ignition) 

• ASTM D422 – Sieve Analysis (Coarse-Fraction Only) 

 

We present the results of our laboratory testing program and soil classifications on the individual soil 

boring logs at the depths we took the samples. We will hold the soil samples from the current 

investigation for a period of 60 days following the issuance of this report after which they will be 

discarded. If you would like to have the soil samples, please let us know. 

SITE CONDITIONS 

The proposed Feldman of Kia development will be constructed near a former gardening center that has 

since been demolished. At the time of our site visit, we observed existing pavements and hardscapes 

have been abandoned in place and an existing retaining wall near the crest of the existing basin that 

appears to be beyond its serviceable life. 

 

The existing site grades are the highest near the bounding roads and slope downward toward the central 

portion of the development area at elevations ranging from 876 to 878 feet. The site remains relatively 

flat within most of the proposed development area; however, the grades drop steeply at the southern 

perimeter of the site where the existing basin is at a depth of approximately 10 feet relative to the 

surrounding grades. 

 

Based on our review of historical aerial imagery available on the Oakland County Michigan Property 

Gateway, we surmise that the site has been historically used as farm field prior to the construction of the 

nursery. The basin at the south of the site appears to have been excavated around the time of the 

construction of the original nursery building.  

 

The site is located on the south side of Grand River Avenue approximately halfway between 

Meadowbrook Road to the west and Haggerty Road to the east. The site is bounded by residential 

properties to the west and south and by Joseph Drive to the east. 

SOIL AND GROUNDWATER CONDITIONS 

Building Borings (B-05 through B-12) 

Approximately 2 inches of bituminous concrete is present at the ground surface of soil boring B-12 and 

is underlain by an aggregate base consisting of gravelly sand having a thickness of 4 inches. Fill 

consisting of clayey sand or silty sand is present beneath the aggregate base in B-12 and at the ground 

surface of the remaining borings extending to depths ranging from 4 to 6 feet. Native granular soils 

consisting of gravelly sand, sand, and silty sand are present beneath the fill soils extending to their 

explored depths. 
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The existing fill soils are generally very loose to medium compact having Standard Penetration Test (SPT) 

N-values ranging from 0 to 11 blows per foot and organic matter contents ranging from 1 to 6 percent. 

The native granular soils are generally loose to medium compact having SPT N-values ranging from 5 to 

26 blows per foot. 

Infiltration Borings (B-01 through B-04 and IN-03 through IN-06) 

Approximately 12 to 14 inches of topsoil are present at the ground surface of soil borings B-01 and B-

02. Fill consisting of silty sand and clayey sand is present beneath the topsoil in B-01 and at the ground 

surface of B-03, B-04, and IN-03 through IN-06 extending to depths ranging from 3-1/2 to 8-1/2 feet 

below the existing grades. Native granular soils consisting of clayey sand, sand, and gravelly sand are 

present beneath the topsoil in B-02 and the fill in the remaining borings extending to the explored 

depths. 

 

The existing fill soils are generally loose to medium compact having SPT N-values ranging from 6 to 17 

bpf and organic matter contents ranging from 1 to 2 percent. The underlying native granular soils are 

generally loose to medium compact having SPT N-values ranging from 10 to 19 blows per foot. 

 

We performed infiltration testing in soil borings offset from the original soil boring locations and drilled 

without sampling extending to a point 1-1/2 feet above the target test depth. At this point, we obtained 

split spoon samples to confirm the anticipated soil type prior to setting up for infiltration testing. We 

present a summary of the soil descriptions of the soils encountered at the test elevation in the 

Infiltration Recommendations section of this report. 

Groundwater Conditions 

We observed the natural groundwater levels both during and upon completion of the drilling operations. 

During the drilling operations we observed the natural groundwater level at depths ranging from 10 to 

17-1/2 feet within soil borings B-01 through B-04. Upon completion of the drilling operations, we 

observed the natural groundwater level at a depth of 9 feet in soil boring B-01 and at a depth of 11 feet 

in soil boring B-02. We did not observe measurable groundwater within the remaining borings either 

during or upon completion of the drilling operations. We present a summary of the observed 

groundwater levels, their depths, and the estimated elevation of the natural groundwater level in the 

following table: 

 

Soil Boring ID 

Ground 

Surface 

Elevation 

(feet) 

Groundwater 

Depth (During 

Drilling) 

(feet) 

Groundwater 

Depth (Upon 

Completion) 

(feet) 

Groundwater 

Elevation 

(During 

Drilling) 

(feet) 

Groundwater 

Elevation 

(Upon 

Completion) 

(feet) 

B-01 868.4 10 9 858.4 859.4 

B-02 872.7 13 11 859.7 861.7 

B-03 872 17 --- 855 --- 

B-04 877.4 17-1/2 --- 859.9 --- 

 

We made our observations of the natural groundwater levels during a period of uncharacteristically warm 

weather during the winter. Fluctuations in perched and long-term groundwater levels should be 

anticipated due to seasonal variations and following periods of prolonged precipitation.  

 

 

 

 

winia
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General 

The stratification depths shown on the soil boring logs represent the soil conditions at the boring 

locations. Variations will occur away from the boring locations. Additionally, the stratigraphic lines 

represent the approximate boundary between soil types. The transition may be more gradual than what 

is shown. We have prepared the soil boring logs based on the field logs of encountered soil conditions 

supplemented by laboratory classification and testing. 

 

The Soil Boring Location Plan, Plate No. 1, the Soil Boring Logs, Figure Nos. 1 through 20, and the 

graphical results of our grainsize distribution determinations, Figure No. 21, are presented in the 

Appendix. The soil profiles described above are generalized descriptions of the soil conditions at the 

test locations. General Notes Terminology defining the nomenclature on the soil boring logs and 

elsewhere in this report is presented on Figure No. 9. 

INFILTRATION CONSIDERATIONS 

The table below provides the results of our observations and testing during the soil boring operations: 

Infiltration 

Location 

No. 

Ground 

Surface 

Elevation
1

 (ft) 

Ground 

Water 

Elevation 

(ft)
2

 

Test 

Elevation 

(ft) 

Soil Type 

(USCS)
2 

Observed 

Infiltration Rate 

(iph) 

IN-01 868.6 858.4 864.1 
Brown Sand 

(SP) 
2.3 

IN-02 872.0 861.7 866.0 
Brown Sand 

(SP) 
6.8 

IN-03A 875.9 --- 870.9 
Brown Sand 

(SP) 
15.3 

IN-04A 877.6 --- 871.6 
Brown Sand 

(SP) 
13.8 

IN-05 875.9 855 867.7 
Brown Sand 

(SP) 
4.5 

IN-06 877.2 859.9 868.0 
Brown Sand 

(SP) 
4.8 

Notes: 

1. Elevations based on interpolation (see Field Operations section of this report). 

2. Determined from adjacent boring. Represent highest observed elevation. 

3. Description in general accordance with Visual-Manual Unified Soil Classification 

System (ASTM D2488). 

 

Variations in the observed infiltration rate can be attributed to variations in the overall grainsize 

distribution of the soil layer and the relative compactness of the soil layer. The infiltration rates we 

present in this report are based on the observed infiltration rates observed at the test locations. We do 

not incorporate a factor of safety in the observed infiltration rates. We recommend the designer of the 

proposed infiltration structures incorporate a factor of safety based on their experience with the design 

and construction of infiltration structures. We present logs of the encased falling head infiltration test 

results as Figure Nos. 22 through 27 in the Appendix. 

SITE PREPARATION RECOMMENDATIONS 

We understand the proposed building will be constructed having a finished floor elevation of 879.70 feet 

in an area where the existing site grades range from 876 to 878 feet. The existing fill soils have organic 

matter contents ranging from 1 to 6 percent. The existing fill soils having organic matter contents of 4 

percent, or more, should be considered unsuitable for the support of floor slabs and foundations; 

whereas, the existing fill soils having an organic matter content of less than 4 percent should be 

considered unsuitable for the support of foundations and marginally suitable for the support of floor 
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slabs. Provided the risk of floor slab settlement can be tolerated, the existing fill soils having organic 

matter contents of less than 4 percent may remain in place provided they pass the proof-compaction 

operations described later in this section of the report. 

 

Based on the proposed slab elevation, we anticipate the earthwork operations will including stripping the 

existing topsoil, trees, and abandoned pavements, undercutting the existing organic soils near soil 

boring B-05, proof-compacting the exposed subgrade, improving the subgrade soils as necessary, 

placing and compacting engineered fill to achieve the proposed slab elevation, excavating for 

foundations, and preparing the site for floor slab support. In general, we recommend all earthwork 

operations be performed in accordance with comprehensive specifications and be properly monitored in 

the field by qualified personnel under the direction of a licensed professional engineer.  

 

At the start of the earthwork operations, all existing topsoil, vegetation, abandoned utilities, or 

otherwise unsuitable soils should be removed from the proposed development area. The base of 

resulting excavations should be thoroughly proof-compacted prior to their receipt of engineered fill. Any 

abandoned utilities around the new structures should be removed and replaced with engineered fill.  

Utilities outside the proposed structure should be completely filled with cementitious grout. 

 

Following the removal of the pavements, topsoil, trees, vegetation, abandoned utilities, and otherwise 

unsuitable soils, we anticipate the exposed subgrade will consist of existing granular fill soils and/or 

native granular soils. Exposed granular soils should be thoroughly proof-compacted using a 15-ton 

vibratory roller with its vibration setting set to the maximum amplitude. We recommend a minimum of 

10 passes in two perpendicular directions for the proof-compaction operations. During the proof-

compacting operations, we recommend the exposed subgrade be visually evaluated for stability prior to 

the receipt of engineered fill. Unstable or otherwise unsuitable soils should be improved with additional 

compaction or be undercut to expose stable soils. Resulting excavations should be backfilled with 

engineered fill placed and compacted in controlled lifts.  

 

Engineered fill should be free of organic matter, frozen soil, clay clods, or other harmful material. The fill 

should be placed in uniform horizontal layers, having a consistent soil type, not more than 9 inches in 

loose thickness. The engineered fill should be compacted to achieve a density of at least 95 percent of 

the maximum dry density as determined by the Modified Proctor compaction test (ASTM D1557). All 

engineered fill material should be placed and compacted at approximately the optimum moisture 

content. We recommend in-situ density tests be performed on applicable engineered fill soils to verify 

they have been placed at the optimal moisture and compacted to their density in general accordance 

with ASTM D6938. Engineered fill placed on slopes should be keyed into the slope compacted in loose 

lifts not to exceed 9 inches. 

 

To economically conduct earthwork operations at the site, engineered fill, adhering to the above 

requirements, should consist of low plasticity clays or well-graded aggregates.  Low plasticity clays, 

having a plasticity index less than 20 percent, should be placed within +3 or -1 percent of the optimum 

moisture content as determined by the Modified Proctor Test (ASTM D1557).  For well-graded 

aggregates, such as MDOT Class II Sand, we recommend the engineered fill be placed at ±2 percent of 

the optimum moisture content as determined by ASTM D1557.  In no case should high-plasticity clays 

(fat clays) be used as engineered fill. 

 

We recommend the use of free-draining granular soils, such as MDOT Class II sand, within utility 

trenches, and during earthwork operations conducted in wintry months.  We recommend the use of 

engineered fill with a sufficient amount of fines (material passing the No. 200 sieve) in order to facilitate 

trenching and excavation techniques for strip and spread footing foundations. 
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FOUNDATION RECOMMENDATIONS 

We recommend foundations for the proposed structure consist of shallow spread and/or strip footings 

designed to extend through the upper fill soils and bear within the native loose to medium compact 

granular soils. Foundations bearing within the native loose to medium compact granular soils or on 

engineered fill placed atop the native loose to medium compact granular soils may be designed using a 

net allowable soil bearing pressure of 2,000 psf. 

 

Exterior foundations must bear at a minimum depth of 3-1/2 feet below finished grade for protection 

against frost heave. Interior footings may bear at shallower depths provided suitable bearing materials 

are available for support and provided the foundations soils are continuously protected from frost 

penetration during construction. Continuous wall or strip footings should be at least 16 inches in width 

and isolated spread footings should be at least 36 inches in their least dimension. To achieve a change 

in the level of a strip footing, the footing should be gradually stepped at a grade no steeper than two 

units horizontal to one unit vertical.  If required to construct foundations at different levels, adjacent 

spread foundations should be designed and constructed so the least lateral distance between the 

foundations is equivalent to or more than the difference in their bearing levels.  We recommend G2 be 

on site during construction to observe the foundations excavations and to confirm the bearing soils. 

 

If the recommendations outlined in this report are adhered to, total and differential settlements for the 

completed structure should be within 1 inch and 1/2 inch, respectively.  We expect settlements of these 

magnitudes are within tolerable limits for the type of structures proposed.  We recommend all 

foundations be suitably reinforced to minimize the effects of differential settlements associated with 

local variations in subsoil conditions. 

FLOOR SLAB RECOMMENDATIONS  

We anticipate the existing fill soils having elevated organic matter contents will be entirely removed from 

within the footprint of the proposed building prior to raising grades at the site. Provided the remaining 

soils having organic matter contents of less than 4 percent pass the proof-compaction operations, the 

existing fill soils may remain in place.  

 

Following the satisfactory completion of the subgrade preparation recommendations, we anticipate the 

resulting subgrade will consist of existing granular fill soils or engineered fill. A subgrade modulus (k) of 

90 pounds per cubic inch (pci) may be used in the design of floor slabs supported on these soils. 

 

We recommend at least 4 inches of clean coarse sand or crushed stone be placed between the subgrade 

and the bottom of the floor slab for use as a capillary break to reduce moisture transmission through the 

concrete floors and to reduce the potential for concrete curling.  If moisture sensitive floor coverings are 

planned or if greater protection against vapor transmission is desired, a vapor barrier consisting of 10-

mil plastic sheeting, or equivalent, may be placed on the sand layer beneath floor slabs.  However, 

additional floor slab curing techniques will be required especially if floor slab placement occurs in the 

winter months to prevent floor slab curling.  The floor slab should be isolated from the foundation 

system to allow for independent movement. 

PAVEMENT RECOMMENDATIONS 

We anticipate the proposed pavements will generally support passenger vehicle traffic, daily delivery 

traffic, weekly car delivery traffic, snow removal equipment, and infrequent emergency vehicle traffic. 

Information about the anticipated traffic volumes was not available to us at the time of this report. In 

general, we recommend two pavement design cross-sections be considered for the project: a standard-

duty pavement where passenger vehicles traffic is planned and a heavy-duty pavements where truck 

traffic is planned. 

 

We anticipate the proposed pavements at the site will be supported by the existing granular fill soils or 
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engineered fill. Based on the anticipated subgrade soils, we have assigned an effective subgrade resilient 

modulus of 10,000 psi.  

 

We have analyzed the proposed pavement cross sections in accordance with the “1993 AASHTO Guide 

for Design of Pavement Structures”. For the pavement design, we have assumed a serviceability loss of 

2.0, a standard of deviation of 0.49, and a reliability of 0.90. The proposed pavement design cross 

sections are presented below: 

 

Standard Duty Bituminous Concrete Pavement Section 

Material Type 
Material 

Thickness (in) 

Structural 

Coefficient 
Structural Number 

MDOT 5EML 1-1/2 0.42 0.63 

MDOT 3C 2 0.42 0.84 

MDOT 21AA Limestone 8 0.14 1.12 

  Total SN → 2.59 

 

 

Heavy Duty Bituminous Concrete Pavement Section 

Material Type 
Material 

Thickness (in) 

Structural 

Coefficient 
Structural Number 

MDOT 5EML 1-1/2 0.42 0.63 

MDOT 3C 3 0.42 1.26 

MDOT 21AA Limestone 10 0.14 1.40 

  Total SN → 3.29 

 

Our analyses indicate the proposed Standard Duty Bituminous Concrete can service a total of 

approximately 270,000 equivalent single-axle loads (ESALs) over a 20-year design life, corresponding to 

approximately 21 truck passes per day. The Heavy Duty Bituminous Concrete can service a total of 

approximately 760,000 ESALs over a 20-year design life, corresponding to approximately 52 truck 

passes per day. If actual traffic volume information becomes available, G2 Consulting Group, LLC, should 

be notified so we can reevaluate our analyses of the proposed pavement section.   

 

Large front-loading refuse trucks can impose significant concentrated wheel loads within trash dumpster 

pick-up areas. This type of loading can result in rutting of asphalt pavements and ultimately in failure. 

Therefore, we recommend non-reinforced concrete pavement at least 8 inches in thickness be used in 

these areas. The concrete pad should be large enough to support the entire refuse truck during pick-up 

operations. 

 

All pavement materials are specified within the 2020 Standard Specifications for Construction from the 

Michigan Department of Transportation. The aggregate materials for the subbase and concrete are 

described in Section 902. The Portland cement concrete pavement materials are described in Section 

601. The bituminous pavement materials are described in Section 501 and can be assigned a structural 

coefficient number of 0.42. 

 

We recommend regular timely maintenance be performed on the bituminous pavements to reduce the 

potential deterioration associated with moisture infiltration through surface cracks. The owner should be 

prepared to seal the cracks with a hot-applied elastic crack filler as soon as possible after cracking 

develops and as often as necessary to block the passage of water to the subgrade soils. 

CONSTRUCTION CONSIDERATIONS 

We anticipate utility excavations extending to depths ranging from 5 to 8 feet relative to the existing 

grades and foundation excavations extending to depths of 3-1/2 feet below the proposed finished 

grades. Given the predominantly loose granular materials, we recommend the foundation contractor 
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come to the site prepared to over excavate and form foundations extending through the existing native 

granular soils or granular engineered fill placed throughout the site. The sides of the foundation 

excavations must be straight and vertical. If earth-formed footings are attempted, we recommend 

foundation excavation and concrete placement operations be conducted on the same day to minimize 

potential for cave-ins or surface run-off into the open excavations. 

 

All excavations must be safely shored or sloped in accordance with MI-OSHA requirements. If material is 

stored or equipment is operated near an excavation, lower angle slopes or stronger shoring must be 

used to resist the extra pressure due to the superimposed loads.  Care should be exercised when 

excavating near existing roadways or utilities to avoid undermining. 

 

We recommend maximum slope inclinations of 2 horizontal unit to 1 vertical unit (2H:1V) within the very 

loose to loose granular soils and 1-1/2H:1V within the medium compact to compact granular soils for 

temporary excavations extending below a depth of 5 feet.  Where seepage from excavation cuts is 

observed, the slopes will need to be flattened sufficiently to achieve stability, but in no case left steeper 

than 3H:1V at and below the seepage level.  All excavations should be safely sheeted, shored, sloped, or 

braced in accordance with MI-OSHA requirements.  If material is stored or equipment is operated near an 

excavation, lower angle slopes or stronger shoring must be used to resist the extra pressure due to the 

superimposed loads. 

GENERAL COMMENTS 

We have formulated the evaluations and recommendations presented in this report relative to site 

preparation and foundations based on data provided to us relating to the location, type, and grade for 

the proposed site. Any significant change in this data should be brought to our attention for review and 

evaluation with respect to the prevailing subsurface conditions. Furthermore, if changes occur in the 

design, location, or concept of the project, the conclusions and recommendations contained in this 

report are not valid unless G2 Consulting Group, LLC reviews the changes. G2 Consulting Group, LLC will 

then confirm the recommendations presented herein or make changes in writing. 

 

The scope of the present investigation was limited to evaluation of subsurface conditions for the support 

of proposed building and other related aspects of the development. No chemical, environmental or 

hydrogeological testing or analyses were included in the scope of this investigation. 

 

We base the analyses and recommendations submitted in this report upon the data from the soil borings 

at the approximate locations depicted on the Soil Boring Location Plan, Plate No.1, in the Appendix. This 

report does not reflect variations that may occur away from the actual boring locations. The nature and 

extent of any such variations may not become clear until the time of construction. If significant 

variations then become evident, it may be necessary for us to re-evaluate our report recommendations. 

 

Accordingly, we recommend G2 Consulting Group, LLC observe all geotechnical related work, including 

foundation construction, subgrade preparation, and engineered fill placement. G2 Consulting Group, 

LLC will perform the appropriate testing to confirm the geotechnical conditions given in the report are 

found during construction. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 APPENDIX 

Soil Boring Location Plan Plate No. 1 

  

Soil Boring Logs Figure No. 1 through 20 

  

Grainsize Distribution Results Figure No. 21 

  

G2 General Notes Terminology Figure No. 22 
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Figure No. 1

Water Level Observation:
10 feet during drilling; 9 feet upon completion

Notes:
Borehole collapsed at 9 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Figure No. 2

Water Level Observation:
Dry during and upon completion

Notes:
Offset from soil boring B-01

Excavation Backfilling Procedure:
Auger cuttings
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Figure No. 3

Water Level Observation:
13 feet during driling; 11 feet upon completion

Notes:
Borehole collapsed at 11 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Figure No. 4

Water Level Observation:
Dry during and upon completion

Notes:
Offset from soil boring B-02

Excavation Backfilling Procedure:
Auger cuttings
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Figure No. 5

Water Level Observation:
17 feet during drilling; dry upon completion

Notes:
Borehole collapsed at 13 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Figure No. 6

Water Level Observation:
Dry during and upon completion

Notes:
Offset from soil boring B-03

Excavation Backfilling Procedure:
Auger cuttings
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Figure No. 7

Water Level Observation:
17-1/2 feet during drilling; dry upon completion

Notes:
Borehole collapsed at 13-1/2 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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857.4

852.4

847.4

Latitude: 42.47401605 Longitude: -83.44788862
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(Profile Drilled to 7-3/4 feet)

Medium Compact Brown Sand with
trace silt and gravel

(Observed Infiltration Rate = 4.8 iph)

End of Boring @ 9.3 ft
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Soil Boring No.  IN-06

SUBSURFACE PROFILE

Figure No. 8

Water Level Observation:
Dry during and upon completion

Notes:
Offset from soil boring B-04

Excavation Backfilling Procedure:
Auger cuttings
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  877.2  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

9.3 ft
February 20, 2024
Z. Lilly
Strata Drilling, Inc.
B. Sienkiewicz

ELEV.
( ft)

872.2

867.2
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852.2

847.2

Latitude: 42.47399881 Longitude: -83.44789565
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Fill: Loose Dark Brown Clayey Sand
with trace gravel; intermixed organic

matter
(Organic Matter Content = 5.8%)

Fill: Very Loose Brown Clayey Sand
with trace gravel

Medium Compact Brown Gravelly Sand
with trace silt

Medium Compact Brown Sand with
trace silt and gravel

End of Boring @ 15 ft
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Soil Boring No.  B-05

SUBSURFACE PROFILE

Figure No. 9

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 9 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  875.4  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 22, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)

870.4

865.4

860.4

855.4

850.4

845.4

Latitude: 42.4741249 Longitude: -83.44806909
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Fill: Medium Compact Dark Brown Silty
Sand with trace gravel; intermixed

organic matter
(Organic Matter Content = 1.5%)

Fill: Medium Compact Brown and Dark
Brown Silty Sand with trace gravel;

intermixed organic matter
(Organic Matter Content = 1.5%)

Medium Compact Brown Sand with
trace silt and gravel

End of Boring @ 15 ft
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Soil Boring No.  B-06

SUBSURFACE PROFILE

Figure No. 10

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 10 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  876.5  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 22, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
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Latitude: 42.47404369 Longitude: -83.44821767
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Brick Pavers

Fill: Very Loose to Loose Dark Brown
and Brown Clayey Sand with trace
gravel; intermixed organic matter
(Organic Matter Content = 2.0%)

Loose to Medium Compact Brown
Sand with trace silt and gravel

End of Boring @ 15 ft
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Soil Boring No.  B-07

SUBSURFACE PROFILE

Figure No. 11

Water Level Observation:
Dry during and upon completion

Excavation Backfilling Procedure:
Auger cuttings
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  876.4  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 22, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
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Latitude: 42.47381719 Longitude: -83.44831015
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Fill: Loose Dark Brown Clayey Sand
with trace gravel; intermixed organic

matter
(Organic Matter Content = 2.1%)

Medium Compact Brown Sand with
trace silt and gravel

Medium Compact Silty Sand with trace
gravel

End of Boring @ 15 ft
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Soil Boring No.  B-08

SUBSURFACE PROFILE

Figure No. 12

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 9 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  876.2  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)

871.2
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861.2

856.2

851.2

846.2

Latitude: 42.47388063 Longitude: -83.44859723



S-01

S-02A

S-02B

S-03

S-04

S-05

2
3
2

WOH
3
2

3
3
5

4
5
6

3
4
5

5

5

8

11

9

4.0

6.0

15.0

Fill: Loose Dark Brown Clayey Sand
with trace gravel; intermixed organic

matter
(Organic Matter Content = 1.3%)

Loose Brown Gravelly Sand with trace
silt

Loose to Medium Compact Brown
Sand with trace silt and gravel

End of Boring @ 15 ft
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Soil Boring No.  B-09

SUBSURFACE PROFILE

Figure No. 13

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 11 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  876.8  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)
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Latitude: 42.47413237 Longitude: -83.44837923
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(Organic Matter Content = 2.6%)
Fill: Loose Dark Brown Clayey Sand

with trace gravel; intermixed organic
matter

(Organic Matter Content = 1.8%)

Loose to Medium Compact Brown
Sand with trace silt and gravel

Medium Compact Brown Silty Sand
with trace gravel

End of Boring @ 15 ft
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Soil Boring No.  B-10

SUBSURFACE PROFILE

Figure No. 14

Water Level Observation:
Dry during and upon completion

Excavation Backfilling Procedure:
Auger cuttings
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  878.2  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)

873.2

868.2

863.2

858.2

853.2

848.2

Latitude: 42.47415838 Longitude: -83.44862182
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Crushed Stone: Light Gray Gravelly
Sand with trace silt

(Organic Matter Content = 1.6%)

Fill: Loose Dark Brown and Brown
Clayey Sand with trace gravel;

intermixed organic matter
(Organic Matter Content = 1.1%)

Loose Brown Gravelly Sand with trace
silt

Medium Compact Brown Sand with
trace silt and gravel

End of Boring @ 15 ft
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Soil Boring No.  B-11

SUBSURFACE PROFILE

Figure No. 15

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 10 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  878.6  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)

873.6
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848.6

Latitude: 42.47433004 Longitude: -83.44854985
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Bituminous Pavement (2 inches)
Aggregate Base: Dark Brown Gravelly

Sand with trace silt
(4 inches)

(Organic Matter Content = 2.0%)
Fill: Loose Brown Clayey Sand with
trace gravel; intermixed organic

matter

Medium Compact Brown Sand with
trace silt and gravel

End of Boring @ 15 ft
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Soil Boring No.  B-12

SUBSURFACE PROFILE

Figure No. 16

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 9 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  875.0  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

15 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)
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Latitude: 42.47423805 Longitude: -83.44813844
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Brick Pavers (3 inches)
Aggregate Base: Light Gray Gravelly

Sand with trace silt
Buried Topsoil: Dark Brown Clayey

Sand with trace gravel
(Organic Matter Content = 2.0%)

Medium Compact Brown Gravelly Sand
with trace silt

End of Boring @ 10 ft
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Soil Boring No.  IN-03

SUBSURFACE PROFILE

Figure No. 17

Water Level Observation:
Dry during and upon completion

Notes:
Offset 12 feet east of staked location
Borehole collapsed at 5 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings
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Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  875.9  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

10 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor
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Latitude: 42.47343951 Longitude: -83.44855781
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(Profile Drilled to 3 feet)
(Refer to soil boring IN-03)

Loose Brown Sand with trace silt and
gravel

(Observed Infiltration Rate = 15.3 iph)

End of Boring @ 5 ft
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Soil Boring No.  IN-03A

SUBSURFACE PROFILE

Figure No. 18

Water Level Observation:
Dry during and upon completion

Excavation Backfilling Procedure:
Auger cuttings
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Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  875.9  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

5 ft
February 21, 2024
Z. Lilly
Strata Drilling, Inc.
J. Haynor
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Latitude: 42.47343951 Longitude: -83.44855781
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Fill: Compact Dark Grayish Brown Silty
Sand with trace gravel

(Organic Matter Content = 2.6%)

Very Loose Brown Clayey Sand with
trace gravel

Loose to Medium Compact Brown
Sand with trace silt and gravel

End of Boring @ 10 ft
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Soil Boring No.  IN-04

SUBSURFACE PROFILE

Figure No. 19

Water Level Observation:
Dry during and upon completion

Notes:
Borehole collapsed at 5-1/2 ft after auger removal

Excavation Backfilling Procedure:
Auger cuttings

PRO-
FILE

DEPTH
( ft)
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  877.6  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

10 ft
February 21, 2024
---
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)

872.6

867.6

862.6

857.6

852.6

847.6

Latitude: 42.4739851 Longitude: -83.44889392
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6.0

(Profile Drilled to 4 feet)
(Refer to soil boring IN-04)

Loose Brown Sand with trace silt and
gravel

(Observed Infiltration Rate = 13.8 iph)

End of Boring @ 6 ft
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Soil Boring No.  IN-04A

SUBSURFACE PROFILE

Figure No. 20

Water Level Observation:
Dry during and upon completion

Excavation Backfilling Procedure:
Auger cuttings

PRO-
FILE

DEPTH
( ft)

5
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G2 Project No. 243082

Project Name:

Project Location:

Feldman Kia of Novi

SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan

GROUND SURFACE ELEVATION:  877.6  ft ±

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers

6 ft
February 21, 2024
Z. Lilly
Strata Drilling, Inc.
J. Haynor

ELEV.
( ft)

872.6

867.6

862.6

857.6

852.6

847.6

Latitude: 42.4739851 Longitude: -83.44889392
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GRAVEL
coarse

PI Cc Cu

IN-01

IN-02

IN-03A

IN-04A

IN-05

0.3

0.4

3.1

1.2

0.2

%Silt %Clay

1.5
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4.3

5.1

5.6

3 200

Specimen ID

6 140

9.5

9.5

12.5

9.5

9.5

D60

0.232

0.246

0.334

0.247

0.259

D30 D10
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0.09

0.137

0.096

0.097

Description

fine
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fine medium

SAND
SILT OR CLAY

GRAIN SIZE DISTRIBUTION

LL PL

Brown Sand with trace silt

Brown Sand with trace silt

Brown Sand with trace silt and gravel

Brown Sand with trace silt and gravel

Brown Sand with trace silt

IN-01

IN-02

IN-03A

IN-04A

IN-05

2.4
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%Gravel

3 60
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93.8
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4 2 1 1/2 6 16 50 100
1.5 3/4 3/8 4 8 14 40

Specimen ID

D100

0.161
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0.202

0.172
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S-01

S-01

S-02

S-02

S-02

S-01

S-01

S-02

S-02

S-02

Figure No. 21
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Project Name:

243082G2 Project No.:

Feldman Kia of Novi

Project Location: SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan
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coarse

PI Cc Cu

IN-06

1.1

%Silt %Clay
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3 200

Specimen ID

6 140

9.5

D60
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0.091
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fine medium

SAND
SILT OR CLAY

GRAIN SIZE DISTRIBUTION

LL PL

Brown Sand with trace silt and gravel
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%Gravel

3 60

92.2

4 2 1 1/2 6 16 50 100
1.5 3/4 3/8 4 8 14 40

Specimen ID

D100

0.174

S-01

S-01

Figure No. 22

1.3

Project Name:

243082G2 Project No.:

Feldman Kia of Novi

Project Location: SW Corner of Joseph Drive and Grand River
Avenue
City of Novi, Oakland County, Michigan
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G2 Consulting Group, LLC
Encased Falling Head Infiltration Test (WCWRC 2016)

Project: Job No.:

Depth (in)

Notes: 1.

2.

Refer to "Rules and Guidelines - Procedures & Design Critera for Stormwater Management Systems", 
WCWRC, Rev. Oct. 2016.
← = Used in Calculating Infiltration Rate

12
10
20

40

1

11 2/8
11 5/8

243082

IN-01

54

2/21/2024

6

Description of Soil: Br. Sand w/ tr. Silt

Tested By: Z. Lilly

Feldman Kia of Novi

Boring No.

Depth of Test (in):

Date of Testing:

54Location of Project: Novi, MI

Casing Diameter (in): 4 Casing Embedment (in):

Initial Head of Water (in): 12

Elapsed Time 
(min)

Depth 
Reading (in)

Trial 1

Pre-Soak Time (min):

Elapsed Time 
(min)

120

Trial 2

Elapsed Time 
(min)

Depth 
Reading (in)

Trial 3

Depth 
Reading (in)Reading No.

2
3
4
5

10 7/8

0

30

13
---
---

10
11

---
---

8
9

Infiltration Rate (in/hr)
---

2.25
2.25
2.25
2.25

10 4/8

12

7 --- ---

5

Trial 2

6

---
---
---

---
---

---

---

Trial 1

---

---
---
---
---
---

6
7
8
9

10

3
4

11
12
13

Reading No.
1
2

Trial 3
Infiltration Rate (in/hr) Infiltration Rate (in/hr)

1 4/8

Head Drop
(in)

40

Elapsed Time
(min)

Observed Infiltration Rate 
(iph)
2.3

---
---
---

---
---
---
---
---
---
---
---
---
---
---
---

Figure No. 22



G2 Consulting Group, LLC
Encased Falling Head Infiltration Test (WCWRC 2016)

Project: Job No.:

Depth (in)

Notes: 1.

2.

Feldman Kia of Novi 2430802

Location of Project: Novi, MI Boring No. IN-02 72

Casing Diameter (in): 4 Casing Embedment (in): 6

Initial Head of Water (in): 12 Pre-Soak Time (min): 185

Description of Soil: Br. Sand w/ tr. Silt Depth of Test (in): 72

Tested By: Z. Lilly Date of Testing: 2/21/2024

Reading No.

Trial 1 Trial 2 Trial 3
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)

2 10 10 4/8
1 0 12

4 30 8 4/8
3 20 9 4/8

5 40 7 4/8
6

8
7

10
9

12
11

Reading No.
Trial 1 Trial 2 Trial 3

Infiltration Rate (in/hr) Infiltration Rate (in/hr) Infiltration Rate (in/hr)

13

3 6.00 --- ---
4 6.00 --- ---

1 --- --- ---
2 9.00 --- ---

7 --- --- ---
8 --- --- ---

5 6.00 --- ---
6 --- --- ---

11 --- --- ---
12 --- --- ---

9 --- --- ---
10 --- --- ---

40 4 4/8 6.8

Refer to "Rules and Guidelines - Procedures & Design Critera for Stormwater Management Systems", 
WCWRC, Rev. Oct. 2016.
← = Used in Calculating Infiltration Rate

13 --- --- ---

Elapsed Time
(min)

Head Drop
(in)

Observed Infiltration Rate 
(iph)

Figure No. 23



G2 Consulting Group, LLC
Encased Falling Head Infiltration Test (WCWRC 2016)

Project: Job No.:

Depth (in)

Notes: 1.

2.

Feldman Kia of Novi 2430802

Location of Project: Novi, MI Boring No. 60

Casing Diameter (in): 4 Casing Embedment (in): 6

Initial Head of Water (in): 12 Pre-Soak Time (min): 132

Description of Soil: Br. Sand w/ tr. Silt Depth of Test (in): 60

Tested By: Z. Lilly Date of Testing: 2/21/2024

Reading No.

Trial 1 Trial 2 Trial 3
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)

2 5 9 7/8
1 0 12

4 15 7 1/8
3 10 8 3/8

5 20 5 7/8
6 25 5 1/8

8
7 30 4 3/8

10
9

12
11

Reading No.
Trial 1 Trial 2 Trial 3

Infiltration Rate (in/hr) Infiltration Rate (in/hr) Infiltration Rate (in/hr)

13

3 18.00 --- ---
4 15.00 --- ---

1 --- --- ---
2 25.50 --- ---

7 9.00 --- ---
8 --- --- ---

5 15.00 --- ---
6 9.00 --- ---

11 --- --- ---
12 --- --- ---

9 --- --- ---
10 --- --- ---

30 7 5/8 15.3

Refer to "Rules and Guidelines - Procedures & Design Critera for Stormwater Management Systems", 
WCWRC, Rev. Oct. 2016.
← = Used in Calculating Infiltration Rate

13 --- --- ---

Elapsed Time
(min)

Head Drop
(in)

Observed Infiltration Rate 
(iph)

Figure No. 24



G2 Consulting Group, LLC
Encased Falling Head Infiltration Test (WCWRC 2016)

Project: Job No.:

Depth (in)

Notes: 1.

2.

Feldman Kia of Novi 2430802

Location of Project: Novi, MI Boring No. IN-04 72

Casing Diameter (in): 4 Casing Embedment (in): 6

Initial Head of Water (in): 12 Pre-Soak Time (min): 162

Description of Soil: Br. Sand w/ tr. Silt Depth of Test (in): 72

Tested By: Z. Lilly Date of Testing: 2/21/2024

Reading No.

Trial 1 Trial 2 Trial 3
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)

2 5 10 2/8
1 0 12

4 15 8 2/8
3 10 9 2/8

5 20 7 2/8
6 25 6 2/8

8
7

10
9

12
11

Reading No.
Trial 1 Trial 2 Trial 3

Infiltration Rate (in/hr) Infiltration Rate (in/hr) Infiltration Rate (in/hr)

13

3 12.00 --- ---
4 12.00 --- ---

1 --- --- ---
2 21.00 --- ---

7 --- --- ---
8 --- --- ---

5 12.00 --- ---
6 12.00 --- ---

11 --- --- ---
12 --- --- ---

9 --- --- ---
10 --- --- ---

25 5 6/8 13.8

Refer to "Rules and Guidelines - Procedures & Design Critera for Stormwater Management Systems", 
WCWRC, Rev. Oct. 2016.
← = Used in Calculating Infiltration Rate

13 --- --- ---

Elapsed Time
(min)

Head Drop
(in)

Observed Infiltration Rate 
(iph)

Figure No. 25



G2 Consulting Group, LLC
Encased Falling Head Infiltration Test (WCWRC 2016)

Project: Job No.:

Depth (in)

Notes: 1.

2.

Feldman Kia of Novi 2430802

Location of Project: Novi, MI Boring No. IN-05 99

Casing Diameter (in): 4 Casing Embedment (in): 6

Initial Head of Water (in): 12 Pre-Soak Time (min): 175

Description of Soil: Br. Sand w/ tr. Silt Depth of Test (in): 99

Tested By: Z. Lilly Date of Testing: 2/20/2021

Reading No.

Trial 1 Trial 2 Trial 3
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)

2 10 11 2/8
1 0 12

4 30 9 6/8
3 20 10 4/8

5 40 9
6

8
7

10
9

12
11

Reading No.
Trial 1 Trial 2 Trial 3

Infiltration Rate (in/hr) Infiltration Rate (in/hr) Infiltration Rate (in/hr)

13

3 4.50 --- ---
4 4.50 --- ---

1 --- --- ---
2 4.50 --- ---

7 --- --- ---
8 --- --- ---

5 4.50 --- ---
6 --- --- ---

11 --- --- ---
12 --- --- ---

9 --- --- ---
10 --- --- ---

40 3 4.5

Refer to "Rules and Guidelines - Procedures & Design Critera for Stormwater Management Systems", 
WCWRC, Rev. Oct. 2016.
← = Used in Calculating Infiltration Rate

13 --- --- ---

Elapsed Time
(min)

Head Drop
(in)

Observed Infiltration Rate 
(iph)

Figure No. 26



G2 Consulting Group, LLC
Encased Falling Head Infiltration Test (WCWRC 2016)

Project: Job No.:

Depth (in)

Notes: 1.

2.

Feldman Kia of Novi 2430802

Location of Project: Novi, MI Boring No. IN-06 111

Casing Diameter (in): 4 Casing Embedment (in): 6

Initial Head of Water (in): 12 Pre-Soak Time (min): 176

Description of Soil: Br. Sand w/ tr. Silt Depth of Test (in): 111

Tested By: Z. Lilly Date of Testing: 2/20/2024

Reading No.

Trial 1 Trial 2 Trial 3
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)
Elapsed Time 

(min)
Depth 

Reading (in)

2 10 11
1 0 12

4 30 9 4/8
3 20 10 2/8

5 40 8 6/8
6 50 8

8
7

10
9

12
11

Reading No.
Trial 1 Trial 2 Trial 3

Infiltration Rate (in/hr) Infiltration Rate (in/hr) Infiltration Rate (in/hr)

13

3 4.50 --- ---
4 4.50 --- ---

1 --- --- ---
2 6.00 --- ---

7 --- --- ---
8 --- --- ---

5 4.50 --- ---
6 4.50 --- ---

11 --- --- ---
12 --- --- ---

9 --- --- ---
10 --- --- ---

50 4 4.8

Refer to "Rules and Guidelines - Procedures & Design Critera for Stormwater Management Systems", 
WCWRC, Rev. Oct. 2016.
← = Used in Calculating Infiltration Rate

13 --- --- ---

Elapsed Time
(min)

Head Drop
(in)

Observed Infiltration Rate 
(iph)

Figure No. 27



     Figure No. 28 

   
   
 

GENERAL NOTES TERMINOLOGY 
 
Unless otherwise noted, all terms herein refer to the Standard Definitions presented in ASTM 653. 
 
PARTICLE SIZE 
Boulders  - greater than 12 inches 
Cobbles   - 3 inches to 12 inches 
Gravel - Coarse - 3/4 inches to 3 inches 
 - Fine  - No. 4 to 3/4 inches 
Sand - Coarse - No. 10 to No. 4 
 - Medium - No. 40 to No. 10 
 - Fine  - No. 200 to No. 40 
Silt   - 0.005mm to 0.074mm 
Clay   - Less than 0.005mm 

CLASSIFICATION 
The major soil constituent is the principal noun, i.e. clay, 
silt, sand, gravel.  The second major soil constituent and 
other minor constituents are reported as follows: 
 
Second Major Constituent 
(percent by weight) 

Minor Constituent 
(percent by weight) 

Trace - 1 to 12% Trace - 1 to 12% 
Adjective - 12 to 35% Little - 12 to 23% 
And - over 35% Some - 23 to 33% 

 
COHESIVE SOILS 

If clay content is sufficient so that clay dominates soil properties, clay becomes the principal noun with the other 
major soil constituent as modifier, i.e. sandy clay.  Other minor soil constituents may be included in accordance 
with the classification breakdown for cohesionless soils, i.e. silty clay, trace sand, little gravel. 
 

 
Consistency 

Unconfined Compressive 
Strength (psf) 

 
Approximate Range of (N) 

Very Soft Below 500 0 - 2 
Soft 500 - 1,000 3 - 4 

Medium 1,000 - 2,000 5 - 8 
Stiff 2,000 - 4,000 9 - 15 

Very Stiff 4,000 - 8,000 16 - 30 
Hard 8,000 - 16,000 31 - 50 

Very Hard Over 16,000 Over 50 
 
Consistency of cohesive soils is based upon an evaluation of the observed resistance to deformation under load and 
not upon the Standard Penetration Resistance (N). 

 
COHESIONLESS SOILS 

Density Classification Relative Density % Approximate Range of (N) 
Very Loose 0 - 15 0 - 4 

Loose 16 - 35 5 - 10 
Medium Compact 36 - 65 11 - 30 

Compact 66 - 85 31 - 50 
Very Compact 86 - 100 Over 50 

 
Relative Density of cohesionless soils is based upon the evaluation of the Standard Penetration Resistance (N), 
modified as required for depth effects, sampling effects, etc. 
 

SAMPLE DESIGNATIONS 
AS - Auger Sample – Cuttings directly from auger flight 
BS - Bottle or Bag Samples  
S   - Split Spoon Sample - ASTM D 1586 
LS -  Liner Sample with liner insert 3 inches in length 
ST - Shelby Tube sample - 3 inch diameter unless otherwise noted 
PS - Piston Sample - 3 inch diameter unless otherwise noted 
RC - Rock Core - NX core unless otherwise noted 
 
STANDARD PENETRATION TEST (ASTM D 1586) - A 2.0 inch outside-diameter, 1-3/8 inch inside-diameter split barrel 
sampler is driven into undisturbed soil by means of a 140-pound weight falling freely through a vertical distance of 
30 inches.  The sampler is normally driven three successive 6-inch increments.  The total number of blows required 
for the final 12 inches of penetration is the Standard Penetration Resistance (N). 


