
 

CITY OF NOVI CITY COUNCIL 

JULY 8, 2024 

 

 

 

SUBJECT: Consideration of the request of E & M Holdings, LLC, (Society Hill) to 

amend the 2001 Consent Judgment relating to a previously approved 

multi-family development located at 12 Mile and Novi Roads. 

 

SUBMITTING DEPARTMENT: Community Development Department - Planning 

 

BACKGROUND INFORMATION:  

 

The applicant is proposing changes to the Society Hill development that was originally 

approved in 1999. Society Hill is associated with a 2001 Consent Judgment with the 

City. The Consent Judgment states that the site plan approved in 1999 was to remain 

in effect for 5 years from the date of execution, after which time the applicant would 

need to seek approval annually from City Council to extend the final Site Plan 

approval. Each year since 2006 the applicant has requested, and City Council has 

granted, the site plan extension, so the 1999 site plan remains an approved project 

that could be built.   

 

The applicant has submitted a new plan for review by City Council to consider and is 

asking the City to amend the Consent Judgment in order to approve it instead of the 

1999 plan. Like the 1999 Plan, the new proposal is for the development of the 33.89-

acre property west of Novi Road and south of 12 ½ Mile Road. It proposes to utilize the 

existing RM-1 Low Density Multiple Family zoning with the available Planned 

Development Option (PD-1) as designated on the Future Land Use Map. The proposed 

new plan includes 463 units in mid-rise apartment buildings and attached townhouses. 

The five apartment buildings would each be 5-stories tall (including ground level 

parking), with a total of 363 apartments ranging in size from 617 square foot studios to 

1,329 square foot three-bedroom units. Sixteen townhome buildings on the north side 

of the site would have 100 residences with garages – 80 of those in three-story buildings 

and 20 in 2.5-story buildings. Sixteen of the townhome units would provide a ground 

floor primary bedroom suite.  

 

Indoor and outdoor amenities are proposed for the residents of the site. The central 

building (E) contains 15,000 square feet of indoor space for a fitness center, spa 

facilities, café/bistro, community lounge, co-working space, conference rooms, 

community kitchen with dining area, library, and an indoor/outdoor terrace on the top 



floor overlooking the outdoor space. The outdoor amenities consist of two pools, a turf 

soccer field, tennis courts, sports court, pickleball courts, playground areas, dog park, 

and over two miles of walking path through the site.  The chart below compares the 

approved 1999 Plan to the proposed 2024 plan to be considered.  

 

 

 1999 Plan 

(Existing Development Approval) 

Current Plan 

(Proposed Development) 

Zoning 
RM-1 Low Density Multiple Family 

with PD-1 Option 

RM-1 Low Density Multiple Family 

with PD-1 Option 

Land Area 33.89 acres 33.89 acres 

Number of 

Buildings 
23 21 

Number of 

Units 
312 463 

Room Count 1,264 1,359 

Average Unit 

Size 
1,758 square feet 1,220 square feet 

Lot Coverage Not known 14.84% 

Building 

Height 
2 and 3 story 5 stories 

Number of 

Parking 

Spaces 

693 942 

Parking Ratio 2.22 spaces/unit 2.03 spaces/unit 

Wetland 

Impacts 
0 acres 0.847 acres 

Wetland 

Mitigation 
N/A 

0.923 acres on-site 

Some off-site/payment (needs 

clarification) 

Woodland 

Impacts 
1,062 trees 

1,338 trees  

(82 are off-site on City-owned parcel) 

Stormwater 

Management 
All on-site 

On-site and Use of City-owned parcel  

22-10-400-005 

Usable Open 

Space 

~ 1 acre programmed outdoor 

0% of units had private outdoor space 

6.64 acres programmed outdoor 

98% of units have private outdoor 

space 

Traffic Impact 
1,978 trips per day 

(per 1996 Traffic Study) 

2,162 trips per day 

(per 5/24/24 F&V Trip Generation 

Analysis) 

Curb cuts 
1 on Novi Road, 1 on Twelve ½ Mile 

Road 

2 on Novi Road, 1 on Twelve ½ Mile + 

2 emergency access points 

      



The City’s staff and consultants reviewed the latest proposal and provided written 

comments to the applicant on May 2nd. Since that time, staff has met with the 

applicant and discussed many of the issues raised in the review letters.  As a result of 

that discussion, and additional information provided by the applicant, staff has taken 

the opportunity to revise and update the initial review letters, as follows: 

 

 The City’s wetland consultant has provided a memo updating some of the initial 

comments based on additional information received from the applicant 

confirming the character and locations of the regulated wetlands.   

 The Planning Review has been revised in a few locations to address new 

information.  

 Engineering has provided a revised letter, including discussion for the need for 

soil borings to verify the viability of the locations proposed for the stormwater 

management ponds.  

 

All review letters, as revised, are attached to this packet item. 

 

DEVIATIONS FROM ORDINANCE STANDARDS 

In the review of the 2024 Plan provided, City’s staff and consultants have identified the 

following items as non-compliant with our current Codes and Ordinances. Staff’s 

position and/or justification are noted in Bold Underline: 

 

1. Maximum Length of Buildings (Sec. 3.8.2.C): The ordinance states building lengths 

cannot exceed 180 feet. If exceeded, the ordinance allows the Planning 

Commission to modify the length requirement up to 360 feet if there are 

recreational or social common areas with a minimum capacity of 50 persons 

within the building and if building setbacks are increased an additional foot for 

each 3 foot of building length over 180. Buildings A, B, C, D, E, 3 and 4 each exceed 

180 feet.  No additional building setbacks are proposed to offset the building 

lengths. Building E, at 492 feet, also exceeds the maximum length of 360 feet. Only 

building E appears to have recreational or social common areas with a minimum 

capacity of 50 persons. All buildings in the 1999 Plan complied with maximum 

length. Staff supports the deviation because there are variations in building 

projections that reduce the appearance of length along the Novi Road frontage.  

 

2. Shoreline Setbacks (Sec 3.31.6.B.iv.e): “A minimum yard setback of 100 feet shall 

be provided from any lake shoreline including natural or manmade water bodies. 

Stormwater retention facilities shall be considered as shoreline when they are 

designed and developed as an integral part of the site’s landscaped open 

space.” The site plan locates several buildings, drive aisles and parking areas 

within about 50 feet of Wetland A and the northeastern stormwater basin. Staff 

supports the deviation because this setback is an atypical standard as applies to 

“manmade water bodies,” including stormwater retention facilities, only found in 

the PD-1 district. In multifamily districts, the standard setback from natural shoreline 

is 150 feet. However, in other districts only the 25-foot wetland buffer setback is 

observed. Buildings in Charneth Fen and Carlton Forest are less than 100 feet from 

the same wetland.   

 



3. Building Setbacks (Sec. 3.1.7.D): Along the western property line, buildings are 50 

to 60-feet from the property line rather than the required 75 feet. It appears that 

all buildings in the 1999 Plan complied with building setbacks. Staff supports the 

deviation as the adjacent buildings are similar in size/height to the existing 

development to the west, and some landscape screening is present.   

 

4. Parking Setbacks (Sec. 3.6.2.B): A minimum parking setback of 20 feet is required 

from interior side and rear lot lines, and front/exterior parking setbacks are to 

comply with the minimum building setback. For Novi Road, that would be 75 feet. 

In the 1999 Plan the parking complied with setback requirements. Staff supports 

the deviation to allow 14.4-foot setback along the south side of the property with 

the condition that landscaping and other screening be provided, and 20 feet 

along Novi Road. 

 

5. Building Orientation (Sec. 3.8.2.D): A Zoning Ordinance deviation is requested to 

revise the required minimum orientation for buildings along the perimeter of the 

property from 45 degrees for Buildings A, 12 and 15. In the 1999 Plan, it appears 4 

buildings would not have met the minimum required orientation to the property 

line. This deviation is supported as it allows a more efficient use of space, and 

therefore potentially less disturbance of natural features.    

 

6. Yard Setback Area (Sec. 3.8.2.D): “Within any required front, side or rear yard 

setback from any property line in an RM-1 or RM-2 district, not more than 30% of 

such yard area shall be used for off-street parking, maneuvering lanes, service 

drives or loading areas.” The applicant has provided an overall calculation for the 

entire site rather than treating each yard separately. The applicant’s revised 

calculations to indicate a deviation is needed for the Front Yard coverage of 

33.26%. Staff supports the relatively minor deviation.  

 

7. Distance Between Buildings (Sec. 3.8.2.H): A Zoning Ordinance deviation is 

requested to allow the calculated minimum distance between buildings to be less 

than required in seven locations. This calculation is made using a formula 

measuring the height and length between adjacent buildings, with a minimum 

distance of 30 feet required.  Based on the information provided by the applicant, 

the deviations for the seven locations range from 32.47 feet to 1.7 feet. Staff 

supports the deviation as this is a more urban-style development and will not be 

detrimental to the overall project or general public.    

 

8. Number of Parking Spaces (Sec. 5.2.12.A): Given the unit mix proposed, the 

number of required parking spaces is 964 according to the standards for a 

multifamily development (2 spaces per studio/1- and 2-bedroom unit, 2.5 per 

each 3+ bedroom units). The site plan proposes 942 spaces in both garage and 

surface lots.  The applicant requests a deviation for the deficiency of 22 spaces. 

Staff supports the relatively minor deviation to reduce impervious surface area on 

the site.  

 



9. Wetland Impacts: Delineated wetlands are not consistently labeled and/or 

indicated on all sheets within the plan set, nor is the type of wetland (emergent, 

scrub-shrub, forested) indicated—this can and should be corrected on future 

submittals. On Sheet 15, total wetland impacts are calculated as 0.847 acre, with 

approximately 1.519 acres of mitigation required. The plan indicates 0.922 acre of 

mitigation is proposed to be provided on-site. The applicant’s response letter 

states that the remaining 0.597 acres of required mitigation is “to be provided 

through purchase of credits from an EGLE approved wetland mitigation bank.” 

The applicant has also, since the last Council meeting, proposed to provide a 

conservation easement over existing woodland areas on the off-site parcel 

currently owned by the City (i.e., if it is conveyed to the applicant) and/or the 

peninsula within the large wetland area on-site (approximately 0.5-1.5 acre area 

depending on which area, or if both areas are preserved).  

 

This is not consistent with the City’s Wetland and Watercourse Protection 

ordinance (Chapter 12 of the Code), which requires mitigation on-site, or off-site 

within the City’s jurisdiction. The applicant also indicated that it does not want to 

provide conservation easements for preservation of the wetland mitigation areas 

constructed on-site.  However, if the amended Consent Judgment clearly states 

that wetland mitigation areas, as well as remaining wetlands, are to be preserved, 

Staff could support the lack of separate conservation easements. Initially City 

Council needs to determine whether to allow the deviation to purchase wetland 

bank credits in lieu of providing mitigation within the City for the full amount of 

mitigation required. Staff believes that the applicant should provide mitigation 

within the City. 

 

10. Traffic Study (Sec. 3.31.4.A.iii): The PD-1 Option requires a Traffic Study to be 

provided, regardless of site size, in accordance with the requirements set forth in 

the Site Plan and Development Manual. The applicant did a traffic study in 

connection with the 1999 plan.  The applicant provided a Trip Generation Analysis 

to show that when compared to the 1999 proposal, the number of trips generated 

by the new proposal does not meet the threshold for requiring a “new” Traffic 

Study. The City’s Traffic consultant responded by indicating that traffic conditions 

in the project area have changed considerably since 1999—specifically, both the 

number of developments and the roadway networks are significantly different 

than they were 25 years ago. Peak hour trips in both the AM and PM are almost 2-

times the threshold for study, and daily one-directional trips are nearly 3-times the 

threshold for study. The most recent Traffic Study found in our files from 1996 (with 

an assumption of 300 units) had estimated daily trips to be approximately 1,900. 

The initial estimate from the applicant’s consultant for the proposed plan 

estimated 2,900 daily trips.  Hence, the initial indication by the City’s Traffic 

Consultant that a new study would be needed. 

 

The applicant responded to that indication by saying that a traffic study should 

not be required because the “new” proposed development adds very little 

additional traffic to what the applicant is already allowed as a result of its 

development (i.e., by the 1999 plan approval).  That “miniscule” additional traffic, 

according to the applicant, should not trigger a whole new traffic study. 

 



Following the initial review and completion of the review letter, the City’s Traffic 

Engineering Consultant attended a meeting and conferred with the applicant’s 

Traffic Consultant to determine if there could be a resolution to this issue.  After 

discussing the trip generation issue, Staff and the City’s traffic consultant can now 

support the waiver of the full Traffic Study.  

 

However, the 2024 plan now shows 2 access drives on Novi Road where only one 

was shown before. Both access drives are going to require some left lane 

improvements—opening the median in two spots. The question becomes whether 

the traffic on Novi Road merits making those lane openings bigger/longer. And to 

know the answer to that, the City needs to know what the traffic on Novi Road is 

now, and how many vehicles are turning into each entrance. Hence the need for 

a traffic study of some kind that isn’t caused by the number of new trips but by the 

different access plan now being proposed. In particular, the City needs an access 

point study that has data to answer questions like:  

 

 Do they need accel/decel lanes, and if so, how long?  

 Where they are proposing a median opening, what traffic control 

treatments are needed to control those movements—for example, how 

long of a turning bay length is required for stacking?  

 Have they checked the warrant for a new traffic signal given that new 

access point? 

 

11. Major Drives (Sec. 5.10.1.B): Based on the ordinance definition nearly all private 

drives through the site would be classified as Major Drives if they exceed 600 feet 

(currently shown as Reserve Blvd, Society Hill Drive, Society Hill Blvd). “Angled and 

perpendicular parking spaces may be accessed directly from a minor drive or 

parking lot aisle, but not from a major drive.” Perpendicular parking is shown 

throughout the site on major drives. The 1999 Plan had some areas of visitor parking 

that were perpendicular to the major drives. Major drives are also required to be 

a minimum of 28-feet wide; however the plan proposes a 24-foot width in several 

locations where adjacent to parking spots. Staff supports the deviations as the 

narrower streets and presence of parking can serve to calm traffic, causing slower 

speeds.    

 

12. Building Setbacks from Parking (Sec. 3.8.2.F & Sec. 5.10.1.B.vi): Both ordinance 

sections prohibit parking spaces to be within 25 feet of any wall of a dwelling 

structure. In several locations parking is closer than 25 feet from the building, and 

in some cases as close as 12 or 14 feet. It is unclear if the 1999 Plan had parking 

within 25 feet of the buildings as dimensions were not indicated clearly, and the 

scale is not accurate. Staff supports the deviation requests, as the first floor of the 

larger buildings are generally parking areas, not living areas.    

 

13. Driveway Spacing Waiver (Code of Ordinances, Ch. 11.216.d.1.e): Deviation to 

allow a 41-foot driveway spacing from the opposite-side driveway on 12 ½ Mile 

Road. This may be supported by staff if the projected traffic on 12 ½ Mile Road is 

projected to be low. A traffic study has not been provided to confirm the current 

conditions.   

 



14. Landscape Berm (Sec. 5.5.3.B.ii and iii): Deviation to allow a lack of screening 

berm along south property line. This is not supported by staff unless the applicant 

agrees to provide an opaque screening fence or wall acceptable to the City’s 

Landscape Architect at the next submittal, in addition to the landscaping that is 

proposed. 

 

15. Adjacent to Public ROW (Sec. 5.5.3.B.ii and iii): Deviation to allow a lack of 

greenbelt berms and street trees for sections of both roads that are being 

preserved, as well as areas that are developed. This is supported by staff 

because it avoids disturbance of areas to be preserved. In the areas to be 

developed, significant screening landscaping has been proposed which fulfills 

the intent of the ordinance.  

 

16. Adjacent to Public ROW (Sec. 5.5.3.B.ii and iii): A deviation is required for the 

shortage in greenbelt landscaping for 12. 5 Mile Road and Novi Road (1 canopy 

tree along 12.5 Mile Road, 3 canopy trees and 3 subcanopy trees along Novi 

Road). This is supported by staff due to the required emergency access points on 

12 ½ Mile and topography on Novi Road makes providing more trees difficult. 

 

17. Greenbelt Canopy Trees (Sec 5.5.3.B.ii.f): A deviation is required for a shortage in 

greenbelt subcanopy trees on the City Parcel. This is supported by staff because 

the topography on Novi Road makes providing more trees difficult. 

 

18. Street Trees (Sec 5.5.3.B.ii.f):  A deviation is required for a shortage in street trees 

on the City Parcel where the stormwater basin is proposed. This is supported by 

staff since there will be no buildings here, and trees are provided to the extent 

practicable.  

 

19. Foundation Landscaping (Sec. 5.5.3.F.iii): Deviation for a shortage of foundation 

landscaping for Buildings A-D, 8, 9, 10, 11, and 12. The applicant has stated they 

will reduce the need for the deviation by correcting recommended items, so staff 

supports any remaining deviations needed. 

 

 

POSSIBLE CONDITIONS IF CITY COUNCIL DETERMINES TO APPROVE THE UPDATED PLAN 

 

1. The development shall be as shown in the site plan exhibit, with a maximum of 

1,359 rooms as defined in the ordinance, or approximately 463 multiple-family 

units. 

 

2. Soil borings shall be provided at the time of Final Site Plan submittal for both the 

off-site and on-site detention basins to show the current groundwater 

elevations. The stormwater detention system shall be designed to meet current 

City standards. Additional soil borings shall be provided as necessary at other 

locations to meet road and building requirements. 

 



3. The applicant shall provide the traffic data and analysis necessary to verify the 

proposed access management treatments are appropriate as designed at the 

time of Final Site Plan submittal. The analysis shall answer the following questions: 

 

a. Are acceleration/deceleration lanes necessary for each of the 

proposed site driveways? If needed, how long? 

b. Where openings in the medians are proposed, what traffic control 

treatments are needed to control those movements? How long of a 

turning bay length is required? Is there a warrant for a new traffic signal? 

 

4. Preservation of remaining wetland and woodland areas outside the limits of 

disturbance, as well as the preservation of planted woodland tree credits, shall 

be as shown in the amended Consent Judgment exhibits. 

 

5. Dedication of master-planned right of way along 12 ½ Mile Road. 

 

6. Phasing of development: Phasing plans shall be reviewed and approved by the 

City prior to execution of the amendment to the Consent Judgment.  

 

7. At the time of Final Site Plan submittal, the applicant shall provide a current tree 

survey for the new areas of disturbance of the subject property (relative to the 

1999 Plan). All new woodland tree impacts shall comply with the requirements 

of the current Woodland Ordinance. 

 

8. The City has been working to verify the applicant’s records of woodland 

replacement trees planted at off-site locations as was permitted by the 

Consent Judgment. This will be completed, and the number of replacements 

credited will be determined by the City prior to final amendment of the Consent 

Judgment. 

 

9. There are recent changes to the proposal by the applicant that should be 

formally reviewed before this project receives final approval by virtue of the 

amendment to the Consent Judgment. The applicant should submit revised 

plans and the list of conditions requested as a revised Preliminary Site Plan 

submittal. At this time, we are aware of the following items that should be 

addressed in the revised submittal: 

a. Phasing plans along with a narrative to ensure compliance with City 

standards, or identify any deviations required 

b. The proposed addition of carports, including locations and a carport 

design detail 

c. Changes to the facades of buildings—the applicant would like to be 

able to have some flexibility in the type of materials permitted that may 

deviate from Ordinance standards 

d. Landscape changes they have stated they will make to achieve greater 

compliance with standards 

e. Changes to the off-site boardwalk to the south 

f. Preservation of additional woodland areas 

 



CITY COUNCIL ACTION 

If the City Council is inclined to approve the request for amendment, the City 

Council's motion would be to authorize the City Attorney to work with the applicant’s 

team to develop the terms of an amendment to the Consent Judgment to be 

brought back before the City Council for approval with specified conditions.   

 

 

RECOMMENDED ACTION (THREE PART MOTION PROPOSED BELOW INCLUDING A-C):   

  

Authorize to the City Attorney to prepare the Consent Judgment amendment for 

City Council review including: 

 

A. All deviations from the ordinance requirements shall be identified and stated 

in the amended agreement, including:    

 

1. Maximum Length of Buildings (Sec. 3.8.2.C): Deviations to permit the 

lengths of Buildings A, B, C, D, E, 3 and 4 each exceed 180 feet, as shown in 

the attached Site Plan.   

 

2. Shoreline Setbacks (Sec 3.31.6.B.iv.e): Deviation to permit reduced 

shoreline setbacks, as shown on the attached Site Plan.  The site plan 

locates several buildings, drive aisles and parking areas within about 50 

feet of Wetland A and the northeastern stormwater basin.  

 

3. Building Setbacks (Sec. 3.1.7.D): Along the western property line, deviation 

to allow buildings to be a minimum of 50-feet from the property line rather 

than the required 75 feet.  

 

4. Parking Setbacks (Sec. 3.6.2.B): Deviation to allow a parking setback of 

14.4 feet along the south property line with the condition that landscaping 

and other screening be provided, and 20 feet along Novi Road with the 

condition that landscape hedge screening is provided.   

 

5. Building Orientation (Sec. 3.8.2.D): A deviation to allow Buildings A, E, 12 

and 15 to not comply with the required minimum orientation for buildings 

along the perimeter of the property from 45 degrees. 

 

6. Yard Setback Area (Sec. 3.8.2.D): A deviation to permit the Front Yard area 

to exceed 30% used for off-street parking, maneuvering lanes, service 

drives or loading areas (33.26% proposed).  

 

7. Distance Between Buildings (Sec. 3.8.2.H): A deviation to allow the 

calculated minimum distance between buildings to be less than required 

in seven locations. The deviations for the seven locations range from 32.47 

feet to 1.7 feet, and shall be as shown in the site plan.  

 



8. Number of Parking Spaces (Sec. 5.2.12.A): A deviation for the deficiency of 

22 spaces from the minimum required calculation for the unit types 

proposed.  

 

9. Wetland Mitigation (Code of Ordinances, Chapter 12): Deviation to permit 

up to 0.6 acres of required mitigation to be provided through purchase of 

credits from an EGLE approved wetland mitigation bank. The amended 

Consent Judgment shall state that wetland mitigation areas, as well as 

remaining wetlands, are to be preserved. The applicant shall also preserve 

the indicated woodland areas as offered on the off-site or on-site locations 

offered.  

 

10. Traffic Study (Sec. 3.31.4.A.iii): The City agrees to waive the requirement of 

a Traffic Impact Study given that relative to the approved 1999 Plan, the 

proposed Plan does not generate significantly more trips to warrant a new 

study. This shall not preclude the City from requiring the traffic analysis 

necessary to verify the design and safety of proposed access points.  

 

11. Major Drive (Sec. 5.10.1.B): Based on the ordinance definition nearly all 

private drives through the site would be classified as Major Drives if they 

exceed 600 feet, deviations to permit perpendicular parking and a 24-foot 

minimum width.    

 

12. Building Setbacks from Parking (Sec. 3.8.2.F & Sec. 5.10.1.B.vi): Deviation to 

allow parking spaces to be within 12 feet of the residential buildings where 

the first floor of the buildings are generally parking areas, not living areas.    

 

13. Driveway Spacing Waiver (Code of Ordinances, Ch. 11.216.d.1.e): 

Deviation to allow a 41-foot driveway spacing from the opposite-side 

driveway on 12 ½ Mile Road.  

 

14. Landscape Berm (Sec. 5.5.3.B.ii and iii): Deviation to allow a lack of 

screening berm along south property line.  

 

15. Adjacent to Public ROW (Sec. 5.5.3.B.ii and iii): Deviation to allow a lack of 

greenbelt berms and street trees for sections of both roads that are being 

preserved, as well as areas that are developed.  

 

16. Adjacent to Public ROW (Sec. 5.5.3.B.ii and iii): A deviation is required for 

the shortage in greenbelt landscaping for 12. 5 Mile Road and Novi Road 

(1 canopy tree along 12.5 Mile Road, 3 canopy trees and 3 subcanopy 

trees along Novi Road).  

 

17. Greenbelt Canopy Trees (Sec 5.5.3.B.ii.f): A deviation is required for a 

shortage in greenbelt subcanopy trees on the City Parcel.  

 

18. Street Trees (Sec 5.5.3.B.ii.f):  A deviation is required for a shortage in street 

trees on the City Parcel where the stormwater basin is proposed.  

 



19. Foundation Landscaping (Sec. 5.5.3.F.iii): Deviation for a shortage of 

foundation landscaping for Buildings A-D, 8, 9, 10, 11, and 12.  

 

20. Any additional deviations identified during Site Plan Review (after the 

Concept Plan and Amendment of the Consent Judgment is approved), 

will require amendment of the Consent Judgment, unless otherwise stated 

in the judgment. 
 

 

B. The following conditions are recommended for inclusion: 

 

1. The development shall be as shown in the site plan exhibit, with a 

maximum of 1,359 rooms as defined in the ordinance, or approximately 

463 multiple-family units. 

 

2. Soil borings shall be provided at the time of Final Site Plan submittal for both 

the off-site and on-site detention basins to show the current groundwater 

elevations. The stormwater detention system shall be designed to current 

City standards. Additional soil borings shall be provided as necessary at 

other locations to meet road and building requirements. 

 

3. The applicant shall provide the traffic data and analysis necessary to verify 

the proposed access management treatments are appropriate as 

designed at the time of Final Site Plan submittal. The analysis shall answer 

the following questions: 

 

a. Are acceleration/deceleration lanes necessary for each of the 

proposed site driveways? If needed, how long? 

b. Where openings in the medians are proposed, what traffic control 

treatments are needed to control those movements? How long of a 

turning bay length is required? Is there a warrant for a new traffic 

signal? 

 

4. Preservation of remaining wetland and woodland areas outside the limits 

of disturbance, as well as the preservation of planted woodland tree 

credits, shall be as shown in the amended Consent Judgment exhibits. 

 

5. Dedication of master-planned right of way along 12 ½ Mile Road. 

 

6. Phasing of development: Phasing plans shall be reviewed and approved 

by the City prior to execution of the amendment to the Consent 

Judgment.  

 

7. At the time of Final Site Plan submittal, the applicant shall provide a current 

tree survey for the new areas of disturbance of the subject property 

(relative to the 1999 Plan). All new woodland tree impacts shall comply 

with the requirements of the current Woodland Ordinance.  

 



8. Appropriate terms for conveyance (or encumbrance) of the off-site parcel 

to the applicant.  

 

C. This motion is made because the proposed revised plan utilizing the PD-1 

Option is a reasonable alternative and fulfills the intent of the Master Plan for 

Land Use, because it meets the requirements of the Zoning Ordinance except 

as noted in the deviations listed, and the improvements to the project relative 

to the previously approved plan outweigh the detrimental impacts of the 

project: 

 

1. The proposed residential neighborhood would support healthy lifestyles 

through the provision of walking trails, sidewalk connections, and open 

space amenities within the development.  

 

2. The unit sizes and types help the City’s goal of providing a wide range of 

housing options and could appeal to a variety of buyers who prioritize 

minimal maintenance, smaller unit sizes, and natural surroundings.  

 

3. The proposed project will protect and maintain some of the City’s 

woodlands, wetlands, and natural features.  
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March 25, 2024

City of Novi - Planning Division
45175 Ten Mile Road
Novi, MI 48375
Victor Cardenas, City Manager
Barbara McBeth, City Planner

RE: Society Hill - Revision to 1999 Final Site Plan

Dear Mr. Cardenas & Ms. McBeth,

On behalf of E&M Holdings, LLC (the “Property Owner”), I am thrilled for the opportunity to share
an exciting new vision for the property consisting of approximately 34 acres and located on the west
side of Novi Road, south of 12 ½ Mile Road (commonly referred to herein as “Society Hill”). The
current final site plan for Society Hill (the “1999 Final Site Plan”), which remains in effect as
described below, was originally approved by the City in 1999 and reaffirmed in a Consent Judgment
(the “Consent Judgment”) entered in 2001. At the time of original approval of the 1999 Final Site Plan,
Society Hill was a state-of-the-art multi-family project, with significant amenities, designed to appeal
to housing needs and tastes of the times. While the 1999 Final Site Plan would still result in a desirable
residential project, the Property Owner, after over a year of planning and design work, is proposing to
amend the Consent Judgment and the 1999 Final Site Plan approved therein in order to create an
innovative and contemporary residential development consistent with the current state of
master-planning and development objectives of the City and catering to the needs and desires of new
generations of current and future residents.

The revised plan (the “Revised Preliminary Site Plan”) reflects two fundamental concepts - (1)
providing mixed-use, multi-generational housing options in one comprehensive development, and (2)
providing an entire range of modern recreational and healthy living amenities. While the 1999 Final
Site Plan raised the bar for multi-family residential living over 25 years ago, the Revised Preliminary
Site Plan was designed to raise the bar for residential living in Novi for 2024 and beyond.

This visionary project aligns seamlessly with the goals outlined in the 2022 draft update to the City's
Master Plan, emphasizing optimal use of properties to maintain Novi's status as a top destination
community, most notably at the critically important commercial intersection of 12 Mile & Novi Road.
Society Hill will inspire others to find new ways to creatively compete and participate in the City. The
influx of new residents into Society Hill will act as catalysts for economic advancement by supporting
local businesses and contributing to the vibrancy of the entire community. The collateral economic
development impact of Society Hill will be similar to that of our trailblazing project - River Oaks West
- in the early 90’s, when many developers flocked to Novi after that project delivered with great
success.

For Society Hill, the process of review and approval is unique because it is governed by the Consent
Judgment. The decision to amend the Consent Judgment in the manner proposed by Property Owner
must be approved by City Council. Over a year ago, the City staff presented City Council with concept
plans for the revised Society Hill development for informal review and for direction as to Council’s
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interest in pursuing such a change. It was reported back to the Property Owner that City Council was
supportive of moving forward with more comprehensive planning and review of the changes. While
City Council has the authority to unilaterally review and decide amendments to consent judgments, the
City directed that Property Owner proceed with full administrative review by City Staff before City
Council consideration and action on the request to amend the Consent Judgment. After more than a
year of meticulous planning, our team is pleased to submit our Revised Preliminary Site Plan for
Society Hill in accordance with the terms of the Consent Judgment. If approved by City Council, the
Revised Preliminary Site Plan will amend the 1999 Final Site Plan, which was originally approved
pursuant to the PD-1 guidelines and remains in effect today under the terms of the Consent Judgment.

1999 Final Site Plan

Dating back to as early as 1984, the parcels of land that make up Society Hill were acquired by the
Property Owner through a series of transactions. In 1996, the Property Owner rezoned the Property to
its current land use designation (RM-1, PD-1). In October 1999, the Property Owner received final site
plan approval based on PD-1 guidelines.

The 1999 Final Site Plan contemplates a multi-family development made up of 312 units across 23
buildings. The units heavily favor oversized two, three and four bedrooms across “townhouse” and
“flat” unit typologies with an average square footage of 1,758 SF. In addition, the 1999 Final Site Plan
includes a gated entry, detached clubhouse with indoor amenities, swimming pool and tennis courts.

Image 1 - 1999 Final Site Plan
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Image 2 – Bird’s Eye View Rendering (from the SE) of 1999 Final Site Plan

2001 Consent Judgment

The Consent Judgment addresses the following substantive matters:

● SAD 94 Improvements: In the 1980’s, the City established Special Assessment District 94 to
construct sewer improvements by charging special assessments against certain properties, much
of which was assessed against Society Hill. The City did not complete the sewer improvements
to 12 ½ Mile Road as designed and as required under the SAD. Under the Consent Judgment,
the City will provide the Property Owner with an easement and escrowed funds and the
Property Owner will tie into an existing tap to provide connectivity to Society Hill.

● 1999 Final Site Plan: The City granted the Property Owner certain rights relating to the
previously approved 1999 Final Site Plan, including (but not limited to):

○ Annual site plan extensions, the expiration of which triggers the immediate obligation
of the City to complete construction of the SAD 94 improvements

○ Administrative review for revisions to the 1999 Final Site Plan, unless the 1997 Zoning
Ordinance required formal review, in which case review would be through City Council

○ The project may be completed solely in accordance with the ordinances in effect in
1999 (i.e. - 1997 Zoning Ordinance, etc)

● Arena Drive Easements: An affiliate of Property Owner granted easements to the City to
construct a berm along Nick Lidstrom Drive (f/k/a Arena Drive)

Society Hill, Novi, MI 3



● Tree Planting & Mitigation: The City granted Property Owner (and its affiliates) the right to
plant trees and the right to mitigate tree replacements (from Society Hill) within the City,
including at property owned by affiliates of Property Owner and along Arena Drive

● Condemnation Settlement: The City and the Property Owner settled a dispute relating to the
City’s use of eminent domain to take land along Novi Road between 12 Mile and 12 ½ Mile to
complete a road widening project.

As stated above, the Consent Judgment permits the Property Owner to revise the 1999 Final Site Plan.
The procedure for reviewing certain proposed revisions shall be done administratively by City staff
and consultants, unless formal review is required under the 1997 Zoning Ordinance, in which case it
should be reviewed and approved by City Council, the latter of which applies here. The City Council
and the Property Owner have authority to mutually agree to amend the Consent Judgment. As
previously stated, the City Council determined that the Revised Preliminary Site Plan should be
reviewed administratively by City staff and consultants before submission to City Council for final
approval at a public hearing (the “Review Methodology”). Furthermore, based upon the agreed upon
Review Methodology, it is the expectation that the City staff and consultants will review the Revised
Preliminary Site Plan as an amendment to the 1999 Final Site Plan in accordance with the Consent
Judgment and not as if the Revised Preliminary Site Plan is a new site plan submission (PD-1, PRO or
otherwise) without the historical context of Society Hill.

To that end, within the Revised Preliminary Site Plan, our team has provided narratives, where
applicable, to explain why certain deviations are appropriate (for example, in some cases, the
deviations already exist under the 1999 Final Site Plan).

Revised Preliminary Site Plan

Image 3 – Revised Preliminary Site Plan
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The new vision for Society Hill includes 463 units (1,220 SF on avg) across a diverse mix of housing
typologies that will attract a range of residents spanning different backgrounds. Residents will have the
option to live in residences within our elevatored buildings that include fully-integrated amenities and
garage parking or in our reserve collection of distinct two and three story townhomes and villas with
direct-entry, attached garages. The Revised Preliminary Site Plan will also incorporate 15,000 SF of
indoor amenities and 16+ acres of open space including natural features and an outdoor, terraced vista
of world-class recreational activities. In addition, the new vision for Society Hill will feature
sustainable design features and meaningful enhancement and preservation of natural features,
interconnected and seamlessly integrated within close proximity to the City’s commercial core.

Society Hill is split into two distinct, but fully-integrated components - the Residences on the Hill and
the Reserve Collection at Society Hill.

The Residences on the Hill, located on the southern portion of the property, is made up of 363
apartments across five buildings with elevators and garage parking. Of the 363 apartments, the average
unit size is 1,075 SF and will include studios through three-bedrooms that range in size from 617 to
1,329 SF.

The central building, which sits on a parking podium and is considered the primary building, includes
an indoor and outdoor amenity offering that is unmatched by any multi-family development in the
region. What makes Society Hill truly special is the diversity of housing opportunities within an
unified and walkable community and the overall extensive amenity offering, all of which benefit from
the naturally sloping topographies and targeted preservation of natural features. Furthermore, the
buildings are intentionally designed to bring a contemporary and innovative approach to the market
that will define Society Hill as a special and unique place to live.

Within the primary building, a fully integrated indoor amenity offering consists of 15,000 SF of
programmed and serviced space for the residents’ enjoyment. The offering includes a state of the art
fitness center and studios, spa facilities, café/bistro, community lounge, dedicated co-working space
and conference rooms, community kitchen with dedicated dining area, library and reading area, and an
indoor/outdoor terrace on the top floor of central building providing expansive views across an
expansive outdoor amenity program, which incorporates vast areas of preserved natural features.

The outdoor amenities are programmed across a 10+ acre, terraced vista including two pools, a turf
soccer field, tennis court, sports court, pickleball courts, playground areas, dog park and over two
miles of walking path creating interconnectivity throughout the entire site.

The Reserve Collection at Society Hill, located on the northern and western portion of the property, is a
collection of 100 townhome and villa residences with attached garages (1,731 SF on average) across
16 buildings all with access to the world-class amenity offering at Society Hill. Eighty of the
townhomes are designed as three-story residences with either two or three bedrooms (plus a home
office). The remaining 20 villas are designed as two-story residences with three-bedrooms, 16 of which
provide a ground floor master suite adjacent to the living space, which we believe will be attractive to
both empty nesters and large families.

Society Hill, Novi, MI 5



Image 4 – Central Building Main Entry

Image 5 – Terraced Vista of Outdoor Amenities
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Image 6 – Reserve Collection Three Story Townhome

Image 7 – Reserve Collection Two ½ Story Villa
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In addition to the Society Hill property, the Revised Preliminary Site Plan includes a 3.15 acre parcel
owned by the City (the “City Parcel”). The City informed the Property Owner that it acquired (through
a tax foreclosure) the City Parcel with the intention of utilizing it for the development of Society Hill.
As a result, our team worked with the city engineers to determine the feasibility and utility of the City
Parcel. Given that the City Parcel is covered almost entirely by regulated wetlands and woodlands and
has significant topographic slopes, our team has determined that its only utility is to be used as a
stormwater detention basin on approximately one acre of upland area. To accomplish this, it is our
intention that the City would grant an easement to the Property Owner to construct and maintain the
stormwater detention basin on the City Parcel.

As consideration for using the City Parcel, the Property Owner is proposing to (1) increase the
stormwater detention requirements for Society Hill to meet the standards under current ordinance (100
year storm event) rather than the approved standards (10 year storm event), and (2) provide new
sidewalk improvements south of Society Hill and enhanced landscape features adjacent to and on the
City Parcel along Novi Road.

Site Plan Comparison

The Revised Preliminary Site Plan was designed and engineered with the intended goal of creating the
most desired residential offering in southeast Michigan. To accomplish this goal, certain design
features became critically important to layout of the property, including, but not limited to:

● Distinct housing typologies to attract a variety of residents across differing demographics and
reflect anticipated market trends

● Modern and contemporary design aesthetics
● Building placement on the topographic slopes to incorporate integrated garage parking
● Targeted preservation and enhancement of natural features
● Inclusion of vast open space and recreational amenities, including interconnected trails
● Energy efficiency and sustainability targets

After applying the stated goals to create the Revised Preliminary Site Plan, a comparison to the 1999
Final Site Plan results in nearly identical key metrics, including room counts, square footage and
average daily traffic generation.

Given the Review Methodology described above, the following comparison is intended to support the
City staff and consultants as well as City Council in its review of the Revised Preliminary Site Plan.
The comparison charts will provide meaningful context of the tangible differences between the 1999
Final Site Plan and the Revised Preliminary Site Plan. In our submission, our team attempted to
comply with the minimum applicable standards, but in instances where such standards could not be
maintained, the team attempted to comply with many of the approved deviations that exist under the
1999 Final Site Plan.

Society Hill, Novi, MI 8



RESIDENTIAL PROGRAMMING SUMMARY
Programming 1999 Final

Site Plan
Revised
PSP

Delta Code
(PD-1)

Building Count 23 21 (8.7%) Compliant
Building Height 2.5 - 4 stories 2.5 - 4.5 stories N/A Compliant
Rentable SF 548,533 563,749 2.7% Compliant
Room Count 1,264 1,359 7.5% Compliant
Avg Unit Size (SF) 1,758 1,220 (30.7%) Compliant
Unit Count 312 463 151 Compliant

SITE PROGRAMMING SUMMARY
Programming 1999 Final

Site Plan
Revised
PSP

Parking Ratio 2.22 2.03
Programmed Outdoor Space ~1 acre 6.64 acres
Private Outdoor Space 0% of units 98% of units
Interior Amenity ~5,000 SF ~15,000 SF
Exterior Amenity

Swimming Pools One Two
Tennis/Pickleball Two Three
Sports Court None One
Soccer Field None One
Playground None One
Dog Park None One
Active Trails 0 Miles 2+ Miles

EV Charging N/A Included
Preserved Wetland (net) ~8.42 acres 10.02 acres
Wetland Impact 0 acres .847 acres
Wetland Mitigation N/A .923 acres onsite (1.09x);

some offsite/payment
Woodland Impact 1,062 trees 1,256 trees;

82 trees (City Parcel)
Woodland Mitigation All offsite/payment Some onsite;

some offsite/payment
Traffic Impact 2,883 trips 2,930 trips;

47 trip variance (1.6%)
Community Enhancement: N/A Society Hill: Stormwater

improvements
City Parcel: Sidewalk and

landscaping improvements

Society Hill, Novi, MI 9



Conclusion and Next Steps

We are confident that our innovative approach to residential development will be an asset to the City
and its residents. Our new vision for Society Hill will certainly be a transformative project for the City
and set the bar as the new standard for residential living in the region.

Beyond the positive impact we intend to provide to our residents, we are confident that the City will
experience immense economic benefit from Society Hill. It is our expectation that Society Hill will
certainly be one of the largest economic development projects within the City. A project of this scale is
certain to have significant collateral economic benefit for the City, notably in the form of an increased
tax base and increased demand on the commercial core of Novi, which has always been (and will
continue to be) critical to the future financial success of the City.

We are excited about the prospect of working together to bring this vision to life and to continue our
longstanding partnership with the City. I invite you to reach out at your earliest convenience to discuss
any questions or suggestions you may have. I am available via cell phone at 248-640-8720 or through
email at jordan@sequelcos.com.

Thank you for your time, consideration, and commitment to the prosperity of Novi. Together, let us
embark on this exciting journey to complete the legacy of Society Hill.

Sincerely,

Jordan Sasson
CEO
Sequel Companies

CC: Henry Sasson, E&M Holdings
Richard Guido, Sequel Companies
Alan Greene, Dykema Gossett
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Site Plan Amendment & Methodology

The newly proposed site plan submission for Society Hill (the “Revised Preliminary Site Plan”)
proposes to amend the final site plan approved in 1999 (the “1999 Final Site Plan”) that remains in
effect today pursuant to the 2001 consent judgment (the “Consent Judgment”).

As stated above, the Consent Judgment permits the Property Owner to revise the 1999 Final Site Plan.
The procedure for reviewing certain proposed revisions shall be done administratively by City staff
and consultants, unless formal review is required under the 1997 Zoning Ordinance, in which case it
should be reviewed and approved by City Council, the latter of which applies here. The City Council
and the Property Owner have authority to mutually agree to amend the Consent Judgment. As
previously stated, the City Council determined that the Revised Preliminary Site Plan should be
reviewed administratively by City staff and consultants before submission to City Council for final
approval at a public hearing (the “Review Methodology”). Furthermore, based upon the agreed upon
Review Methodology, it is the expectation that the City staff and consultants will review the Revised
Preliminary Site Plan as an amendment to the 1999 Final Site Plan in accordance with the Consent
Judgment and not as if the Revised Preliminary Site Plan is a new site plan submission (PD-1, PRO or
otherwise) without the historical context of Society Hill.

The following Community Impact Statement sets forth various statements about the proposed revisions
as well as comparisons to the 1999 Final Site Plan to identify the relative impacts between the Revised
Preliminary Site Plan and the 1999 Final Site Plan, which is approved under the PD-1 option.

Site Description

Sitting on 33.92 acres of land North of 12 Mile Road and West of Novi Road, Society Hill will be
home to 463 residential units spread across high and low density product types. The project has been
designed to take full advantage of the site’s vast topography and highlights the site's natural features
including wetland and woodland areas.

Society Hill fronts Novi Road (approximately 1,646 feet) and is directly south of 12.5 Mile Road
where it has roughly 741 feet of frontage. The property is approximately 1,000 feet from the
intersection of Novi Road and 12 Mile Road and is in Section 10, T1N, R8E of the City of Novi. The
property is currently zoned RM-1 with a PD-1 option which is, “Designed to encourage development
of specific types of residential land use within the RM-1 district in those designated areas of the City's
Master Plan for Land Use and which would be in substantial accord with the goals and objectives of
that plan. The intent of this option is to permit the application of mid-rise, higher density multiple
dwelling structures in a district otherwise restricted to low-rise, lower density residential use.” Through
the Revised Preliminary Site Plan design of the combination of higher density and lower density
product within one single development is acting directly within the spirit of the PD-1 overlay which
calls for higher density structures within districts normally allowing only lower density product. The
1999 Final Site Plan is also approved pursuant to the PD-1 option.
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This new vision for Society Hill is consistent with the City’s Master Plan goals for maximizing the use
and development of the remaining developable properties in the City to maintain Novi’s position as a
top destination community for living, working and shopping in Michigan. The project will kick-start
the broader future vision the City is contemplating for the commercial/mixed-use district at 12 Mile &
Novi Road. The introduction of this one-of-a-kind, mixed residential project will result in a broader
consumer base that will help to preserve and bolster the success of Twelve Oaks Mall and the
surrounding commercial corridor and encourage further economic re-development of the core
commercial areas within the City.

One main site artery, Society Hill Boulevard, will provide access throughout the site and will connect
the Residences on the Hill, home to the higher density product type, to the Reserve Collection at
Society Hill, which will include the townhomes and villas. One main entry and exit point will be
constructed on Novi Road and an additional entry and exit point will be constructed on 12.5 Mile
Road. One additional entry/exit road will be built that exits onto Novi Road to provide better fluidity
throughout the development and provide direct access for service vehicles. The site currently contains
25.6 acres characterized as woodland area and 9.94 acres characterized as wetland area.

In addition to the Society Hill property, the Revised Preliminary Site Plan includes a 3.15 acre parcel
owned by the City (the “City Parcel”). The City informed the Property Owner that it acquired (through
a tax foreclosure) the City Parcel with the intention of utilizing it for the development of Society Hill.
As a result, our team worked with the city engineers to determine the feasibility and utility of the City
Parcel. Given that the City Parcel is covered almost entirely by regulated wetlands and woodlands and
has significant topographic slopes, our team has determined that its only utility is to be used as a
stormwater detention basin on approximately one acre of upland area. To accomplish this, it is our
intention that the City would grant an easement to the Property Owner to construct and maintain the
stormwater detention basin on the City Parcel.

Topography

Topographically, the site consists mostly of a gently to moderately sloping terrain (5% - 15% slopes).
The highest point of the site is located near the middle of the eastern property line at the existing
retaining wall along Novi Road at roughly Elev. 984 +/-. This high point slopes down northerly toward
existing wetland “B” (Elev. 940 +/-), slopes down westerly toward existing wetland “A” (Elev. 956
+/-), and slopes down southerly toward the south property line (Elev. 950 +/-). Various depressions
exist throughout the existing property, some of which hold existing wetlands (Wetlands A-G).
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Adjacent Land Uses

The proposed Society Hill Development is surrounded by residential uses located within the RM-1 and
RA (FLU: PD-1) zoning districts. Directly adjacent to the Southerly property line is an undeveloped
10.5 acre site. The North West property line is bordered by the Charneth Fen condominium
development built in 2015 and the South West property line is bordered by the Carlton Forest
condominium development built in 2003. Along the northern portion of the parcel the property faces
12.5 Mile Road (741 feet of frontage). The eastern facing portion of the site fronts Novi Road (1,646
feet of frontage).

Drainage Courses

The existing 33.89-acre site generally drains towards wetlands A, B and to the southerly property lines
as described in the topography section above. There are no existing streams or rivers located on the
property. However, wetlands A and B have outlets to adjacent properties. The northern +/- 13 Ac of the
site drains to wetland B at the northeast corner of the property. This wetland outlets to an existing 18”
storm sewer that crosses the Novi Road Right-of-Way and releases flows east of Novi Road to Bishop
Creek. The southwestern +/- 15 Ac portion of the site drains toward wetland A, which is also an onsite
lake at the southwest corner of the property. Wetland A ultimately outlets to a stream that runs south
into the Carlton Forest development, crosses Carlton Way Drive via storm sewers and outlets into the
lake in front of the development at 12 Mile Road. The southeast +/- 6 Ac of the property surface drains
to the southern property line into the adjacent property and ultimately to wetland H located on the
offsite parcel owned by the City of Novi. Wetland H outlets to an existing 18” storm sewer connecting
to the City of Novi storm sewer system in the Novi Road right-of-way.

The developed site will be drained by means of sheet flow directed into a proposed storm sewer
system. The storm sewer will lead to two detention basins designed in accordance with the City of
Novi Engineering Design Manual. The north detention basin will be located adjacent to, and outlet to,
existing wetland B. The south detention basin will be located offsite on the City of Novi owned parcel
(21-10-400-055) adjacent to and outlet to existing wetland H (or tie into the city storm system within
the Novi Road right of way). Provided that the City Parcel is used for stormwater detention, both
detention basins will be sized for the 100-year storm event according to the City of Novi Engineering
Design Manual.

Woodlands / Vegetation

The site is a mostly wooded area (25.6 acres) containing several tree varieties as outlined by the tree
survey completed and included on Sheets L-10 - L-12 of the landscape drawings. The 1999 Final Site
Plan approval called for the removal of 1,062 trees in order to develop Society Hill as designed. Under
the Revised Preliminary Site Plan, an additional 194 trees will be removed, resulting in a total tree
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removal of 1,256. The required tree mitigation is calculated to equal 2,041 trees, of which 1,266 have
been previously mitigated in accordance with the 1999 Final Site Plan and the Consent Judgment. Of
the remaining 775 trees, 150 are intended to be planted onsite with the remainder to be mitigated by
payment into the City tree fund based on the fee schedule in effect at the time the 1999 Final Site Plan
was approved or planted elsewhere in the City. Consistent with the 1999 Final Site Plan, no
conservation easement will exist.

The City Parcel has 2.8 acres of wooded area and contains several tree varieties as outlined by the tree
survey completed and included on Sheet L-8 of the landscape drawings. On the City Parcel where the
stormwater detention basin will be built, an additional 82 trees will be removed. The required
mitigation of 161 trees will all be planted onsite.

Wetlands

The project area (inclusive of the City Parcel) contains approximately 9.939 acres of wetland. Wetland
impacts of approximately 0.847 acres are proposed, which is a Novi non-minor use classification.
Approximately 1.92 acres of temporary wetland buffer setback impacts are also proposed. The
wetlands on the properties are assumed to be regulated by the Michigan Department of Environment,
Great Lakes, and Energy (EGLE). Wetland impacts and mitigation ratios by habitat type are shown in
the table below. Wetland mitigation will likely be required as a condition of an EGLE permit. On-site
wetland mitigation of 0.922 acres is proposed; however, due to the hilly terrain of the property, suitable
wetland mitigation areas appear to be limited to the relatively shallower sloping ground adjacent to
Wetland A. Wetland A has permanent surface water to provide a source of hydrology for the proposed
wetland mitigation. A minimum ratio of 1 to 1 on-site wetland mitigation is proposed (0.92 acres -
1.09:1.00 onsite mitigation ratio) with the remaining wetland mitigation to be provided through
purchase of credits from an EGLE approved wetland mitigation bank. Proposed wetland impacts and
mitigation are shown in the table below. Wetland and wetland buffer setback locations and impact
areas are shown on page 15 the Wetland Plan sheet. Consistent with the 1999 Final Site Plan, no
conservation easement will exist.

Society Hill, Novi, MI 16



Proposed Wetland Impact and Mitigation

Wildlife

Wildlife commonly found on the site consists of small mammals such as field mice, squirrels,
raccoons, fox and rabbits. A variety of small birds normally populate the area.

Soils Classifications

The soils classification as provided by the United States Soil Conservation Services Soil Survey of
Oakland County indicate Marlette sandy loam (1% - 6% and 6% - 12%), Marlette loam (12% - 18%)
and Houghton and Adrian mucks (within wetland A).

Municipal Water Supply

Municipal water supply is available to the site by means of an existing 36” watermain within the Novi
Road right-of-way and an existing 24” watermain within the 12 ½ Mile Road right-of-way. The
proposed water main will connect to both existing 36” and 24” watermains, extend into the site to
create a looped watermain system, providing domestic water service to the residential buildings and
providing adequate fire hydrant coverage throughout the development. Adequate water supply is
anticipated for both domestic and firefighting purposes.
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Wastewater Disposal

An existing City of Novi 12” sanitary sewer stub is located at the southwest corner of the development
for wastewater disposal service. An existing sanitary sewer will be extended into the development
along the southern property line of the site to provide a sanitary sewer system for the residential
buildings within the development. 6-inch and 8-inch sanitary leads will connect the residential
buildings to the proposed public sanitary sewer system. Pursuant to the Consent Judgment, the City
will be required to provide offsite easement to the existing stub and sanitary manhole to make the
connection to the existing sewer.

The residential portion of the development has 463 Multiple Family Residences multiplied by an
appropriate unit factor (0.60 REU/ 1-BR MF unit, 0.75 REU/ 2-BR MF unit, 1.0 REU/ 3-BR MF unit)
resulting in 343 equivalent Single-Family units. At a rate of 3.2 people per Single Family residential
unit the service population for the residential portion of the development is 1,097.6 people. With a
peaking factor of 3.77, the peak flow from the project would be 0.64 cubic feet per second. The
capacity of an 8-inch diameter sanitary sewer is 0.76 cubic feet per second, therefore, capacity is
sufficient.

Public Utilities

Public utilities such as electricity, telephone, gas and cable television, are available on Novi Road.

Project Description

Society Hill consists of four two-story townhome buildings (BLDGs 3, 4, 13, 14), twelve three-story
townhome buildings (BLDGs 1, 2, 5 - 12, 15, 16), four four-story elevator buildings (BLDGs A - D)
with underground parking tucked at the rear of the building and one centralized elevator building
(BLDG E) that will sit on a full parking podium and will house the amenity offerings that will be
accessible to all residents within the development. The units within the higher density product
offerings will range in size from 617 SF to 1,329 SF and consist of studio to three bedroom units. The
townhome units will be either two or three bedrooms and range in size from 1,440 SF to 2,281 SF. 363
of the units will be constructed in more “urban” buildings that will rise up to 4 stories in height and be
serviced by elevators with the remaining 100 units being built as two to three story townhomes. The
project will include eight studio/efficiency units, 120 one-bedroom units, 27 one-bedroom units with a
den, 202 two-bedroom units, 30 two-bedroom units with a den and 76 three-bedroom units. The
studio/efficiency units will be a minimum of 617 square feet, the one bedroom units will be a
minimum of 777 square feet, the two bedroom units will be a minimum of 1,051 square feet and the
three-bedroom units will be a minimum of 1,601 square feet.

● Of the 33.92 Acres of land within the site, 3.81 Acres (~166K square feet) will be usable open
space. This exceeds the minimum open space requirement of 2.1 acres (Total Number of Units
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x 200 SF). An additional 2.83 acres of naturally occurring open space creates a total of 6.64
acres of open space for residents to utilize and enjoy. Open spaces include all unit balconies,
courtyards, pools and associated outdoor areas, a soccer field, tennis court, basketball courts,
pickleball courts, playground areas, an exterior rooftop terrace on Building E, dog park, and
over 2 miles of interconnected walking trails throughout the site.

● In addition to the exterior amenity spaces listed, the 15,000 square feet of interior amenity
space will be programmed with a state of the art fitness center, studio spaces, spa facilitates,
community lounge, dedicated coworking space and conference rooms, community kitchen with
dedicated dining area, library and reading area, and an indoor/outdoor terrace on the top floor
of Building E providing expansive views of the open green space and wetlands/woodlands
beyond.

By keeping sustainable design standards front of mind throughout the design process, many of the
townhome and villa units, as well as parking spaces throughout the parking garages, will be wired for
EV charging stations. A total of 94 bike parking spaces will be provided onsite, 70 of which will be
covered. This total does not include additional space that could be used as bike storage within the
townhome and villa units, given that every townhome and villa unit will have its own dedicated
garage. The interconnected road system within Society Hill provides over a mile loop of road for
residents to ride on and will provide connectivity from 12 Mile Road, up Novi Road to 12.5 Mile
Road. Via 12.5 mile Road, riders can access Skunk’s Pass Mountain Bike trails and will have direct
access to Lake Shore Park and Lake Shore Beach. This connection will be created and further
enhanced by Property Owner’s new construction of the sidewalk improvements in front of Society Hill
and the City Parcel. The replacement of the existing boardwalk in front of the City Parcel with a brand
new on-grade sidewalk creates a much more efficient and inviting connection from 12 Mile to 12.5
mile Road, and beyond.

Phasing

● The horizontal construction will be completed in a single phase at the outset of the project and
the vertical construction will be sequenced to stagger unit deliveries in order to avoid
oversaturation of one product type to the market at one time and allow for proper absorption for
the new units being delivered.

Roadways

● All interior drives and parking areas are proposed to be private. Novi Road is 28-feet wide in
both the Northbound and Southbound directions and will provide the main access to the Society
Hill development and residential parking areas. An additional exit and entry access point will
be provided on 12.5 Mile Road. Also, one entry/exit road will be located on the southern end of
the property along Novi Road to provide better fluidity throughout the development and
provide direct access for service vehicles.
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● When comparing the 1999 Final Site Plan vs the Revised Preliminary Site Plan, the resulting
calculations (per code based on using bedroom count) estimates 47 additional trips being
generated between the two plans. On a relative basis, 47 trips equals a 1.6% increase over the
original approved traffic generation. Based on the immateriality of the incremental traffic
generation, we believe that the need for a traffic impact study is not required for the proposed
revisions to the 1999 Final Site Plan. A letter to this effect has been completed by traffic
engineering firm Fleis & Vanderbrink and is included as an Exhibit.

Environmental Concerns

● Upon full development, the Revised Preliminary Site Plan will result in a provided lot coverage
area of 14.84%, below the maximum permitted lot coverage area of 25%.

● Ecologically, the development will affect the existing vegetation and ground cover to the extent
that all existing field grasses and trees will be removed.

● The groundwater table will be affected slightly due to the extent of paving and building
coverage. However, no deep excavations are planned which would contribute to the lowering of
the ground water table. Soil erosion control will be provided on the site in accordance with the
City of Novi requirements. Surface water run-off is expected to contain some road salts and oils
carried by automobiles. Most suspended sediments will be removed in the storm water
quality/detention basins, and oil and gas separators proposed in the development.

● Air quality will be affected somewhat by automobile emissions and natural gas combustion
gasses from the apartment heating systems. In addition, the net ambient air temperature of the
site will be increased slightly due to the loss of vegetation and the addition of pavement and
buildings.

● Noise levels will increase due to the additional automobile and truck traffic, and exterior air
conditioning units.

● An aesthetic impact will result from the introduction of man-made structures and site
improvements.

● Site lighting will be designed to maintain a low profile and prevent light spill and glare onto
adjacent properties. A photometric plan and light fixture catalog cuts have been provided in the
plan set.

● Finally, landscaping will soften the overall impact of the development. A total of 1,086 trees
are proposed to be planted at Society Hill. An additional 57 trees are to be planted on the City
Parcel. (See the Planting Schedule on the Landscape Plans for reference).

● No hazardous or toxic chemicals will be stored on-site except for household cleaners, chlorine
tablets for the swimming pool, pesticides and fertilizers used for lawn and plant care. No
underground storage tanks, wells, or septic tanks are proposed and none will be permitted.
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Storm Water Disposal

● Stormwater generated on the proposed site will be collected by on-site storm sewer and
delivered to the on-site detention basin adjacent to wetland B (with an outlet into wetland B)
and to an off-site detention basin located on the City of Novi Parcel adjacent to wetland H (with
an outlet either into wetland H or the city storm sewer located within the Novi Road right of
way). Provided that the City Parcel is available as a stormwater detention basin, the basins will
be sized to detain the 100-year storm event and outlet into the adjacent wetland systems (or the
city sewer system). In the alternative, the 10-year storm event will apply under the 1999 Final
Site Plan and the Consent Judgment.

Demands on Police Department Services

● The SEMCOG 2023 population estimate for the City of Novi for 2023 was 68,080 persons. The
per capita response was one Police Department response for every 2.63 persons. Based on an
expected residential population of 889 persons, it is estimated that 338 annual Police
Department calls would be made from the project. Property Owner expects no material impact
to the Demands on Police Department Services when comparing the 1999 Final Site Plan
Approval to the Revised Preliminary Site Plan.

Demands on Fire Department Services

● The per capita response for the City of Novi during the year 2013 was 132.99 persons per Fire
Department run. Based on the estimated proposed development population of 889 persons, the
total projected annual Fire Department responses is 7. The project is located near Fire Station
No. 2 at 1919 Paramount Street. Due to the proximity of the fire station, response time is
expected to be only a few minutes. Property Owner expects no material impact to the Demands
on Fire Department Services when comparing the 1999 Final Site Plan Approval to the Revised
Preliminary Site Plan.

Refuse and Solid Waste Disposal

● Each of the high density buildings (A-E) have dedicated trash rooms on each floor that contain
a chute leading to the refuse room on the ground floor. Waste in the refuse room will be picked
up periodically by maintenance staff and/or brought to the trash compactor outlined on the site
plan or directly picked up (as needed) by the trash service company.

● The lower density townhome units will each have their own trash bin that will be brought out to
the street corner weekly to be picked up by a trash service that will come through the site.
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Educational Demands on the Public School System

● The total 2023 student enrollment in the Novi Community Schools was 6,906. Of this total,
2,107 were of High School Age (9-12th grade), 1,024 attended Middle School (7-8th grade),
and 3,775 were enrolled at the elementary school level. Some impact is expected upon the
community educational system due to the expected 110 +/- school age children living in the
complex. Society Hill is located within the Parkview Elementary school district. Property
Owner expects no material impact on the Public School System when comparing the 1999
Final Site Plan Approval to the Revised Preliminary Site Plan.

Economic Impact Statement

● At the time of original approval of the 1999 Final Site Plan, Society Hill was a state-of-the-art
multi-family project, with significant amenities, designed to appeal to housing needs and tastes
of the times. While the 1999 Final Site Plan would still result in a desirable residential project,
the Property Owner is proposing to revise the 1999 Final Site Plan with a new innovative and
contemporary vision for residential development consistent with the current state of
master-planning and development objectives of the City and catering to the needs and desires
of new generations of current and future residents.

● The Revised Preliminary Site Plan reflects two fundamental concepts - (1) providing
mixed-use, multi-generational housing options in one comprehensive development, and (2)
providing an entire range of modern recreational and healthy living amenities. While the 1999
Final Site Plan raised the bar for multi-family residential living over 25 years ago, the Revised
Preliminary Site Plan was designed to raise the bar for residential living in Novi for 2024 and
beyond.

● This visionary project aligns seamlessly with the goals outlined in the 2022 draft update to the
City's Master Plan, emphasizing optimal use of properties to maintain Novi's status as a top
destination community, most notably at the critically important commercial intersection of 12
Mile & Novi Road. Society Hill will inspire others to find new ways to creatively compete and
participate in the City. The influx of new residents into Society Hill will act as catalysts for
economic advancement by supporting local businesses and contributing to the vibrancy of the
entire community. The collateral economic development impact of Society Hill will be similar
to that of our trailblazing project - River Oaks West - in the early 90’s, when many developers
flocked to Novi after that project delivered with great success.

● It is estimated that Society Hill’s proposed 463 units will bring 889 new residents within the
submarket. Due to the site’s unique location within the city, the investment into the project and
the expected number of new residents, a captivated customer base will be created that will
inevitably utilize the existing retail along the 12 mile corridor including Twelve Oaks Mall and
the West Oaks Shopping Center. Society’s Hill development will provide an anchor to
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encourage additional development along the commercial core, consistent with the new early
stage master plan that is being contemplated by the City

● Total cost of the proposed building and site improvements is expected to be in excess of $100
million

● To operate the 1999 Final Site Plan of 312 units roughly 3 - 5 full time jobs would have been
created to oversee management, leasing and onsite operations including unit/community
renovations and upkeep and meticulous landscaping. The additional units provided through the
Revised Preliminary Site Plan will require several additional full time employees to properly
operate resulting in the creation of 6 - 10 new full time jobs.

● The 889 new residents will provide an increased labor pool to choose from for employers
within the City of Novi. The elevated product at Society Hill will help to encourage workers to
relocate from other Cities to Novi to accept a job from an employer in the City, further
expanding the potential employment reach of companies within the City.

● Using the National Association of Homebuilder’s Economic Impact Analysis (2015), the
following chart summarizes the anticipated collateral economic impact from the development
of Society Hill under the Revised Preliminary Site Plan.

NAHB Model Adj. to Revised Preliminary Site Plan & CPI
Phase I - Construction

# of
Units

Local
Income

Owners'
Income

Local
Wages

Local Jobs
Supported

463 $45,588,781 $16,937,304 $28,650,861 417
Phase II - Economic Premium

# of
Units

Local
Income

Owners'
Income

Local
Wages

Local Jobs
Supported

463 $26,415,544 $5,357,373 $21,057,555 329
Total Year One Impact (Phase I + Phase II)

# of
Units

Local
Income

Owners'
Income

Local
Wages

Local Jobs
Supported

463 $72,004,325 $22,294,677 $49,708,416 745
Phase III - Annual Effect Once Occupied

# of
Units

Local
Income

Owners'
Income

Local
Wages

Local Jobs
Supported

463 $16,260,551 $3,837,603 $12,419,869 204
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Summary of Project Benefits

● Creates collateral economic development impact on the critically important 12 Mile and Novi
Road commercial corridor, which is aligned with the City’s 2022 draft Master Plan update

● Provides a new standard for residential living in the City of Novi
○ Diverse housing typologies reflecting the needs/desires of the broad percentage of the

population
● Provides potential students for local schools

○ Nominal net impact between Revised Preliminary Site Plan and 1999 Final Site Plan
● Provides high-quality residents for the City
● Nominal impacts on infrastructure

○ Nominal net impact between Revised Preliminary Site Plan and 1999 Final Site Plan
● Additional Community Enhancement Benefits

○ Removal of existing 420’ wooden bridge and installation of new at-grade sidewalk
along City Parcel to enhance pedestrian and bicyclist safety on Novi Road and to create
a better connection between the residential neighborhoods north of 12 Mile and the
commercial core south of 12 Mile.

○ Landscape enhancements along Novi Road at the City Parcel to create a better visual
along a critically important roadway

○ With the utility of the City Parcel for stormwater detention, increased stormwater
standards (100 year vs 10 year)

Conclusion

We are confident that the City will experience immense economic benefit from Society Hill. It is our
expectation that Society Hill will certainly be one of the largest economic development projects within
the City. A project of this scale is certain to have significant collateral economic benefit for the City,
notably in the form of an increased tax base and increased demand on the commercial core of Novi,
which has always been (and will continue to be) critical to the future financial success of the City. In
addition, the social and community benefits are significantly positive for the City and the residents of
Novi and none of which reflect a negative change between the 1999 Final Site Plan and the Revised
Preliminary Site Plan.

Society Hill, Novi, MI 24



SOCIETY HILL
NOVI, MI

AMENDMENT TO EXISTING SITE PLAN

TRIP GENERATION ANALYSIS (TGA)

E&M Holdings LLC
32605 W. 12 Mile Road
Suite 290
Farmington Hills, MI 48334
248.640.8720

and

Sequel Companies LLC
600 Madison Avenue
11th Floor
New York, NY 10013
248.640.8720

Prepared by:

Fleis & Vandenbrink
27725 Stansbury Blvd., Suite 195
Farmington Hills, MI 48334
248.536.0800

Society Hill, Novi, MI 25



APPLICANT RESPONSE TO  
STAFF & CONSULTANT REVIEWS 

  



 

May 24, 2024 
 
City of Novi - Planning Division 
45175 Ten Mile Road 
Novi, MI 48375  
Barbara McBeth, City Planner 
Lindsay Bell, Senior Planner 
 

RE:   Society Hill – Response Letter to City’s Comments to Revised Preliminary Site Plan 

Dear Ms. McBeth & Ms. Bell, 

On behalf of E&M Holdings, LLC (the “Property Owner”), we appreciate the time and effort 
committed by the City’s staff and consultants to review the revised plans (the “Revised 
Preliminary Site Plan”) for Society Hill (the “Project”). We appreciate the staff’s support of the 
Project, as evidenced by the positive recommendation, and look forward to continuing to work 
with your team in the coming weeks and months.  

Following our in-person meeting on May 21, 2024, our project team has compiled responses (the 
“Response Letter”) to the staff’s comments (the “City’s Comments”) to our Revised Preliminary 
Site Plan. Our Response Letter can be found in the attachment to this cover letter and a summary 
of the key responses is provided below: 

• Planning Deviations (Items 1-8, 13-15 on the Planning Review Letter): Corrections will 
be made as noted in the Response Letter and otherwise deviations are requested. Many of 
the proposed deviations exist under the currently approved final site plan that remains in 
effect today (the “1999 Final Site Plan”). In addition, all proposed deviations reflect 
necessary and reasonable requests to work within the framework of the existing RM-1/PD-
1 classifications and to achieve new and desired standards for residential living in Novi.  

• Wetland Impacts (Items 9 & 10 on the Planning Review Letter): Additional assessments 
have occurred on site based on the City’s wetland consultant’s report. The findings confirm 
no additional wetlands exist beyond those set forth in the Revised Preliminary Site Plan. 
As a result, the proposed wetland impact and mitigation is as set forth in the Revised 
Preliminary Site Plan.  

• Stormwater Management (Item 11 on the Planning Review Letter): The proposed 
stormwater management plan improves the overall offsite flow of stormwater (i.e. - the 
run-off rate is higher today than after the proposed development is complete) and 
significantly enhances the stormwater management design approved under the 1999 Final 
Site Plan.  

• Traffic Study (Item 12 on the Planning Review Letter): As discussed during our May 21, 
2024 meeting, the 1999 Final Site Plan produced an adjusted baseline of 1,978 average 
daily trips (as evidenced by the 1996 Traffic Study and the Fleis & Vandenbrink 
memorandum included in our Response Letter). The 1996 Traffic Study was required as 
part of the original rezoning of the property to allow for the PD-1 option. Based on the 
approval of the 1999 Final Site Plan, the 1996 traffic study demonstrated suitable road 
traffic capacity/access for the approved higher density housing and since that approval both 
Novi Road and 12 Mile Road have been widened to increase traffic flow. As a comparison, 



the Revised Preliminary Site Plan is anticipated to produce 2,162 average daily trips (as 
evidenced by the City’s traffic consultant’s memorandum and confirmed by Fleis & 
Vandenbrink). The resulting impact of 184 additional average daily trips is well below the 
City’s threshold over 750 average daily trips.  

• Woodland Impacts (See Landscape Review Letter): The Revised Preliminary Site Plan 
(excluding the City parcel - all impact and required mitigation is addressed onsite) results 
in an incremental woodland impact (above the approved woodland impact under the 1999 
Final Site Plan) of ~194 trees. Mitigation efforts have been ongoing for many years as 
offsite plantings have occurred throughout approved locations in the City of Novi. For any 
remaining mitigation required, onsite and offsite plantings are contemplated and any 
remainder will be paid into the City’s tree fund as more fully set forth in the Response 
Letter.  
 

In addition, we are confirming our understanding of the following upcoming schedule for this 
Project.  

• June 3: Closed session for City Council to be briefed by its legal counsel on the Project 
and the proposed amendment to the existing Consent Judgement. 

• Prior to June 17: Notice of public hearing to be sent out by City Planning Department to 
satisfy the notice requirement for the July 8th City Council meeting. 

• June 17th City Council Meeting: Presentation of the Project by applicant to City Council. 
No vote is scheduled to occur at this meeting. 

• July 8th: Public hearing to vote on the Preliminary Site Plan and the amendment to the 
Consent Judgement. 

We remain excited about the prospect of working together to bring this vision to life and to 
continue our longstanding partnership with the City. I invite you to reach out at your earliest 
convenience to discuss any questions or suggestions you may have. I am available via cell phone 
at 248-640-8720 or through email at jordan@sequelcos.com. 

Thank you for your time, consideration, and commitment to the prosperity of Novi. Together, let 
us embark on this exciting journey to complete the legacy of Society Hill. 

Sincerely, 

 
 
Jordan Sasson 
CEO 
Sequel Companies 

  
CC:   Henry Sasson, E&M Holdings 

Richard Guido, Sequel Companies 
Alan Greene, Dykema Gossett 
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City of Novi Preliminary Site Plan Comment Responses 

 
 

Ordinance Requirements/Deviations 

1. Maximum Length of Building: 
○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan.   
○ Note: Buildings A-D have an entry lobby & lounge area with an occupant load of 61 people (910 

sq.ft.). 
2. Shoreline Setback: 

○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan  
3. Building Setbacks: 

○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 
○ In addition, deviations for Building A and D are requested to satisfy the PD-1 provisions for 

building height and length. See below chart and attached sheet (Exhibit A) provided by Kreiger 
Klatt Architects. 

 
 

4. Parking Setbacks: 
○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 

5. Building Orientation: 
○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 

6. Yard Setback Area: 
○ Deviation requested for Front Yard setback area. See below chart and Exhibit B for updated 

calculations. Calculated Front Yard Coverage is 33.26%, over the 30% allowed threshold as per 
below chart and attached sheet. 

○  
7. Distance Between Buildings: 

○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 
8. Number of Parking Spaces: 

○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 
9. Wetland Impacts: 

○ The below chart will be added to the drawing set and outlines the wetland mitigation calculation. 
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○  
○ See response from Consultant Barr Engineering in Wetland Comment Section and Exhibit C. 

10. Wetland Buffer Impacts: 
○ As discussed with City Staff, impact to wetland buffers will be marked as “permanent” on the next 

submission.  
11. Stormwater Management: 

○ Noted. 
12. Traffic Study: 

○ City response letter incorrectly compares the traffic generation between the two plans based on 
“Unit Count” density opposed to “Bedroom” density the proper comparison is 1,978 Trips 
(Consent Judgement) VS 2,162 Trips (Proposed Plan). Accordingly, the 184 trip variance is 
significantly below the 750 trip threshold which would trigger a full Traffic Impact Study. 
Provided response from consultant, Fleis & VandenBrink, is provided as Exhibit D. 

○ In addition, the City shall confirm that the baseline of 1,978 trips has been used for all background 
information to-date since the approval of the Consent Judgement, including, but not limited to, all 
site plan approvals in the surrounding area as well as the city-wide traffic study recently completed. 

13. Parking on Major Drive: 
○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 

14. Building Setbacks from Parking: 
○ Deviations requested per City Planning Review Letter and Revised Preliminary Site Plan 
○ Note that along the north and south elevations of Building E, the off-street parking generally abuts 

the lower-level parking garage (based on the site topography).   
15. Bicycle Parking: 

○ The code requirement will be satisfied in the subsequent revision to the Revised Preliminary Site 
Plan 
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Planning 

 

Zoning and Use Requirements 

● Uses Permitted: 
a. Site is zoned RM-1/PD-1 and allows for Multiple-Family Residential Units. The proposed use is 

permitted under code. As discussed with City Staff, Uses Permitted will be updated to “Yes*”. 
b. In addition and in compliance with PD-1, the submission will be revised to include up to 7,500 SF 

of ancillary commercial space within the ground floor of Building E.  
 

PD-1 Option (Sec. 3.31.4 & 6) 

● Traffic Study: 
a. See response from consultant, Fleis & VandenBrink, in Traffic section and provided as Exhibit D. 

● Special Land Use (Sec. 6.1.2.C): 
a. Special land use permit already exists for the 1999 Final Site Plan so all requirements should be 

continued to be satisfied under the Revised Preliminary Site Plan. The PD-1 Option has already 
been approved as part of the Consent Judgment.  

● Building Height (Sec 3.31.6.B.iv.a): 
a. Buildings A-D are 4 story buildings and Building E is 4 residential stories over 1 podium story 

● Applicable Standards Met? (Sec. 3.31.4.A): 
a. Noted, in compliance. 

● Shoreline setback (Sec 3.31.6.B.iv.e): 
a. See response #2 in Ordinance Requirements/Deviations. 

 
 

Residential Building Setbacks (Sec. 3.1.7.D, Sec. 3.6.2.B, and Sec. 3.8.2.C - if applicable) 

● Residential Building Setbacks (South, West & East): 
a. See response #3 in Ordinance Requirements/Deviations. 

 

Parking Setbacks (Sec. 3.1.7.D) Refer to applicable notes in Sec. 3.6.2 

● Front (East: 
a. See response #4 in Ordinance Requirements/Deviations. 

● Side (South):  
a. See response #4 in Ordinance Requirements/Deviations. 

 

RM-1: Note to District Standards (Sec. 3.6.2) 

● Setback Requirements (Sec. 3.6.2.B): 
a. See response #4 in Ordinance Requirements/Deviations. 

● Wetland/Watercourse Setback (Sec 3.6.2.M): 
a. See response #10 in Ordinance Requirements/Deviations. 

 

RM-1 District Required Conditions (Sec. 3.8 & 3.10) 

● Maximum length of the buildings (Sec. 3.8.2.C): 
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a. See response #1 in Ordinance Requirements/Deviations. 
● Modification of maximum length (Sec. 3.8.2.C): 

a. See response #1 in Ordinance Requirements/Deviations. 
● Building Orientation (Sec. 3.8.2.D): 

a. See response #5 in Ordinance Requirements/Deviations. 
● Yard setback restrictions (Sec. 3.8.2.E): 

a. See response #6 in Ordinance Requirements/Deviations. 
● Off-Street Parking or related drives (Sec. 3.8.2.F): 

a. See response #14 in Ordinance Requirements/Deviations. 
● Pedestrian Connectivity (Sec. 3.8.2.G): 

a. See response in Traffic Comment Section. 
● Minimum Distance between the buildings (Sec. 3.8.2.H): 

a. See response #7 in Ordinance Requirements/Deviations. 
● Number of Parking Spaces Residential, Multiple-family (Sec. 5.2.12.A): 

a. See response #8 in Ordinance Requirements/Deviations. 
● Parking Space Dimensions and Maneuvering Lanes (Sec. 5.3.2): 

a. See response in Traffic Comment Section. 
● End Islands (Sec. 5.3.12): 

a. See response in Traffic Comment Section. 
● Barrier Free Spaces (Barrier Free Code): 

a. No deviation requested. 1 ADA Space will be located in a private garage in Buildings A-D. 3 ADA 
spaces are provided within Building E. 

● Barrier Free Space Dimensions (Barrier Free Code): 
a. See response in Traffic Comment Section. 

● Barrier Free Signs (Barrier Free Code): 
a. See response in Traffic Comment Section. 

● Bicycle Parking General requirements (Sec. 5.16): 
a. See response #15 in Ordinance Requirements/Deviations. 

● Bicycle Parking Lot layout (Sec 5.16.6): 
a. See response #15 in Ordinance Requirements/Deviations. 

 

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

● Road standards (Sec. 5.10): 
●  All major roads provide 28’ width as required. Major Drives: 

a. See response #13 in Ordinance Requirements/Deviations. Please note the drive that extends from 
the southern approach to Novi Road to the center cul-de-sac, behind Buildings A, B and C 
9Society Hill Drive) is not considered to be a “Major Road” since it is intended for garage 
access, parking behind the buildings and additional access to the amenities area.  This road is 
intentionally 24’ wide for this purpose.  Society Hill Boulevard is intended to be the “Major 
Road” for the development fronting Novi Road. Also, a “table top” will be provided west of the 
amenity area to reduce traffic speeds.  

● Parking on Major and Minor Drives: 
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a. See response #13 in Ordinance Requirements/Deviations. 
 

Building Code and Other Requirements 

● Woodlands (City Code Ch. 37): 
a. See response from consultant, Allen Design, in Woodland section. 

● Wetlands (City Code Ch. 12, Art. V): 
a. See response from consultant, Barr Engineering, in Wetland section. Calculation chart to be 

provided on updated plan set. 
● Design and Construction Standards Manual: 

a. Noted, in compliance. 
● Building Exits: 

a. Noted, in compliance. 
● Phasing: 

a. To be addressed prior to final site plan approval. 
 

Other Permits and Approvals 

● Development/Business Sign (City Code Sec 28.3): 
a. Sign location and size to be submitted with next submission. Deviation may be requested. 

● Project & Street Naming Committee: 
a. Street Naming Committee comments have been received and will be properly addressed. 

 

Other Legal Requirements 

● Conservation easements: 
a. Consistent with the 1999 Final Site Plan Approval, no conservation easements will be provided. 

 

Lighting and Photometric Plan (Sec. 5.7) 

● Building Lighting (Sec. 5.7.2.A.iii): 
a. Noted. Will be provided by consultant, Gasser Bush. 

● Lighting Specifications (Sec. 5.7.A.2.ii): 
a. Noted. Will be provided by consultant, Gasser Bush. 

● Max. Illumination adjacent to Residential (Sec. 5.7.3.M): 
a. Noted. Will be provided by consultant, Gasser Bush. 

 

Engineering 

1. City response letter incorrectly compares the traffic generation between the two plans based on “Unit 
Count” density opposed to “Bedroom” density the proper comparison is 1,978 Trips (Consent Judgement) 
VS 2,162 Trips (Proposed Plan). Accordingly, the 184 trip variance is significantly below the 750 trip 
threshold which would trigger a full Traffic Impact Study. Provided response from consultant, Fleis & 
VandenBrink, is provided as Exhibit D. 

2. A soil boring will be provided for the off-site detention basin prior to Final Site Plan Approval. Referring 
to Sheet 9 of the Preliminary Site Plan submittal, the elevation of the wetlands adjacent to the off-site 
detention basin is appx. EL. 941.50 and the Low Water Elevation of the off-site detention basin is set at 
EL 942.0 (0.5’ higher than the wetland elevation. Although the groundwater elevation at the detention 
basin is expected to be near the wetland elevation of 941.50 (just below existing grade), the Low Water 
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Elevation at the detention basin will be set higher than the expected ground water elevation. The storage 
volume of the basin will not be reduced since the low water of the basin is set above the elevation of the 
adjacent wetlands. 

3. Two possible off-site detention basin locations are provided in the Preliminary Site Plan to provide the 
City with options for discharge of the basin on the City owned parcel. Ultimately, the wetland and the 
direct connection to the City storm sewer both drain to the City storm sewer that runs east below Novi 
Road. The ultimate discharge of the City of Novi storm sewer is not known at this point and the City does 
not have any available As-Built information on their existing storm sewer system. The developer will 
coordinate with the City of Novi to perform a “Dye Test” to try to determine the ultimate discharge point 
of the existing City of Novi storm sewer below Novi Road. Referring to Sheet 13 of the Preliminary Site 
Plan – “Pre/Post Development Runoff Plan”, appx. 6 Acres of the Society Hill currently surface drains to 
the off-site parcel wetland area, resulting in a 100-yr peak flow of 8.1 cfs. This existing flow ultimately 
goes to the existing City storm sewer below Novi Road. Once the off-site detention basin is constructed, 
this 6 Acres of area will be restricted to the Novi required maximum runoff rate of 0.15 cfs/Ac, resulting 
in a Post -Construction run-off rate of 1.19 cfs. After the basin is constructed, the resulting 100-yr flow 
into the existing sewer below Novi Road will be reduced by 6.91 cfs, improving on the conditions that 
exist today. 

4. A soil boring will be provided in the on-site detention basin as requested. It should be noted that the Low 
Water elevation of the proposed detention basin is set higher than the adjacent wetland elevation. See 
attached Exhibit E for onsite borings previously completed.    

General 

1. It is noted that Right-of-Way permit will be required from the city of Novi for work within the Novi Road 
and 12 ½ Mile Road ROW’s. 

2. The 12 ½ Mile Road ROW is labeled “Prop. 43’ Wd. ROW” in the submitted Preliminary Site Plan. 
3. Utility easements are shown on the Landscaping Plan Sheets L-1 and L-2. In general, trees have been 

placed outside utility easements, a min 5’ from watermains and 10’ from sanitary sewers. The Preliminary 
Site Plan will be revised if there are locations where this criterion is not met. 

4. The Site Plan will be revised to show light poles and bike racks on the Utility Plan as requested. It is noted 
License Agreement will be required for any light poles or bike racks that are located within a utility 
easement. 

5. A hydrant table, utility crossing table and utility structure tables will be provided at Final Site Plan. 
6. It is noted an opposite-side driveway spacing waiver will be required for the 12 ½ Mile Road approach. 

A distance of 43’ spacing between the approaches is already provided in Sheet 5 of the Preliminary Site 
Plan. 

7. The developer will coordinate with the City of Novi for the rehabilitation of Novi Road. 
  
 

Water Main 

8. The proposed watermain system, as shown in the Preliminary Site Plan, is a looped water main system 
with 2 connections to the existing City system. One connection is made to the ex. 24“ water main within 
the 12 ½ Mile Road ROW and the other connection is to the ex. 36” water main within the Novi Road 
ROW. The design of the water main system within the development will be completed during Final Site 
Plan meeting the City and Fire Department pressure and flow requirements. There are already existing 
water mains located along the development frontages on Novi Road and 12 ½ Mile Road. 
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9. Comment is noted. A final water main system design will be provided at Final Site Plan. 
10. The location of the riser room will be provide at Final Site Plan. It is noted a stop-box will be required.   

Irrigation Comments 

11. An irrigation plan will be provided for Final Site Plan. 
 

Sanitary Sewer 

12. Please see Sheet 11 of the Preliminary Site Plan submittal. A Sanitary Monitoring Manhole is provided 
for the Building E, as previously requested. 

13. A Sanitary Sewer Basis of Design will be provided at Final Site Plan. 
 

Storm Sewer 

14. Storm sewer design will be provided at Final Site Plan. 
15. Oil/Gas separators are shown in the Preliminary Site Plan as required. Final design will be provided at 

Final Site Plan. 
16. Comment is noted. 
17. A storm structure table will be provided at Final Site Plan as required. 

 

Storm Water Management Plan 

18. The Storm Water Management Plan is designed according to the Storm Water Ordinance and Chapter 5 
of the Engineering Design Manual, as required. Please refer to Sheet 12 of the submitted Preliminary Site 
Plan for calculations. 

19. Please refer to Sheet 13 of the Preliminary Site Plan for the “Pre/Post Development Runoff Plan”. 
20. Please refer to Sheet 13 of the Preliminary Site Plan for the “Pre/Post Development Runoff Plan”. Please 

also refer to the discussion in response item #3 (Pg 2 of 6) above. 
21. An access easement from the Novi Road ROW to the onsite detention basin is provided. Please refer to 

Sheet 10 of the submitted Preliminary Site Plan. 
22. It is noted that a Storm Drainage Facility Maintenance Easement Agreement will be required. 
23. Each of the detention basins will be provided with sediment forebay at each storm sewer outlet to the 

detention basins. A pre-treatment structure will not be required. 
24. Soil borings will be performed at each storm water detention basin. Soil boring logs and a report from the 

Geotechnical Engineer will be provided at Final Site Plan. See attached Exhibit E for onsite borings 
previously completed.  

25. Please see Sheet 12 of the Preliminary Site Plan – Storm Water Management Plan for runoff coefficient 
calculations. 

26. Noted. These coefficients are shown on the Storm Water Management Plan. 
27. A 4-foot wide safety shelf is provided in each proposed detention basin as required. 
28. A 25-foot wide buffer is provided around each detention basin as required. 
29. Proposed pond contours will be shown more clearly. 
30. Final grading for all walkways will be provided at Final Site Plan. 

 

Paving & Grading 

31. A construction materials table and pavement cross section will be provided at Final Site Plan. 
32. An emergency access gate is provided at each end of the emergency access drives. The City’s detail for 

the break away gate is provided. 
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33. Comment noted. The geotechnical engineer for the project will determine the gravel paving section 
thickness and subgrade requirements at Final Site Plan. 

34. Existing contours are provided on the Preliminary Site Plan. Proposed spot grades are provided throughout 
the development. The Final Site Plan will show existing and proposed contours as required. 

35. Generally, fixed objects are located a minimum of 3-ft from any sidewalks. This will be confirmed at Final 
Site Plan once Preliminary is approved. 

36. It is understood the maximum grade slope is 1V:4H. The grading plan meets this requirement and will be 
confirmed at Final Site Plan. 

37. The proposed concrete sidewalk at 12 ½ Mile Road continues through the approach in the Preliminary 
Site Plan. Asphalt sidewalks are proposed along Novi Road to match the existing materials. Striping is 
provided at each of the Novi Road approaches as previously requested. 

38. The Preliminary Site Plan was revised, as previously requested, so that no more than 15 consecutive 
parking spaces are provided. 

39. Islands have been revised to conform to City standard, typical dimensions are provided on the Preliminary 
Site Plan. 

40. Preliminary curb grades are provided on Sheets 6 and 7 – Grading and Paving Plan. A typical curb detail 
is provided calling out 4” curbs at parking spaces. 

41. Comment noted. 
42. Preliminary curb grades are provided on Sheets 6 and 7 – Grading and Paving Plan. A typical curb detail 

is provided calling out 4” curbs at parking spaces. 
43. Angled parking has been dimensions as requested. 
44. Soil borings will be performed and provided at Final Site Plan. See attached Exhibit E for onsite borings 

previously completed.  
45. It is noted that retaining walls higher than 48-inches will require a permit from the Building Department. 
46. Guardrail requirements for walls exceeding 30-inches in height are noted. 

 

Off-Site Easements 

47. It is noted that any off-site utility easements will be required to be executed prior to approval of Final Site 
Plan. 

48. It is noted that an off-site SDFMEA and off-site construction easement will be required for the off-site 
detention basin. 

  
 

Landscaping 

 
 

Landscape Deviations that are Requested for Proposed Layout: 

● Lack of Screening Berm Along South Property Line: 
○ The property to the south is a vacant, isolated RA parcel that is bounded by RM-1 and OS-1 zoning. 

The future land use is PD-1 that matches Society Hill. When developed, this parcel will be 
improved to RM-1 or PD-1 standards and not RA standards. Nonetheless, the proposed screening 
will be modified to extend the evergreens further west to screen the maintenance/dumpster area 
and the proposed evergreen species will be changed to provide a better buffer, thereby eliminating 
the waiver. 
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○ After discussion, we believe this deviation is now supported by City Staff.  
● Lack of Greenbelt Berms: 

○ Deviation requested. 
● Lack of Greenbelt Landscaping and Street Trees for Sections of Both Roads that are Being Preserved: 

○ Deviation requested. 
● Shortage in Greenbelt Landscaping for 12 ½ Mile Road and Novi North Beyond the Above: 

○ City Staff agrees two means of emergency egress are required and therefore no deviation is 
required. 

● Shortage in Greenbelt Subcanopy Trees in Novi South: 
○ Deviation requested. 

● Shortage in Street Trees in Novi South: 
○ Deviation requested. 

● Two Bays are 16 Spaces Long Without a Landscape Island: 
○ The central islands for Buildings A-C will be converted to greenspace and expanded to meet the 

minimum 200 S.F., thereby eliminating the waiver. 
● Shortage of Foundation Landscaping for Multiple Buildings: 

○ See above for buildings A-C.  
○ After further clarification with City Staff, Building 13 meets code and no deviation is required. 

● Landscape Design Manual Deficiencies: 
○ After discussion, the required landscaping will be provided eliminating this deviation. 

 
 

Landscape Comments: 

● Provide original off-site planting plans: 
○ Original off-site plantings plan does not exist. Historical planting records are produced through 

on-site observation, invoices and aerial photography as outlined on the attached Exhibit F. 
●  Adjacent to residential: 

○ The southern evergreen buffer will be extended westward beyond the trash compactor. 
● Multi-family unit trees: 

○ The number of subcanopy trees will be reduced to meet the 25% maximum. 
● Interior roadway trees: 

○ The required trees will be revisited using the provided mark-up to verify the correct number of 
trees are provided. 

● Foundation landscaping: 
○ Please see the previous comment. 

● Plant list: 
○ The number of native trees will be increased to meet the 50% requirement. Species will be revised 

to meet the genus and species requirements. Please see the above comment regarding the 
percentage of evergreen replacement trees. 

● Invasive species: 
○ Phragmites exist in the large western wetland. The plan will be revised and provide a removal plan. 

● Tree fencing: 
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○ Critical root zones will be shown once the final location of the tree fencing is finalized. 
● Wetland mitigation: 

○ Please see response from Barr Engineering. 
● Proposed utilities: 

○ Tree locations will be revised to eliminate lighting conflicts. The existing overhead line at 12 ½ 
Mile will be removed. 

● Proposed topography: 
○ The proposed grades will be better delineated showing how they tie off to existing contours. 

● Berm requirements: 
○ The White Pines will be substituted with a thicker evergreen. 

● Canopy deciduous trees between the sidewalk and curb: 
○ All existing trees along Novi Road will be shown. 

● Interior street landscaping: 
○ A graphic will be provided showing what streets are used in the calculations. The plan will be 

revised as needed. 
● Vehicular use: 

○ A graphic will be provided showing the areas included in the calculation. The plan will be revised 
as needed. 

● Parking lot perimeter: 
○ A graphic will be provided showing the areas included in the calculation. The plan will be revised 

as needed. 
● Snow deposit: 

○ Snow storage within parking lots will be shown. 
● Plant list: 

○ The number of Red Maple will be reduced. The Bowhall Maples will be substituted for a larger 
canopy species. 

● General landscape: 
○ A property line setback note will be added to the plans. 

●  Irrigation: 
○ An irrigation plan will be provided at final site plan. 

 

Woodland Comments 

1. Regulated Woodlands: 
a. Notwithstanding the City’s regulated woodland map, all trees on the tree survey for the Property 

are treated as regulated for purposes of removal and mitigation.  
b. On the City Parcel (southern parcel), the small area of land that is not regulated woodland on the 

City’s regulated woodland map will be revised and included in the removal/mitigation 
calculations. 

c. No additional trees are necessary to survey.  
2. Removal Standard: 

a. See L8, 9-12. Any additional mitigation required by updating the regulated tree boundary on the 
City Parcel will be reflected in a subsequent revision to the preliminary site plan.  

3. Woodland Use Permit: 
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a. Noted. 
4. Approval of Governing Body: 

a. Approval for tree removal and mitigation will be determined by City Council pursuant to the 
existing consent judgment.  

5. Woodland Replacement:  
a. Property (northern parcel) - See L9-12. No change required as calculation reflects mitigation 

requirements under the existing site plan approval.  
b. City Parcel (southern parcel) - See L8 for City Parcel woodland replacement & mitigation. This 

will be revised to include the removal of 15 trees (additional mitigation of 19 trees) outside of the 
City’s regulated woodland map boundary. 

6. Woodland Mitigation:  
a. Woodland mitigation to be provided by: (1) previously provided mitigation off-site within the City 

of Novi (see L1), (2) additional off-site plantings within the City of Novi, (3) on-site plantings, 
and (4) any remainder paid into the City’s tree fund at rates provided at the time under the 
previously approved site plan.  

b. The plant list shown on Sheet L-4 are proposed greenbelt trees and not woodland replacement 
trees. 

7. Critical Root Zones: 
a. On the City Parcel, critical root zones will be provided once the grading limits are finalized. The 

center of the symbols shown on the tree survey depict the trunk. Critical root zones will be shown 
with a separate symbol once the grading limits are finalized. 

8. Critical Root Zone Mitigation Requirement: 
a. On the City Parcel, preserved regulated woodlands with impacted critical root zones will be 

replaced. 
9. Tree Survey: 

a. The tree survey provided on the Property (northern parcel) is reflective of the original site plan 
submission. Original tags remain in many cases.  

 

Wetlands 
 
 

Potential Wetlands and Connection 

● The areas identified as a potential connection and potential wetlands by Merjent were previously reviewed 
by Barr, in some cases in the company of EGLE staff, and were not considered wetlands.  In response to 
the April 18, 2024 wetland review by Merjent, Barr staff returned to these areas on May 16, 2024 to 
perform further investigations in a manner consistent with the Corps of Engineers Wetlands Delineation 
Manual (USACE 1987) and the Regional Supplement to the Corps of Engineers Wetland Delineation 
Manual: Midwest Region (Version 2, USACE 2010). The wetland delineation procedures outlined in these 
manuals require the evaluation of on-site vegetation, soils, and hydrologic characteristics. Based on this 
evaluation, Barr’s previous opinion that these areas do not meet all the criteria to be determined to be 
wetland was confirmed, as all of these areas are lacking evidence of hydric soils, and some were found to 
be lacking primary/secondary evidence of hydrology in addition to lack of hydric soils.  Draft wetland 
delineation data sheets were prepared in the field and final versions are enclosed with this letter.  The 
potential connection was also previously reviewed by Barr and EGLE and was determined not to be a 
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stream but rather to be a surface water connection between Wetlands D, C and B. This surface water 
connection serves to make these wetlands contiguous with Bishop Creek and therefore regulated by the 
Michigan Department of Environment, Great Lakes, and Energy (EGLE).   

 

Wetland Mitigation 

● The quantity of wetland mitigation proposed (1.519 acres) is based on impacts to forested, scrub-shrub, 
and emergent wetland habitats (see Table 1 below). Forested wetland mitigation is being proposed on-site 
to the extent that is practical due to the sloping nature of the terrain on the subject property.  Given there 
is no opportunity for wetland restoration, wetland creation is proposed in two locations adjoining the large 
wetland/pond on the west side of the property which is the best available source of hydrology.  Insufficient 
suitable area is available to provide all wetland mitigation on site, however the amount of wetland 
mitigation proposed is more than a 1 to 1 replacement for no net loss of wetland within the watershed.  No 
known suitable and available wetland mitigation sites within the City and the Rouge River watershed have 
been identified which is why purchase of EGLE approved wetland mitigation bank credits is proposed. 

Table 1: Proposed Wetland Impacts and Wetland Mitigation 

 
 The full Wetland Response is outlined in Exhibit C. 

        
 

 

Traffic 

● Please see attached Traffic Memo (Exhibit D) prepared by Fleis & VandenBrink addressing AECOM’s 
Waiver Recommendation and summarized response below: 

● F&V Response: There is an approved site plan for this property from 1999 (the “1999 Final Site Plan”) 
that continues to be extended annually as per the 2001 consent judgment (the “Consent Judgement”). As 
part of the 1999 Final Site Plan a Traffic Impact Study (TIS) was performed for the proposed development 
plan dated February 12, 1996. This study considered the impact of 300 apartment units and the projected 
traffic volumes and roadway conditions at site buildout. Additionally, the study evaluated the impact of 
the development with the following roadway improvements, that have subsequently been completed: 
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○ Novi Road: Widened to 5-lanes 
○ 12 Mile Road: 4-Lane Divided Blvd. 

● The 1999 Final Site Plan and Consent Judgement was approved with the resulting traffic impacts and the 
scheduled roadway improvements on Novi Road and 12 Mile Road as noted. However, the impact of the 
development has not been realized, but the Consent Judgement continues to be extended annually in 
anticipate of this future development. 

● At this time, the applicant is looking to proceed with the approval of the revised site plan for Society Hill 
(the “Revised Preliminary Site Plan”). F&V performed a comparative trip generation analysis to determine 
the difference between the approved 1999 Final Site Plan (312 units) and the Revised Preliminary Site 
Plan. 

● The revised trip generation analysis is attached and summarized below, and shows that the difference in 
trip generation between the 1999 Final Site Plan / Consent Judgement and the Revised Preliminary Site 
Plan is negligible, and below the Novi Thresholds for further evaluation.  

 
 

External Site Access and Operations: 

     3a. Comment Noted: 
a. A waiver of this requirement is requested at the approach to the gravel 12 ½ Mile Road. 

     9. The latest version of the R-28-K detail will be provided as requested. 
   10. The developer will coordinate with the City of Novi for the reconstruction of Novi Road. Novi Road 
pavement markings and colors will be coordinated with the City at Final Site Plan. 
  

Internal Site Operations: 

   15b. Additional radius and width dimensions will be provided as requested. 
   20.   Detail will be revised as requested. 
   24c.  The new City of Novi bike rack detail will be provided with 6’ wide path width as requested. 
   24d.  A note stating the height of the bike rack (3’ Required) will be provided as requested. 
   24e.  The new City of Novi bike rack detail will be provided with 6’ wide path width as requested. 
   26.  The latest version of the R-28-K detail will be provided as requested. 
  
 

Signing and Striping: 

   33.  The sign quantities will be revised to separate the R7-8 and R7-8p as separate signs. 
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   43.  The Final Site Plan submittal will provide the requested additional signs for maintaining traffic. 
 

 
 

Facade 

 
 

Facade Materials 

● Although Buildings A-E are not classified as "Residential Style Architecture" by ordinance definition, 
they are part of the overall multi-family residential development. We are requesting a waiver for the 
Horizontal siding as it is an accent piece to help provide a visual break in the overall exterior design of 
these buildings while still helping them feel like residential buildings. 

● “Standing Seam Metal/ EIFS” - The final material selection in these areas has not been determined, but 
will be prior to Final Site Plan approval.  

 

Notes to the Applicant 

● Inspections: 
a. Noted. 

● RTU Screening: 
a. Noted, all roof-top equipment will be screened from view and/or demonstrate how it complies with 

screening via building sections and site studies. 
 
 

Fire 

 
 

Comments 

● Comment Noted. 
● Comment Noted. 
● Proposed landscaping plan will be reviewed to confirm a 10’ setback from hydrants. 
● Comment Noted. 
● Secondary Access Drive notes will be revised to 20 ft wide as required. A note will be added to the plans 

stating the Gravel Emergency Access Roads will be required to support a 35-Ton vehicle. 
● The emergency access gate will be relocated as requested adjacent to the public roadway. The signage, 

mountable curbs and radii will also be revised as requested. 
● Comment noted. The developer will coordinate with the City Fire Department to designate fire lanes and 

signage locations. 
● Comment noted. 
● The 30’ min / 50’ max turning radii are shown throughout the plan shown on Sheet 15. The developer will 

meet with the Fire Marshall to review all areas of concern. All internal road intersections currently meet 
the 30’ / 50’ turning radii criteria. 

● Comment noted. 
● The proposed watermain system, as shown in the Preliminary Site Plan, is a looped water main system 

with 2 connections to the existing City system. One connection is made to the ex. 24“ water main within 
the 12 ½ Mile Road ROW and the other connection is to the ex. 36” water main within the Novi Road 
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ROW. The design of the water main system within the development will be completed during Final Site 
Plan meeting the City and Fire Department pressure and flow requirements.  

● Comment noted. Details of required interior fire protections systems will be provided at Final Site Plan. 
Individual shutoffs for interior fire protection will be provided as required. 

● Comment noted. Hazardous Chemical Survey received by Fire Department on 4/3/24.   

General 

1. Comment noted. 
2. Comment noted. Notes will be added to the plans as requested. 
3. Comment noted. Notes will be added to the plans as requested. 
4. Comment noted. Notes will be added to the plans as requested. 
5. Comment noted. Notes will be added to the plans as requested. 
6. Comment noted. 
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Exhibit A – Kreiger Klatt Setback Calculations 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Increased Building Setbacks based on height and length
A B C D E F G H I J K L M N O P Q R

Building
RM-1 Allowed 

Height
Provided 

Height

Increased Setback 
(Height)
(D=C-B)

RM-1 Allowed 
Length

Provided 
Length

Increased Setback 
(Length) 

(G=(F-E)/3)

Max Increase 
(H=Max(D,G))

RM-1 Front 
Setback

Req'd. Front
Setback 

(J=I+H)

Provided Front
Setback

Complies Waiver
RM-1 Side

Setback

Req'd. Side
Setback

(O=H+N)

Provided Side
Setback

Complies Waiver

Building A 35 57.5 22.5 180 219 13 22.5 75 98 89 No 8.2 75 98 76 No 21.8
Building B 35 57.5 22.5 180 219 13 22.5 75 98 399 Yes N/A 75 98 99 Yes N/A
Building C 35 57.5 22.5 180 219 13 22.5 75 98 399 Yes N/A 75 98 680 Yes N/A
Buidling D 35 57.5 22.5 180 219 13 22.5 75 98 89 No 8.2 75 98 842 Yes N/A
Buidling E 35 60 25 180 493 104 104 75 179 197 No N/A 75 179 252 Yes N/A
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Exhibit B – Seiber Keast Lehner Parking Setback Calculation 
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Exhibit C – Barr Engineering Wetland Response 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



  barr.com 

3005 Boardwalk Street, Suite 100, Ann Arbor, MI  48108 | 734.922.4400 

May 23, 2024 

Lindsay Bell, AICP, Senior Planner 
City of Novi - Community Development 
45175 Ten Mile Road 
Novi, MI 48375 

Dear Ms. Bell: 

Below are our responses to wetland review comments provided by Jason Demoss of Merjent, Inc. in his 
letter dated April 18, 2024 and to wetland mitigation comments provided by Rick Meader of the City of 
Novi in his letter dated April 5, 2024. 

Potential Wetlands and Connection  
The areas identified as a potential connection and potential wetlands by Merjent were previously 
reviewed by Barr, in some cases in the company of EGLE staff, and were not considered wetlands.  In 
response to the April 18, 2024 wetland review by Merjent, Barr staff returned to these areas on May 16, 
2024 to perform further investigations in a manner consistent with the Corps of Engineers Wetlands 
Delineation Manual (USACE 1987) and the Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Midwest Region (Version 2, USACE 2010). The wetland delineation procedures 
outlined in these manuals require the evaluation of on-site vegetation, soils, and hydrologic 
characteristics. Based on this evaluation, Barr’s previous opinion that these areas do not meet all the 
criteria to be determined to be wetland was confirmed, as all of these areas are lacking evidence of hydric 
soils, and some were found to be lacking primary/secondary evidence of hydrology in addition to lack of 
hydric soils.  Draft wetland delineation data sheets were prepared in the field and final versions are 
enclosed with this letter.  The potential connection was also previously reviewed by Barr and EGLE and 
was determined not to be a stream but rather to be a surface water connection between Wetlands D, C 
and B. This surface water connection serves to make these wetlands contiguous with Bishop Creek and 
therefore regulated by the Michigan Department of Environment, Great Lakes, and Energy (EGLE).   
 
 Wetland Mitigation  
The quantity of wetland mitigation proposed (1.519 acres) is based on impacts to forested, scrub-shrub, 
and emergent wetland habitats (see Table 1 below). Forested wetland mitigation is being proposed on-
site to the extent that is practical due to the sloping nature of the terrain on the subject property.  Given 
there is no opportunity for wetland restoration, wetland creation is proposed in two locations adjoining the 
large wetland/pond on the west side of the property which is the best available source of 
hydrology.  Insufficient suitable area is available to provide all wetland mitigation on site, however the 
amount of wetland mitigation proposed is more than a 1 to 1 replacement for no net loss of wetland within 
the watershed.  No known suitable and available wetland mitigation sites within the City and the Rouge 
River watershed have been identified which is why purchase of EGLE approved wetland mitigation bank 
credits is proposed.        
 
 
  



Lindsay Bell, AICP 
May 23, 2024 
Page 2 

P:\Ann Arbor\22 MI\63\22631243 Society Hill\WorkFiles\Novi Review\Wetland PSP Review Response.docx 

Table 1: Proposed Wetland Impacts and Wetland Mitigation 
 

 
 
Thank you for your time and attention to these matters. If you have any questions or comments please 
contact me at wheld@barr.com or 734-558-9288. 
 
Sincerely, 
 
BARR ENGINEERING CO. 

 
Woody L. Held 
Senior Environmental Consultant 
 
Enclosures 
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X
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)
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2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum
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Remarks:

Marlette sandy loam, 12 to 18 percent slopes N/ANWI classification:

Yes No

No

100

Prevalence Index worksheet:

0

2
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Present? No

0.0%
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Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FACU

Total % Cover of:
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Status
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Species?
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)
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(Authority: AR 335-15, paragraph 5-2a)
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Across All Strata:

Dominance Test worksheet:
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Sampling Point:

% % Type1 Loc2

100

50 50 C M

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Vernal PoolSOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 6/8 Prominent redox concentrations

0-8 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

8-13

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 5/2

10YR 2/1

Loamy/Clayey
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Sampling Point:

% % Type1 Loc2

100

60 30 C M

10

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):
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NW Pot. Wet.SOIL
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Remarks:

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/3 Distinct redox concentrations

0-8 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

8-13

Color (moist)

10YR 3/2

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/6

10YR 3/2

Loamy/Clayey
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

)

=Total Cover

No

10

Fragaria virginiana

1

5

Carya cordiformis

Carex tenera

Carex radiata

Glyceria striata

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FACU

(Plot size:

90

Tree Stratum

No

30'

10

Absolute 
% Cover

5/16/2024

E & M Holdings, LLC; Jordan Sasson MI E ExtensionSampling Point:

-83.479192 WGS

concave

Woody Held; Fran Thompson; Bill Brodovich Section 10 T01N R08E Section, Township, Range:

 Local relief (concave, convex, none):

0 Long:42.500998 Datum:

Remarks:

Marlette sandy loam; 12 to 18 percent slopes N/ANWI classification:

Yes No

No

73

Prevalence Index worksheet:

3

4

City/County: City of Novi/ Oakland County

No

Barbarea vulgaris

39

Hydrophytic 
Vegetation 
Present? No

75.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FACW

Total % Cover of:

15' )

Symphyotrichum lateriflorum

Indicator 
Status

Dominant 
Species?

1

10

65

Herb Stratum 5'

No

(Plot size:

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

No FAC

FACU

Yes

16

3 - Prevalence Index is ≤3.01

FACU species

(Plot size:

5

Toxicodendron radicans

60

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

No

2

Hydrophytic Vegetation Indicators:

0

565

0

204

5

5

100

5

FACW

110

Yes FACU

=Total Cover

Fraxinus pennsylvanica

Zanthoxylum americanum

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

toeslope

2 - Dominance Test is >50%No

Yes

48

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

292

2.77Prevalence Index  = B/A =

No FAC

FACW

FAC

FACU

FACW

OBL

5

Multiply by:

220

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Society Hill

Acer saccharum

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Ulmus americana

Hydrophytic Vegetation Present?

Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

100

60 40 C M

10

?

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

E ExtensionSOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/6 Distinct redox concentrations

0-5 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

5-16

Color (moist)

10YR 3/2

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 5/3

10YR 3/2

Loamy/Clayey
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Society Hill

Carya cordiformis

Acer saccharum FACU Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

15

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Tilia americana 

Hydrophytic Vegetation Present?

Hydric Soil Present? 

hillside

2 - Dominance Test is >50%No

Yes

132

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

196

3.29Prevalence Index  = B/A =

No FAC

FACW

FAC

FAC

FACW

FAC

0

Multiply by:

34

(Plot size:

70

0

17

=Total Cover
Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

No

No

2

Hydrophytic Vegetation Indicators:

0

362

0

110

2

5

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

1

No FACU

FACU

Yes

44

3 - Prevalence Index is ≤3.01

FACU species

(Plot size:

Toxicodendron radicans

Indicator 
Status

Dominant 
Species?

1

15

Herb Stratum 5'

(Plot size:

Acer saccharum

City/County: City of Novi/ Oakland County

No

Taraxacum officinale

40

Hydrophytic 
Vegetation 
Present? No

60.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FACU

Total % Cover of:

15' )

Carex tenera

No

49

Prevalence Index worksheet:

3

5

5/16/2024

E & M Holdings, LLC; Jordan Sasson MI Hillslope SSampling Point:

-83.47699722 WGS

convex

Woody Held; Fran Thompson; Bill Brodovich Section 10 T01N R08E Section, Township, Range:

 Local relief (concave, convex, none):

0 Long:42.50050556 Datum:

Remarks:

Marlette sandy loam, 12 to 18 percent slopes N/ANWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FAC

(Plot size:

Yes

30

Tree Stratum

Yes

30'

25

Absolute 
% Cover

)

=Total Cover

No

10

FACU

Geum canadense

2

2

Circaea canadensis

Epilobium hirsutum

Carex blanda

Persicaria virginiana

ENG FORM 6116-7, JUL 2018 Midwest – Version 2.0



Sampling Point:

% % Type1 Loc2

100

100

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/4

10YR 3/2

Loamy/Clayey

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

7-15

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

0-7 Loamy/Clayey

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Hillslope SSOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Society Hill

Carya cordiformis

Acer saccharum FACU Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

5

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Tilia americana 

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Hillside

2 - Dominance Test is >50%No

No

81

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

112

2.83Prevalence Index  = B/A =

No FACU

OBL

FAC

FACU

FACU

FAC

20

Multiply by:

2

(Plot size:

45

20

1

=Total Cover
Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

1

Hydrophytic Vegetation Indicators:

0

215

0

76

1

2

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

No FACW

Yes

27

3 - Prevalence Index is ≤3.01

FACU species

(Plot size:

Toxicodendron radicans

Indicator 
Status

Dominant 
Species?

20

Herb Stratum 5'

(Plot size:

City/County: City of Novi/ Oakland County

No

Ulmus americana

31

Hydrophytic 
Vegetation 
Present? No

66.7%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FACU

Total % Cover of:

15' )

Epilobium coloratum

No

28

Prevalence Index worksheet:

2

3

5/16/2024

E & M Holdings, LLC; Jordan Sasson MI Hillslope NSampling Point:

-83.477006 WGS

convex

Woody Held; Fran Thompson; Bill Brodovich Section 10 T01N R08E Section, Township, Range:

 Local relief (concave, convex, none):

0 Long:42.500662 Datum:

Remarks:

Marlette sandy loam, 12 to 18 percent slopes N/ANWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FAC

(Plot size:

No

20

Tree Stratum

Yes

30'

20

Absolute 
% Cover

)

=Total Cover

No

5

Parthenocissus quinquefolia

1

1

Liriodendron tulipifera

Taraxacum officinale

Geum canadense
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Sampling Point:

% % Type1 Loc2

100

60 30

10

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/3

10YR 2/1

Loamy/Clayey

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

13-17

Color (moist)

10YR 4/6

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 3/2

0-13 Loamy/Clayey

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Hillslope NSOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

)

=Total Cover

Yes

5

Toxicodendron radicans

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FACW

(Plot size:

30

Tree Stratum

Yes

30'

20

Absolute 
% Cover

5/16/2024

E & M Holdings, LLC; Jordan Sasson MI  SoutheastSampling Point:

-83.476685 WGS

concave

Woody Held; Fran Thompson; Bill Brodovich Section 10 T01N R08E Section, Township, Range:

 Local relief (concave, convex, none):

0 Long:42.498965 Datum:

Remarks:

Marlette sandy loam, 6 to 12 percent slopes N/ANWI classification:

Yes No

No

5

Prevalence Index worksheet:

4

6

City/County: City of Novi/ Oakland County

20

Hydrophytic 
Vegetation 
Present? No

66.7%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15' )

Celastrus orbiculatus

Indicator 
Status

Dominant 
Species?

10

40

Herb Stratum 5'

(Plot size:

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

75

3 - Prevalence Index is ≤3.01

FACU species

(Plot size:

Parthenocissus quinquefolia

40

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

Hydrophytic Vegetation Indicators:

50

335

10

110

5

50

0

20

Yes FAC

=Total Cover

Rhamnus cathartica

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

toeslope

2 - Dominance Test is >50%

Yes

225

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

20

3.05Prevalence Index  = B/A =

UPL

FACU

FAC

0

Multiply by:

40

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Society Hill

Fraxinus pennsylvanica

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Populus deltoides

Hydrophytic Vegetation Present?

Hydric Soil Present? 

ENG FORM 6116-7, JUL 2018 Midwest – Version 2.0



Sampling Point:

% % Type1 Loc2

100

90 10

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

 SoutheastSOIL

Restrictive Layer (if observed):

Remarks:

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 4/3

0-3 Loamy/Clayey

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

3-16

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/1

10YR 2/1

Loamy/Clayey
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Exhibit D – Fleis & VandenBrink Traffic Response 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

MEMO 

27725 Stansbury Boulevard, Suite 195 
Farmington Hills, MI 48334 

P: 248.536.0080 
F: 248.536.0079 

865670 - Society Hill Novi TGA - DRAFT 5-17-24_Rev1  www.fveng.com 

VIA EMAIL Jordan@sequelcos.com 

To: Jordan Sasson, CEO 
Sequel Companies 

From: Julie M. Kroll, PE, PTOE 
Fleis & VandenBrink 

Date: Revised May 17, 2024 

Re: 
Society Hill, Multi-Family Residential Development 
Novi, Michigan  
Trip Generation Analysis 

1 INTRODUCTION 
This memorandum presents the results of the Trip Generation Analysis (TGA) for the proposed multi-family 
residential development in Novi, Michigan. The project site is located generally in the southwest quadrant of 
the Novi Road & 12-½ Mile Road intersection, as shown in Figure 1. The project site is currently undeveloped 
and will include the construction of a multi-family residential development that includes both apartment and 
townhome units. There is an approved site plan for this property from 1999 (the “1999 Final Site Plan”) that 
continues to be extended annually as per the 2001 consent judgement (the “Consent Judgement”). 

The purpose of this study is to provide a comparison of the trip generation that was included as part of the 1999 
Final Site Plan approval and the revised site plan for Society Hill (the “Revised Preliminary Site Plan”). This 
TGA memo will also provide a comparison to the City of Novi’s thresholds for requiring a traffic study as outlined 
in the City of Novi Site Plan and Development Manual, Chapter 5 – Section 1. 

FIGURE 1: SITE LOCATION MAP 
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2 TRIP GENERATION 
A trip generation comparison was performed to evaluate the Revised Preliminary Site Plan as compared to the 
trip generation performed as part of the 1999 Final Site Plan. The unit type and bedrooms for both the 1999 
Final Site Plan and the Revised Preliminary Site Plan are summarized below.  

2.1 1999 FINAL SITE PLAN 
As part of the 1999 Final Site Plan approval, a Traffic Impact Study (TIS) was performed for the proposed 
development plan.  The TIS was performed by Reid, Cool & Michalski, Inc. and is dated February 12, 1996.  
The TIS included a projected trip generation for a 300 unit apartment complex development. The 1999 Final 
Site Plan was approved in the Consent Judgement with 312 units.  As part of this approval, the TIS was not 
updated to reflect this increase in trip generation.  For purposes of this analysis the trip generation analysis 
performed in the 1996 TIS and the projected trip generation associated with the approved 1999 Final Site Plan 
are summarized in Table 1. 

TABLE 1: 1999 FINAL SITE PLAN TRIP GENERATION 

Scenario Land Use 
ITE 

Code Amount Units 

Average 
Daily Traffic 

(vpd) 

AM Peak Hour (vph) PM Peak Hour (vph) 

In Out Total In Out Total 

1996 Traffic Impact Study Apartments 220 300 DU 1,902 36 115 151 113 64 177 

Calculated ITE Trip Generation Rates (1996 Study) 6.34 trips/DU 
24% 

In 
76% 
Out 

0.503 
trips/DU 

64% 
In 

36% 
Out 

0.590 
trips/DU 

1999 Final Site Plan Apartments 220 312 DU 1,978 37 120 157 117 67 184 

2.2 MULTI-FAMILY TRIP GENERATION ANALYSIS 
The projected trip generation for the proposed development plan was calculated based on the data published 
by the Institute of Transportation Engineers (ITE) in Trip Generation Manual, 11th Edition. The number of 
weekday peak hour (AM and PM) and daily vehicle trips that would be generated by the proposed townhome 
units is summarized in Table 2. 

TABLE 2: REVISED PRELIMINARY SITE PLAN TRIP GENERATION 

Land Use 
ITE 

Code Amount Units 

Average 
Daily Traffic 

(vpd) 

AM Peak Hour (vph) PM Peak Hour (vph) 

In Out Total In Out Total 

Multi-Family Residential (Mid-Rise) 221 463 DU 2,162 44 148 192 110 71 181 

2.3 TRIP GENERATION COMPARISON SUMMARY 
The resulting trip generation comparison of the 1999 Final Site Plan and the Revised Preliminary Site Plan 
summarized in Table 3 and show that the two development plans show a negligible trip generation difference. 
Additionally, the trip generation difference between the two site plans is below the City of Novi Threshold for 
either a Traffic Impact Assessment or a Traffic Impact Study.  

TABLE 3: TRIP GENERATION COMPARISON SUMMARY 

Scenario Land Use 
ITE 

Code Amount Units 

Average 
Daily Traffic 

(vpd) 

AM Peak Hour (vph) PM Peak Hour (vph) 

In Out Total In Out Total 

1999 Final Site Plan Apartments 220 312 DU 1,978 37 120 157 117 67 184 

Revised Preliminary 
Site Plan 

Multi-Family Residential 
(Mid-Rise) 

221 463 DU 2,162 44 148 192 110 71 181 

Difference 184 8 33 41 -3 7 4 

City of Novi TIA Threshold 500 75 75 

City of Novi TIS Threshold 750 100 100 
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3 CONCLUSIONS 
▪ The results of the trip generation analysis indicates that the projected trip generation difference 

associated with the Revised Preliminary Site Plan is below the City of Novi’s threshold for additional 
traffic analysis.  

▪ The results of the trip generation comparison indicates that there is expected to be a negligible 
difference in number of trips generated between the 1999 Final Site Plan and the Revised Preliminary 
Site Plan. 

Any questions related to this memorandum should be addressed to Fleis & VandenBrink Engineering.  
 

 I hereby certify that this engineering document was prepared by me or under 
my direct personal supervision and that I am a duly licensed Professional 
Engineer under the laws of the State of Michigan. 
 

 
 
Attachments: 1996 TIS Trip Generation Summary 
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Exhibit E – Soil Borings 
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Exhibit F – Planting Overview 

 
 



Society Hill 
Woodland 

Replacement 
Summary



Consent Judgment Letter from City 1999 Site Plan Approval



Replacement Location Count Size Size Multiplier Building Count  Tree Replacement
Arena Drive/Nick Lidstrom Drive 73              >14' 2.5 183
River Oaks West Interior Planting

2005 231            Min 1 231
2007

Pear Trees 82              4" 1.5 123
Focal Pt Evergreens 47              >14' 2.5 118
Building Entry Trees (Per Building)

River Birch 2                >14' 2 33 132
Red Maple 3                4" 1.5 33 149
Arborvitae 2                10-12' 1.5 33 99
Pear 2                4" 1.5 33 99
Crab 2                2.5" 1 33 66

Highline Club Interior Planting
Crab 3                4" 1.5 5
Magnolia 2                14' 2 4
Pear 5                3.5" 1.25 6
Spruce 6                14' 2.5 15
Arborvitae 36              Min 1 36
Amalanchier 1                14' 2 2

Total 1266

Summary of Woodland Mitigation Provided to Date
*Note that additional mitigation may be provided off-site 



River Oaks West

2002 Aerial Map
- Phase 1



River Oaks West

2002 Aerial Map
- Phase 2



Arena Drive Berm 
(Nick Lidstrom Drive)

- 73 trees
- >14’ height
- Site survey



River Oaks West 
Interior Planting

2005 Aerial Map
- Compared to 2002 

Map
- Phase 1
- 120 trees
- Orange dots only. 
- Blue dots are focal 

pt trees – see next 
slides



River Oaks West 
Interior Planting

2005 Aerial Map
- Compared to 2002 

Map
- Phase 2
- 111 trees
- Orange dots only. 
- Blue dots are focal 

pt trees – see next 
slides



River Oaks West 
Interior Planting

2007 Boulevard 
Pear Trees
- 38 Trees
- 4’ caliper
- Phase 1



River Oaks West 
Interior Planting

2007 Boulevard 
Pear Trees
- 44 Trees
- 4’ caliper
- Phase 2



River Oaks West 
Interior Planting

2007 Focal Point Trees
- 35 Trees
- >14’ size
- Blue dots on prior 

page identify 
locations



River Oaks West 
Interior Planting

2007 Focal Point Trees
- 12 Trees
- >14’ size
- Blue dots on prior 

page identify 
locations



oversized

Pear Arborvitae

River Oaks West Interior Planting

2006/2007 Building Entry Trees
- 11 trees x 33 buildings
- 363 trees



Highline Club  Interior Planting

- 53 trees



City of Novi Size Chart



PLANNING REVIEW 
(Revised 6/11/24) 

  



 
 
 
 
 
 
PETITIONER 
E & M Holdings, LLC c/a - Sequel 
 
REVIEW TYPE 
Revised Consent Judgment Concept Plan  
 
PROPERTY CHARACTERISTICS 

 Section 10 

 Site Location West of Novi Road, South of 12 ½ Mile Road;  

 Site School District Novi Community School District 
 Site Zoning RM-1 Low Density Multiple Family with PD-1 Option 

 Adjoining Zoning 

North R-1 One Family Residential 
East R-1 One Family Residential 
West RM-1 Low Density Multiple Family 
South RA – Residential Acreage  

 Current Site Use Vacant 

 Adjoining Uses 

North Single Family Subdivision 
East Cemetery 
West Multiple Family Residential 
South Vacant 

 Site Size 33.89 acres 
 Plan Date March 25, 2024 

 
PROJECT SUMMARY & HISTORY 
The applicant is proposing changes to the Society Hill development that was originally approved in 
1999. Society Hill is associated with a 2001 Consent Judgment with the City. The Consent Judgment 
states that the site plan approved in 1999 was to remain in effect for 5 years from the date of 
execution, after which time the applicant would need to seek approval annually from City Council to 
extend the final Site Plan approval. Each year since 2006 the applicant has requested, and City 
Council has granted, the site plan extension, so the 1999 site plan remains an approved project that 
could be built.   
 
The applicant has submitted a new Concept plan for review by City Council to consider amending 
the Consent Judgment. Like the 1999 Plan, the new proposal for the development of the 33.89-acre 
property west of Novi Road and south of 12 ½ Mile Road is proposed to utilize the existing RM-1 Low 
Density Multiple Family zoning with the available Planned Development Option (PD-1) as designated 
on the Future Land Use Map. The current Concept Plan includes 463 units in mid-rise apartment 
buildings and attached townhouses. The five apartment buildings would each be 5-stories tall 
(including ground level parking), with a total of 363 apartments ranging in size from 617 square foot 
studios to 1,329 square foot three-bedroom units. Sixteen townhome buildings on the north side of the 
site would have 100 residences with garages – 80 of those in three-story buildings and 20 in 2.5-story 
buildings. Sixteen of the townhome units would provide a ground floor primary bedroom suite.  

 
PLAN REVIEW CENTER REPORT 

May 2, 2024 
Revised June 11, 2024 
Planning Review  

Society Hill 
JSP24-04  
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Indoor and outdoor amenities are proposed for the residents of the site. The central building (E) 
contains 15,000 square feet of indoor space for a fitness center, spa facilities, café/bistro, community 
lounge, co-working space, conference rooms, community kitchen with dining area, library, and an 
indoor/outdoor terrace on the top floor overlooking the outdoor space. The outdoor amenities consist 
of two pools, a turf soccer field, tennis courts, sports court, pickleball courts, playground areas, dog 
park, and over two miles of walking path through the site.        
 
COMPARISON OF 1999 PLAN TO CURRENT PLAN 
The following chart gives a side-by-side comparison of the 1999 Plan to the Current Plan.  
 

 1999 Plan 
(Existing Development Approval) 

Current Plan 
(Proposed Development) 

Zoning RM-1 Low Density Multiple Family 
with PD-1 Option 

RM-1 Low Density Multiple Family 
with PD-1 Option 

Land Area 33.89 acres 33.89 acres 

Number of 
Buildings 23 21 

Number of Units 312 463 

Room Count 1,264 1,359 

Average Unit 
Size 1,758 square feet 1,220 square feet 

Lot Coverage Not known 14.84% 

Building Height 2 and 3 story 5 stories 

Number of 
Parking Spaces 693 942 

Parking Ratio 2.22 spaces/unit 2.03 spaces/unit 

Wetland 
Impacts 0 acres 0.847 acres 

Wetland 
Mitigation N/A 

0.923 acres on-site 
Some off-site/payment (needs 

clarification) 

Woodland 
Impacts 1,062 trees 1,338 trees  

(82 are off-site on City-owned parcel) 

Stormwater 
Management All on-site On-site and Use of City-owned parcel  

22-10-400-005 

Usable Open 
Space 

~ 1 acre programmed outdoor 
0% of units had private outdoor space 

6.64 acres programmed outdoor 
98% of units have private outdoor space 

Traffic Impact 1,978 trips per day 
(Adjusted baseline of 1996 Traffic Study) 

2,162 trips per day 
(per 5/24/24 F&V Trip Generation Analysis) 

Curb cuts 1 on Novi Road, 1 on Twelve ½ Mile Road 2 on Novi Road, 1 on Twelve ½ Mile + 2 
emergency access points 
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STATEMENT REGARDING PROCESS, APPLICABLE ORDINANCES, AND PROPOSED DEVIATIONS 
This review uses the standards and requirements of the current ordinances throughout. It also follows 
the language of the most recent “process" document that Community Development Department 
received from the City Attorney's office, which indicated that it is the "last round" of revisions circulated 
between the City Attorney's office and the applicant's counsel. (That document, we are told, fully took 
into consideration the existence of the 2001 Consent Judgment between the applicant and the City.) 
 
Under that process, what has been submitted by the applicant is not considered to be an 
"amendment" to the existing site plan but a new preliminary site plan. That is not only because it 
includes some significant changes in the basic use, layout, access, and engineering/environmental 
features of the plan such that any plan on any other property would be processed by the city as a 
"new" plan as opposed to just an amended plan. It is also because, as a practical matter, there is no 
mechanism to grant the relief requested by the applicant in the 1997-era zoning and land use 
ordinances through just a "site plan amendment." 
 
When the applicant got its site plan approved in 1999, it also secured various Planning Commission 
waivers and ZBA variances. This new site plan includes some of the aspects that got such relief. 
However, it also includes several new aspects that now require new relief, or new deviations. These 
include, for example: the maximum length of buildings; building setbacks; parking setbacks; yard 
setback area; number of parking spaces; building setbacks from parking; and landscaping 
requirements. (There may also be others.) The new plan also does not include aspects that were 
stated conditions of approval for the 1999 Plan, specifically the animal crossing culvert. 
 
According to the City Attorney's office, the Planning Commission did not have authority in 1997 to 
grant any of that relief. The ZBA could grant that relief, theoretically, but we understand from the 
applicant that they prefer not to go to any board or commission other than the City Council.  
 
So, if the applicant is looking for relief from the City Council as part of a plan review process, that 
could presumably only come through a revision to the Consent Judgment (or possibly the authority 
under the PD option to grant such deviations, which was added to the PD Ordinance in 2005). 
Assuming that is the case, it only makes sense for the overall application to be reviewed under the 
current ordinance standards, so that the City Council can know the full extent of the requested 
deviations.  
 
This also seems appropriate since the 1999 site plan had no wetlands impacts, and now there are 
some, and because the new site plan requests to use a significant area of City-owned land, which 
was not part of the previous site plan. 
 
RECOMMENDATION 
Staff recommends conditional approval of the Concept Plan to move forward.  As noted, under the 
above process, the plan will not go to the Planning Commission but will be reviewed by the City 
Council, and the granting of any deviations will be part of the Consent Judgment amendment 
process (following a public hearing).  Staff recommends that the plan move forward to an initial 
review by the City Council, subject to conditions/comments as noted below and in the staff and 
consultant reports.   
 
ORDINANCE REQUIREMENTS/DEVIATIONS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (RM-1 
Low Density Low-Rise Multiple-Family Residential District, Planned Development Options), Section 3.6 
(Notes to District Standards), Article 5 and Article 6 and any other applicable provisions of the Zoning 
Ordinance.  Items in bold below must be addressed by the applicant or the City Council. 
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1. Maximum Length of Buildings (Sec. 3.8.2.C): The ordinance states building lengths cannot exceed 
180 feet. If exceeded, the ordinance allows the Planning Commission to modify the length 
requirement up to 360 feet if there are recreational or social common areas with a minimum 
capacity of 50 persons within the building and if building setbacks are increased an additional foot 
for each 3 foot of building length over 180. Buildings A, B, C, D, E, 3 and 4 each exceed 180 feet.  
No additional building setbacks are proposed to offset the building lengths. Building E, at 492 feet, 
also exceeds the maximum length of 360 feet. Only building E appears to have the recreational or 
social common areas with a minimum capacity of 50 persons. All buildings in the 1999 Plan 
complied with maximum length. City Council approval of the deviation in building lengths would 
be required. 

 
2. Shoreline Setbacks (Sec 3.31.6.B.iv.e): “A minimum yard setback of 100 feet shall be provided from 

any lake shoreline including natural or manmade water bodies. Stormwater retention facilities shall 
be considered as shoreline when they are designed and developed as an integral part of the site’s 
landscaped open space.” The site plan locates several buildings, drive aisles and parking areas 
within about 50 feet of Wetland A and the northeastern stormwater basin. City Council would 
need to approve the deviations from this requirement, or the site layout would need to be 
reconfigured to comply.   
 

3. Building Setbacks (Sec. 3.1.7.D): Along the western property line, buildings are 50 to 60-feet from 
the property line rather than the required 75 feet. It appears that all buildings in the 1999 Plan 
complied with building setbacks. City Council would need to approve the deviations for the 5 
buildings near the western property line.  

 
4. Parking Setbacks (Sec. 3.6.2.B): A minimum parking setback of 20 feet is required from interior side 

and rear lot lines, and front/exterior parking setbacks are to comply with the minimum building 
setback. For Novi Road, that would be 75 feet. In the 1999 Plan the parking complied with setback 
requirements. City Council would need to approve the deviations to allow parking within 14.4 feet 
along the south side of the property, and 20 feet along Novi Road. 

 
5. Building Orientation (Sec. 3.8.2.D): A Zoning Ordinance deviation is requested to revise the 

required minimum orientation for buildings along the perimeter of the property from 45 degrees for 
Buildings A, 12 and 15. In the 1999 Plan, it appears 4 buildings would not have met the minimum 
required orientation to the property line. This deviation is supported as it allows a more efficient use 
of space, and therefore potentially less disturbance of natural features. City Council would need to 
approve the deviations.    

 
6. Yard Setback Area (Sec. 3.8.2.D): “Within any required front, side or rear yard setback from any 

property line in an RM-1 or RM-2 district, not more than 30% of such yard area shall be used for off-
street parking, maneuvering lanes, service drives or loading areas.” The applicant has provided an 
overall calculation for the entire site rather than treating each yard separately. Please revise the 
calculations to indicate whether each front, side and rear yard complies. 

 
7. Distance Between Buildings (Sec. 3.8.2.H): A Zoning Ordinance deviation is requested to allow the 

calculated minimum distance between buildings to be less than required in seven locations. This 
calculation is made using a formula measuring the height and length between adjacent buildings, 
with a minimum distance of 30 feet required.  Based on the information provided by the applicant, 
the deviations for the seven locations range from 32.47 feet to 1.7 feet. City Council would need to 
approve the deviations.    
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8. Number of Parking Spaces (Sec. 5.2.12.A): Given the unit mix proposed, the number of required 
parking spaces is 964 according to the standards for a multifamily development (2 spaces per 
studio/1- and 2-bedroom unit, 2.5 per each 3+ bedroom units). The site plan proposes 942 spaces 
in both garage and surface lots.  The applicant requests a deviation for the deficiency of 22 
spaces. Staff supports the relatively minor deviation to reduce impervious surface area on the site. 
City Council would need to approve the deviation.    
 

9. Wetland Impacts: Delineated wetlands are not consistently labeled and/or indicated on all sheets 
within the plan set.  Updated documentation from the applicant was provided since the first 
review letters were finalized.  The City’s consultant has noted that the type of wetland is now 
indicated and quantified: Emergent 0.292 acre; Scrub-shrub 0.058 acres; and Forested 0.497 acre.   

 
The City’s ordinance provides minimum required mitigation ratios, and the calculation for required 
mitigation for all impacted wetlands on-site is 1.519 acres.  On Sheet 15,  the plan indicates 0.922 
acre of mitigation is proposed to be provided on-site. The applicant’s response letter further states 
that the remaining 0.597 acres of required mitigation is “to be provided through purchase of credits 
from an EGLE approved wetland mitigation bank” and notes that the proposed mitigation on-site is 
more than a 1:1 replacement. This, however, is not consistent with the City’s Wetland and 
Watercourse Protection ordinance (Chapter 12 of the Code), which requires mitigation on-site, or 
off-site within the City’s jurisdiction. The applicant also states they will not provide conservation 
easements for preservation of the wetland mitigation areas constructed on-site.   
 
Additionally, the City’s wetland consultant stated in their initial review letter that the wetland 
delineation seems to have missed both individual wetland areas and stream swale connections 
between wetlands on-site (comments 2, 3 and 4 in the initial letter). The applicant’s wetland 
consultant conducted additional study and documentation regarding the wetlands onsite, and 
the City’s wetland consultant has now concurred with the applicant’s assessment of the regulated 
wetland areas on-site (pending any final determination by EGLE).  Please see the Wetland Review 
addendum dated June 11, 2024.   
 

10. Wetland Buffer Impacts (Sec. 3.6.2.M): The ordinance states that a 25-foot setback from wetlands 
shall be maintained, which is known as a wetland buffer. Any impacts to the buffer area require an 
Authorization to Encroach from the City’s wetland consultant. Clear indications of both temporary 
and permanent impacts are needed. The applicant has stated 1.92 acres of temporary buffer 
impact is proposed, however much of the impacts are associated with wetlands that are being 
permanently removed for construction, and therefore the impacts to the buffers are also 
permanent as no restoration is proposed. Temporary vs. permanent impacts shall be clarified in 
future submittals.  
 

11. Stormwater Management: The applicant’s response letter states “The City informed the Property 
Owner it acquired (through tax foreclosure) the City Parcel with the intention of utilizing it for the 
development of Society Hill.” Staff is not able to verify the accuracy of this information as it was not 
the stated intention of the purchase in the public documents available. However, we do note this 
would appear unusual for City Council to purchase with public funds a piece of property for the 
benefit of a private developer. It will be up to the current City Council to determine whether or not 
to grant an easement or sell the property for the developers use. 

 
12. Traffic Study (Sec. 3.31.4.A.iii): The PD-1 Option requires a Traffic Study to be provided, regardless of 

site size, in accordance with the requirements set forth in the Site Plan and Development Manual. 
The applicant has provided a Trip Generation Analysis (TGA) to show that when compared to the 
1999 proposal, the number of trips generated by the new proposal does not meet the threshold for 
requiring a Traffic Study. The City’s Traffic consultant does not support a waiver of the Traffic 
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Impact Study since traffic conditions in the project area have changed considerably since 1999 – 
both the number of developments and the roadway networks are significantly different than they 
were 25 years ago. Peak hour trips in both the AM and PM are almost 2-times the threshold for 
study, and daily one-directional trips are nearly 3-times the threshold for study. The most recent 
Traffic Study found in our files from 1996 (with an assumption of 300 units) had estimated daily trips 
to be approximately 1,900. The initial estimate from the applicant’s consultant estimated 2,900 
daily trips.  

 
Following the initial review and completion of the review letter, the City’s Traffic Engineering 
Consultant attended a meeting and conferred with the applicant’s Traffic Engineering Consultant 
to determine if there could be a resolution to this issue.  Following that meeting, the City’s Traffic 
Engineering Consultant provided the following comments:  As per the Trip Generation Analysis 
(Table 2), 2,162 new trips are estimated to be added to the surrounding road network daily over 
and above today’s traffic. Therefore, the City would want to know the impact/mitigation on the 
surrounding road network. However, the conclusion of the study can consider it is already 
approved for 1902 trips (TGA Table 1) if the City is considering the 1999 approved site plan as a 
base (ultimately reduced impact on their part) across all the disciplines.  City Council will need to 
decide whether to waive the requirement for a Traffic Impact Study.  
   

13. Parking on Major Drive (Sec. 5.10.1.B): Based on the ordinance definition nearly all private drives 
through the site would be classified as Major Drives if they exceed 600 feet (currently shown as 
Reserve Blvd, Society Hill Drive, Society Hill Blvd). “Angled and perpendicular parking spaces may 
be accessed directly from a minor drive or parking lot aisle, but not from a major drive.” 
Perpendicular parking is shown throughout the site on major drives. The 1999 Plan had some areas 
of visitor parking that were perpendicular to the major drives. City Council would need to approve 
the deviation.    

 
14. Building Setbacks from Parking (Sec. 3.8.2.F & Sec. 5.10.1.B.vi): Both ordinance sections prohibit 

parking spaces to be within 25 feet of any wall of a dwelling structure. In several locations parking 
is closer than 25 feet from the building, and in some cases as close as 12 or 14 feet. It is unclear if 
the 1999 Plan had parking within 25 feet of the buildings as dimensions were not indicated clearly, 
and the scale is not accurate. City Council would need to approve the deviation.    

 
15. Bicycle Parking (Sec. 5.16): Outdoor bicycle parking spaces are indicated in 3 areas on the site 

plan. Distributing the spaces throughout the site should be considered for greater convenience to 
users. The ordinance states that they must be accessible from adjacent streets and pathways via a 
paved route with a minimum 6-foot width. Currently each is accessed via a 5-foot sidewalk. The 
applicant shall provide the 6-foot path from the nearest street. The bike parking layout was 
recently revised in a text amendment as shown below.   
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16. Other Reviews:  

a. Engineering Review: Engineering does not recommend approval at this time. See review 
letter for several issues to be addressed, including concerns with the Stormwater 
Management Plan.  

b. Landscape Review:  Landscape does not recommend approval at this time. 
c. Wetland Review: Wetlands does not recommend approval at this time. See review letter for 

several issues to be addressed, including incomplete wetland delineation and insufficient 
wetland mitigation. 

d. Woodland Review: Woodlands does not recommend approval at this time. See review 
letter for several issues to be addressed, including an incomplete tree survey. 

e. Traffic Review: Traffic does not recommend approval at this time. See review letter for issues 
to be addressed, including need for Traffic Impact Study.  

f. Facade Review: Façade recommends approval. Section 9 waivers for Horizontal Fiber 
Cement Siding are recommended for approval on Buildings A-E. The townhome buildings 
are in full compliance with the ordinance.  

g. Fire Review: Fire recommends approval with conditions to be addressed in future submittal. 
See comments in Fire Review letter. 

 
 
SPECIAL LAND USE CONSIDERATIONS 
When the PD-1 Option is utilized, all uses fall under the Special Land Use requirements (Section 3.31).  
Section 6.1.2.C of the Zoning Ordinance outlines specific factors the approving body shall consider in 
the review of the Special Land Use Permit request: 
 

• 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. 

• 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. 

• 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. 

• 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. 

• 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. 

• 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. 

• 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. 

 
 
PLANNED DEVELOPMENT OPTION 
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Section 3.31.4 of the ordinance outlines the review procedures for Site Plans using the PD Option.  This 
(normally) requires the Preliminary Site Plan to receive a recommendation for approval or denial from 
the Planning Commission, with City Council ultimately approving or denying the proposed plan.  Here, 
again, given the Consent Judgment provisions, the City Council will be undertaking the review. 
 
Section 3.31.5: Deviations From Area, Bulk, Yard, and Dimensional Requirements. (Current version of PD 
Option Ordinance) 
As part of approval of a Preliminary Site Plan, the City Council is authorized to grant deviations from 
the strict terms of the zoning ordinance governing area, bulk, yard, and dimensional requirements 
applicable to the property; provided, however, that such authorization to grant deviations shall be 
conditioned upon the Council finding: 

A. That each zoning ordinance provision from which a deviation is sought would, if the 
deviation were not granted, prohibit an enhancement of the development that would be 
in the public interest; 

B.  That approving the proposed deviation would be compatible with the existing and planned 
uses in the surrounding area; 

C. That the proposed deviation would not be detrimental to the natural features and resources 
of the affected property and surrounding area, or would enhance or preserve such natural 
features and resources; 

D. That the proposed deviation would not be injurious to the safety or convenience of 
vehicular or pedestrian traffic; and 

E.  That the proposed deviation would not cause an adverse fiscal or financial impact on the 
City's ability to provide services and facilities to the property or to the public as a whole. 

 
In determining whether to grant any such deviation, the Council shall be authorized to attach 
reasonable conditions to the Preliminary Site Plan, in accordance with Section 3.31.4.B. 
 
NEXT STEP: CITY COUNCIL MEETING 
Because amendments to the 2001 Consent Judgment will be required, and because the City has 
indicated that the City Council will be the body to undertake all reviews, the Concept Plans will be 
forwarded to City Council for their initial review. Staff will work with the applicant to select an available 
date. We will need the following at least 10 days before the scheduled meeting:  
 

1. Original Concept Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. (This 
has been received) 

2. A response letter addressing ALL the comments from ALL the review letters and indicate any 
changes you intend to make to future submittals.  

3. A color rendering of the Site Plan, if any. (Renderings of buildings have been received)   
 
Alternatively, if you wish to submit revisions to the Concept Plan for review prior to going to City 
Council for their initial review, please contact Lindsay Bell for further instructions on submittal 
requirements.  
 
CITY COUNCIL PUBLIC HEARING  
At the request of the applicant, this project is to be scheduled for public hearing before City Council 
for approval of the PD-1 Preliminary Site Plan, Woodland and Wetland Permits, and Stormwater 
Management Plan, and proposed Amendment of the Consent Judgment. Applicant has elected to 
move forward to City Council consideration and action even with disagreement with a negative 
recommendations by City Staff/Consultants.  
 
If City Council approves the Preliminary Site Plan and proposed amendment to the Consent 
Judgment, counsel for the parties will finalize the amendment and submit it to the Court for entry. 
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FINAL SITE PLAN SUBMITTAL 
If the Preliminary Site Plan and Consent Judgment amendment is granted approval, the following shall 
be submitted for administrative Final Site Plan review and approval: 

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

reflected 
3. Final Site Plan Application 
4. Final Site Plan Checklist 
5. Engineering Cost Estimate 
6. Landscape Cost Estimate 
7. Other Agency Checklist 
8. Hazardous Materials Packet (Non-residential developments) 
9. Non-Domestic User Survey (Non-residential developments) 
10. No Revision Façade Affidavit (if no changes are proposed to building elevations)  
11. Legal Documents as required 
12. Drafts of any legal documents (note that off-site easements need to be executed and any on-

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

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

numbers where the change is reflected. 
 
STAMPING SET APPROVAL 
Stamping sets will be required for this project.  After having received all the ESS review comments from 
City staff the applicant should make the appropriate changes on the plans and submit 10 size 24” x 
36” copies with original signature and original seals, to the Community Development Department for 
final Stamping Set approval.   
 
SITE ADDRESSING 
The applicant should contact the Building Division for an address prior to applying for a building 
permit.  Building permit applications cannot be processed without a correct address.  The address 
application can be found on the Internet at www.cityofnovi.org under the forms page of the 
Community Development Department. 
 
Please contact Brian Riley [248.347.0438] in the Community Development Department with any 
specific questions regarding addressing of sites. 
 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s 
consulting engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and 
prior to the start of any work on the site.  There are a variety of requirements, fees and permits that 
must be issued before a Pre-Con can be scheduled.  If you have questions regarding the checklist or 
the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the 
Community Development Department. 
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed 
within two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-347-

http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
http://cityofnovi.org/Reference/Forms/NoRevisionFacadeAffidavit.aspx
http://www.cityofnovi.org/
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0430 for additional information on starting permits.  The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

 
_____________________________________________________ 
Lindsay Bell, AICP, Senior Planner 
 

mailto:lbell@cityofnovi.org


 
 
 
 
 
 
 
 
 
 
_____________________________________________________________________________________________________ 
Items in Bold need to be addressed by the applicant with next submittal. Bold Underline items are possible 
deviations. Italicized items should be noted. 
 

PLANNING REVIEW CHART: PD-1/RM-1 with Consent Judgement 

Review Date: April 19, 2024 (rev. 6/6/24) 
Review Type: Revised Consent Judgment Plan Review  
Project Name: JSP24-04 Society Hill 

West of Novi Road, South of 12.5 Mile Road 
Plan Date: March 25, 2024 
Prepared by: Lindsay Bell, Senior Planner   

E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484  

Item 
 
Required Code Proposed 

Meets 
Code Comments 

Zoning and Use Requirements 
 

Master Plan Multiple family residential, with 
PD-1 Option 

Multiple family 
residential, PD-1 
Option 

Yes  

Zoning 
RM-1 Low Density Multiple 
Family (with Consent 
Judgement) 

PD-1 Option with 
multiple family Yes  

Uses Permitted  
(Sec 3.31.6.B) 

RM-1 Uses permitted listed in 
Section 3.1.7, Mid-rise multiple 
family, accessory retail and 
office  

463 mid-rise 
Multiple-Family 
Residential units 

Yes* 

*CJ allowed for 312 units, 
so the new site plan would 
need to be approved by 
City Council and 
amendment of the 
consent judgment will be 
required. 

PD-1 Option (Sec. 3.31.4 & 6) 

Community 
Impact Statement  Provided Yes  

Traffic Study  Trip Generation 
Analysis provided TBD 

Applicant seeks waiver of 
Traffic Study requirement 
with justification that the 
incremental increase in 
units from 1999 approved 
plan would not meet 
threshold for study 

Special Land Use  
(Sec. 6.1.2.C) Provisions met?   TBD See Planning Review for 

detailed comments 

Applicable 
Standards Met? 
(Sec. 3.31.4.A) 

See section 3.31.4.A for full list 
of conditions to be 
considered by City Council for 
approval 

 TBD See Planning Review for 
detailed comments 

Building Height 
(Sec 3.31.6.B.iv.a) 

- No less than 3 nor more than 
5 stories 

- 2.5 story Low-rise low-density 
dwellings may also be 
permitted if at least 1 
complete wall with windows 
shall be fully exposed 

Bldgs A-E: 5 stories 
Townhouses: 3 
stories 
Cottages: 2.5 
stories 
 
 

Yes  

Room Count 
(Sec 3.31.6.B.iv.b) 

Total number of rooms (not 
including dining, kitchen, 
sanitary rooms) shall not be 
more than area of parcel (sf) 

1,359 rooms 
proposed. Yes  

Consent Judgment plan 
from 1999 had 1,264 
rooms (7.5% increase), but 
the current proposal is 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

(gross area minus wetland 
over 2 acres) divided by 700 
1,0436,262 SF/700 = 1,490  

under the maximum 
number allowed in PD-1 

Public Utilities 
(Sec 3.31.6.B.iv.b) 

Community water and sewer 
must be available   See Engineering Review 

Shoreline setback 
(Sec 3.31.6.B.iv.e) 

Minimum 100-foot setback 
from any lake shoreline, 
including natural or 
manmade water bodies. The 
area of setback may not be 
used for off-street parking or 
accessory buildings. 

Wetland A has 
parking and drive 
aisles just over 25 
feet; 
North detention 
basin needs 25-
foot buffer shown, 
and buildings 
appear to be 
within 100 feet 

No 

Wetland areas and 
detention basins are 
included in this definition 
Deviation required for 
several locations 

Residential: Height, Bulk, Density, and Area Limitations (Sec. 3.1.7.D) 
Frontage on a 
Public Street 
(Sec. 5.12) 

Frontage on a Public Street is 
required 

Frontage on Novi 
Road and 12 ½ 
Mile Road 

Yes  

Minimum Zoning 
Lot Size for each 
Unit: in Acres 
(Sec 3.8.1) 

RM-1 Required Conditions 
 
See below 

33.89 acres   

Minimum Zoning 
Lot Size for each 
Unit: Width in Feet 
(Sec 3.8.1) 

   

Open Space Area 
(Sec. 3.1.7.D) 

200 sf Minimum usable open 
space per dwelling unit 
For a total of 463 dwelling 
units, required: 92,600 SF 

Sheet 14 shows 
total of 165,963 sf 
proposed (3.81 
acres) 

Yes  

Maximum % of 
Lot Area Covered 
(By All Buildings) 

25% 14.84% Yes  

Minimum Floor 
Area per Unit 
(Sec. 3.1.7.D) 

Efficiency 400 sf 617 sf Yes  

1 bedroom 500 sf 777 sf Yes  

2 bedroom 750 sf 1,051 sf Yes  

3 bedroom 900 sf 1,601 sf Yes  

4 bedroom 1,000 sf  NA  

Residential Building Setbacks (Sec. 3.1.7.D, Sec. 3.6.2.B, and Sec. 3.8.2.C - if applicable) 
Front (East) 75 feet 89 feet Yes  
Exterior Side 
(North) 50 feet 50 feet Yes  

Side (South) 75 feet 75 feet Yes  

Rear (West) 75 feet 
50.8 – 60.4 feet 

No 
Deviation required if not 
corrected for Buildings 11, 
12, 13, 14, and 15  



JSP24-04 SOCIETY HILL     Page 3 of 13 
CJ Concept Plan Review  April 19, 2024 
 

 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

Parking Setbacks (Sec. 3.1.7.D) Refer to applicable notes in Sec. 3.6.2 
Front (East) 75 feet (Street frontage) 20 feet No Deviation required  
Exterior Side 
(North) 75 feet (Street frontage)  NA  

Side (South) 20 feet 14.4 feet No Deviation required  
Rear (West) 20 feet Exceeds 20 feet Yes  
RM-1: Note to District Standards (Sec. 3.6.2) 

Lot Area 
Requirements 
(Sec. 3.6.2.A) 

Lot width shall be measured 
between the two points 
where the front setback line 
intersects the side lot lines. 
Within the residential districts, 
where a main building is 
placed behind the front 
setback line, the distance 
between the side lot lines shall 
not be reduced below 90% of 
the required minimum lot 
width at any point between 
the front set back line and 
such main building.  

 NA  

Setback 
Requirements 
(Sec. 3.6.2.B) 

- For all off-street parking lots 
serving any use other than 
single-family residential, the 
setback from any interior 
side or rear lot line shall be 
not less than twenty (20) 
feet, and the setback from 
the front and any exterior 
side lot line shall comply 
with the building setback 
required for such uses 
specified above.  

75-foot parking 
setback from 
front/exterior side 
yard required. 
Proposed parking 
setbacks are 
noted above 
 
 

No 

 
Off-street parking lots shall 
not be setback less than 
20 feet from any interior 
side or rear lot line. 
Deviation would be 
required for the front 
(east) and side (south) 
property lines. 

Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

All exterior side yards abutting 
a street shall be provided with 
a setback equal to front yard. 

Complies Yes  

Wetland/Waterco
urse Setback (Sec 
3.6.2.M) 

A setback of 25ft from 
wetlands and from high 
watermark course shall be 
maintained 

Sheet 15 shows 
wetland buffer 
impacts  to 1.918 
acres – the 
response letter 
says they are 
temporary, 
however no 
restoration is 
proposed which 
means they are 
permanent 

No 

Authorization to Encroach 
into Wetland Buffer Area 
will be required. Clearly 
indicate both temporary 
and permanent impacts 
(in area and fill quantity) 
proposed to each 
wetland buffer in the next 
submittal. 

RM-1 District Required Conditions (Sec. 3.8 & 3.10) 
Maximum 
Number of Units  

Efficiency < 10 percent of the 
units 2% Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

(Sec. 3.8.1.B.ii) 1 bedroom units < 33 percent 
of the units 26% proposed Yes  

Balance should be at least 2 
bedroom units 

Rest are 1 bd + 
den or larger Yes  

Room Count per 
Dwelling Unit Size 
(Sec. 3.8.1.C) 
 
An extra room 
such as den, 
library or other 
extra room count 
as an additional 
bedroom 

Dwelling 
Unit Size 

Room Count *  

Efficiency 1 8 NA 

Total of 1,359 rooms.  

1 bed*  2 120 units – 240 
rooms Yes 

2 bedroom 
(or 1 +den) 3 229 units – 687 

rooms Yes 

3 or more 
bedrooms 
(incl 2+ 
den) 

4 106 units – 424 
rooms Yes 

For the purpose of determining lot area requirements and density in a multiple-family district, a room is a living 
room, dining room or bedroom, equal to at least eighty (80) square feet in area. A room shall not include the 
area in kitchen, sanitary facilities, utility provisions, corridors, hallways, and storage. Plans presented showing 
one (1), two (2), or three (3) bedroom units and including a "den," "library," or other extra room shall count 
such extra room as a bedroom for the purpose of computing density. 
Structure frontage 
(Sec. 3.8.2.B) 

Each structure in the dwelling 
group shall front either on a 
dedicated public street or 
approved private drive. 

Drives will be 
private. Yes  

Maximum length 
of the buildings 
(Sec. 3.8.2.C) 

A single building or a group of 
attached buildings cannot 
exceed 180 ft.  

Building A: 218.5 ft  
Building B: 218.5 ft  
Building C: 218.5 ft   
Building D: 218.5 ft  
Building E: 492 ft 
Building 1: 134.3 ft 
Building 2: 134.3 ft  
Building 3: 194.5 ft 
Building 4: 194.5 ft 
Building 5: 77.3 ft 
Building 6: 77.3 ft 
Building 7: 134.3 ft 
Building 8: 134.3 ft 
Building 9: 151.3 ft 
Building 10: 117.3 ft 
Building 11: 151.3 ft 
Building 12: 151.3 ft 
Building 13: 140 ft 
Building 14: 140 ft 
Building 15: 134.3 ft 
Building 16: 134.3 ft 

No 
Buildings A, B, C, D, E, 3 
and 4 all require 
deviations 

Modification of 
maximum length 
(Sec. 3.8.2.C) 

Planning Commission may 
modify the extra length up to 
360 ft if common areas with a 
minimum capacity of 50 
persons for recreation or 
social purposes. Additional 
setback of 1 ft. for every 3 ft. 

Building E exceeds 
360 feet allowed; 
additional setback 
of 104 feet 
required (not met) 
– Other buildings 
do not contain 

No 

Buildings do not meet 
requirements for 
modification of length 
requirement 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

in excess of 180 ft. from all 
property lines. 

common areas for 
recreation/social 
purposes  

Building 
Orientation 
(Sec. 3.8.2.D) 

Where any multiple dwelling 
structure and/ or accessory 
structure is located along an 
outer perimeter property line 
adjacent to another 
residential or nonresidential 
district, said structure shall be 
oriented at a minimum angle 
of 45 degrees to property line.  

Some buildings 
along perimeter 
not angled, 
required to be 
angled min. 45 

No Deviation required for 
Buildings A, 12, and 15 

Yard setback 
restrictions 
(Sec. 3.8.2.E) 

Within any front, side or rear 
yard, off-street parking, 
maneuvering lanes, service 
drives or loading areas 
cannot exceed 30% of yard 
area 

Overall calculation 
provided TBD 

Provide yard setback 
calculations for East and 
South yard areas 
separately 

Off-Street Parking 
or related drives 
(Sec. 3.8.2.F) 
 
Off-street parking 
and related drives 
shall be… 

No closer than 25 ft. to any 
wall of a dwelling structure 
that contains openings 
involving living areas 

Parking located 
along buildings 
appears as close 
as 12.4 feet in 
some locations 

No Deviation required for 
several areas 

No closer than 8 ft for other 
walls  TBD Deviation may be 

required 
No closer than 20 ft from ROW 
and property line 

20 ft  
 Yes  

Pedestrian 
Connectivity 
(Sec. 3.8.2.G) 

5 feet sidewalks on both sides 
of the Private drive are 
required to permit safe and 
convenient pedestrian 
access.  

Sidewalks and 
pathways appear 
to be provided 
throughout the 
site, 5’ minimum 

Yes 

 

Where feasible sidewalks shall 
be connected to other 
pedestrian features abutting 
the site.   

Connection to 
sidewalk to west 
on 12 ½ Mile, into 
site 

Yes? 

Make sure proposed 
sidewalk aligns with 
existing sidewalk along 12 
½ Mile (Charneth Fen) – 
appears to be offset 

All sidewalks shall comply with 
barrier free design standards 

Barrier free 
markings shown TBD See Traffic Review for 

more information. 

Minimum 
Distance between 
the buildings 
(Sec. 3.8.2.H) 

(Total length of building A + 
total length of building B + 
2(height of building + height 
of building B))/6 

Provided in 
response letter – 
calculation 
indicates 7 
instances of non-
compliance 

No 

Applicant requests 
deviation for distance 
between A-E, D-E, 1-2, 3-
4, 9-11, 15-16 and 14-13.  

Minimum 
Distance between 
the buildings 
(Sec. 3.8.2.H) 

In no instance shall this 
distance be less than thirty 
(30) feet unless there is a 
corner-to-corner relationship 
in which case the minimum 
distance shall be fifteen (15) 
feet. 

All buildings are 
greater than 30 
feet apart except 
for corner to 
corner 

Yes Complies 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Number of 
Parking Spaces 
Residential, 
Multiple-family 
(Sec. 5.2.12.A) 
 
 

Two (2) for each dwelling unit 
having two (2) or less 
bedrooms and two and one-
half (2 ½) for each dwelling 
unit having three (3) or more 
bedrooms 
 
2 x (178 1-bed + 256 2-bed) = 
868 | 2.5 x 38 3-bed = 95 
Spaces Required: 964 

942 spaces 
provided 
 
 

No 

Applicant requests 
deviation to permit 
deficiency of 22 parking 
spaces 

Parking Space 
Dimensions and 
Maneuvering 
Lanes  
(Sec. 5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 
- 9 ft. x 17 ft. parking spaces 
allowed along 7 ft. wide 
interior sidewalks as long as 
detail indicates a 4” curb at 
these locations and along 
landscaping 

  See Traffic Review 

End Islands  
(Sec. 5.3.12) 

- End Islands with landscaping 
and raised curbs are 
required at the end of all 
parking bays that abut 
traffic circulation aisles. 

- The end islands shall 
generally be at least 8 ft. 
wide, have an outside 
radius of 15 ft., and be 
constructed 3 ft. shorter 
than the adjacent parking 
stall 

  See Traffic Review 

Parking stall 
located adjacent 
to a parking lot 
entrance (public 
or private) 
(Sec. 5.3.13) 

Shall not be located closer 
than twenty-five (25) feet 
from the street right-of-way 
(ROW) line, street easement 
or sidewalk, whichever is 
closer 

 Yes  

Barrier Free 
Spaces 
Barrier Free Code 

With 963 spaces required, 16 
standard BF and 4 van-
accessible BF spaces required 

2 van accessible, 2 
standard No Review ADA laws and 

comply with requirements 

Barrier Free 
Space 
Dimensions 
Barrier Free Code 

- 8‘ wide with an 8’ wide 
access aisle for van 
accessible spaces 

- 8’ wide with a 5’ wide 
access aisle for regular 
accessible spaces 

8’ wide with curb, 
8’ access TBD  

Barrier Free Signs  
Barrier Free Code 

One sign for each accessible 
parking space. Not shown No See Traffic Review. 

Corner Clearance 
(Sec. 5.9) 

No fence, wall plant material, 
sign or other obstruction shall 
be permitted within the clear 
view zone above a height of 

Shall comply Yes See Landscape Review. 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

2 feet from established street 
grade 

Minimum number 
of Bicycle Parking  
(Sec. 5.16.1) 
Multiple-family 
residential 

 
One (1) space for each five 
(5) dwelling units 
 
Required: 93 Spaces 

24 surface spaces 
70 interior spaces Yes  

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

No farther than 120 ft. from 
the entrance being served  Yes  

When 4 or more spaces are 
required for a building with 
multiple entrances, the 
spaces shall be provided in 
multiple locations 

3 locations shown TBD 
Consider providing bike 
parking in more locations 
convenient to more units 

Spaces to be paved and the 
bike rack shall be inverted “U” 
design 
Shall be accessible via 6 ft. 
paved sidewalk 

5’ sidewalks shown No 
6-ft sidewalk pathway 
leading to bike racks 
required 

 Bike parking facilities shall be 
located along the principal 
building entrance approach, 
clearly visible 

 Yes  

 When 20 or more spaces are 
required, 25% shall be 
provided in covered locations 

70 interior spaces Yes 19 bike spaces must be 
covered 

Bicycle Parking 
Lot layout 
(Sec 5.16.6) 

Parking space width: 7 ft. 
One tier width: 11 ft.  
Two tier width: 18 ft. 
Maneuvering lane width: 4 ft.  
Parking space depth: 32 in 

 No 

The ordinance has 
recently been updated to 
require new dimensions 
please correct on future 
submittals 

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

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

Generally, 28 feet 
wide No See Traffic/Engineering 

Review 

Major Drives Width: 28 feet Generally, 24-28 
feet wide No  

Minor Drive 
 

- Cannot exceed 600 feet 
- Width: 24 feet with no on-

street parking 
- Width: 28 feet with parking 

on one side 
- Parking on two sides is not 

allowed 
- Needs turn-around if longer 
than 150 feet 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Parking on Major 
and Minor Drives 
 

- Angled and perpendicular 
parking, permitted on minor 
drive, but not from a major 
drive;  

- minimum centerline radius: 
100 feet 

- Adjacent parking and on-
street parking shall be 
limited near curves with less 
than two-hundred thirty 
(230) feet of centerline 
radius 

- Minimum building setback 
from the end of a parking 
stall shall be 25 feet in 
residential districts. 

Perpendicular 
parking proposed 
on major drives 
 
 
Parking setback is 
less than 25 feet 
from residential 
structures in 
multiple locations 

No Deviations requested 

Accessory and Rooftop Structures (Sec. 4.19) 
Dumpster 
(Sec 4.19.2.F) 

- Located in rear yard 
- Attached to the building or 

no closer than 10 ft. from 
building if not attached 

- Not located in parking 
setback  

- If no setback, then it cannot 
be any closer than 10 ft, 
from property line.  

- Away from Barrier free 
Spaces 

Each apt building 
will have a 
dedicated 
chute/trash room 
for collection by 
maintenance staff, 
brought to trash 
compactor; 
townhome units 
will have individual 
bins for service 
collection 

Yes 
Trash compactor located 
34 feet from southern 
property line 

Dumpster 
Enclosure 
(Sec. 21-145. (c) 
Chapter 21 of 
City Code of 
Ordinances) 

- Screened from public view 
- A wall or fence 1 ft. higher 

than height of refuse bin  
- And no less than 5 ft. on 

three sides 
- Posts or bumpers to protect 

the screening 
- Hard surface pad.  
- Screening Materials: 
Masonry, wood or evergreen 
shrubbery 

Proposed garbage 
compactor 
located on south 
side of property, 
adjacent to 
wetland A 
mitigation area; 
Detail indicates 
masonry veneer to 
match buildings 

Yes?  

Roof top 
equipment and 
wall mounted 
utility equipment 
(Sec. 4.19.2.E.ii) 

All roof top equipment must 
be screened, and all wall 
mounted utility equipment 
must be enclosed and 
integrated into the design 
and color of the building 

Not visible from 
street view  Yes  

Roof top 
appurtenances 
screening 

Roof top appurtenances shall 
be screened in accordance 
with applicable facade 
regulations, and shall not be 
visible from any street, road or 
adjacent property.  

Parapets shown Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Sidewalks and Other Requirements 
Non-Motorized 
Plan 

No additional pathways 
shown. 

Sidewalk on 12 ½ 
Mile 

Yes  

Sidewalks 
(Subdivision 
Ordinance: Sec. 
4.05) 

Sidewalks are required on 
both sides of proposed drives 

Appear to be 
provided Yes  

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

Connection to sidewalks on 
adjacent roads required. 

Connection 
provided to 12 ½ 
Mile sidewalk, from 
Novi Road into site 

Yes  

Entryway lighting  
(Sec. 5.7.N) 

One streetlight is required per 
entrance.     

Building Code and Other Requirements 
Woodlands 
(City Code Ch. 
37) 
 

Replacement of removed 
trees  TBD See Woodland Review  

Wetlands 
(City Code Ch. 
12, Art. V) 
 

Mitigation of removed 
wetlands at ratio of 1.5:1 
emergent wetland, 2:1 for 
forested wetlands 

Mitigation 
calculations in 
response letter – 
not on plans 

TBD 
See Wetland Review. 
Clarification of mitigation 
plans is needed. 

Design and 
Construction 
Standards Manual 

Land description, Sidwell 
number (metes and bounds 
for acreage parcel, lot 
number(s), Liber, and page 
for subdivisions). 

Generally 
provided TBD  

General layout 
and dimension of 
proposed 
physical 
improvements 

Location of all existing and 
proposed buildings, proposed 
building heights, building 
layouts, (floor area in square 
feet), location of proposed 
parking and parking layout, 
streets and drives, and 
indicate square footage of 
pavement area (indicate 
public or private). 

Generally 
provided Yes See reviews for requested 

information 

Economic Impact 
Information 
 

- Total cost of the proposed 
building & site improvements 
- Number of anticipated jobs 
created (during construction 
& after building is occupied, if 
known) 

See Community 
Impact statement   

Building Exits 
Building exits must be 
connected to sidewalk 
system or parking lot. 

 TBD  

Phasing 
All projects must be 
completed within two years of 
the issuance of any starting 

If proposed, 
Phasing plans are 
required to be 

TBD 

Clarify if project will be 
phased – provide a clear 
phasing plan to be able to 
determine what will be 



JSP24-04 SOCIETY HILL     Page 10 of 13 
CJ Concept Plan Review  April 19, 2024 
 

 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

permit or phasing plan should 
be provided 

approved with PSP 
submittal 

completed at end of each 
phase for inspection 
purposes and CofOs 

Other Permits and Approvals 
Development/ 
Business Sign 
(City Code Sec 
28.3) 

The leading edge of the sign 
structure shall be a minimum 
of 10 ft. behind the right-of-
way. Entranceway shall be a 
maximum of 24 square feet, 
measured by completely 
enclosing all lettering within a 
geometric shape. Maximum 
height of the sign shall be 5 ft.  

 TBD 

Show the location of any 
entranceway signs if 
proposed; Contact 
Ordinance Enforcement 
at 248.735.5678, for sign 
ordinance questions. 

Project & Street 
Naming 
Committee 

Project will need approval 
from the Street & Project 
Naming Committee 

See letter from 
Diana Shanahan TBD 

Contact Diana Shanahan 
at 248.347.0475 or via 
email 
dshanahan@cityofnovi.or
g 

Parcel Split or 
Combination or 
Condominium 
Approval 

Any parcel splits or 
combinations or 
condominium approvals must 
be completed before 
Stamping Set approval. 

   

Other Legal Requirements 
Master 
Deed/Covenants 
and Restrictions 
 

Applicant is required to 
submit this information for 
review with the Final Site Plan 
submittal 

Single ownership 
proposed for 
rental community 

NA  

Conservation 
easements 

Conservation easements may 
be required for woodland 
impacts 

Wetland and 
woodland 
easements likely 
required 

TBD 
Draft documents would 
be required prior to 
stamping set approval.  

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 5.7.1)  

Establish appropriate 
minimum levels, prevent 
unnecessary glare, reduce 
spillover onto adjacent 
properties & reduce 
unnecessary transmission of 
light into the night sky 

   

Lighting Plan  
(Sec. 5.7.2.A.i)  

Site plan showing location of 
all existing & proposed 
buildings, landscaping, 
streets, drives, parking areas & 
exterior lighting fixtures 

Provided Yes  

Building Lighting 
(Sec. 5.7.2.A.iii) 

Relevant building elevation 
drawings showing all fixtures, 
the portions of the walls to be 
illuminated, illuminance levels 
of walls and the aiming points 
of any remote fixtures. 

Not shown No  

mailto:dshanahan@cityofnovi.org
mailto:dshanahan@cityofnovi.org
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Lighting 
Specifications 
(Sec. 5.7.A.2.ii)  

Specifications for all proposed 
& existing lighting fixtures Shown Yes 

 

Photometric data Shown Yes 
Fixture height Shown Yes 
Mounting & design Shown Yes 
Glare control devices  
(Also see Sec. 5.7.3.D) Shown Yes 

Type & color rendition of 
lamps Color not provided No 

Hours of operation 24 hrs/day Yes  
Max Height 
(Sec. 5.7.3.A)  

Height not to exceed 25 feet 25 ft max Yes  

Standard Notes 
(Sec. 5.7.3.B)  

- Electrical service to light 
fixtures shall be placed 
underground 

- Flashing light shall not be 
permitted 

- Only necessary lighting for 
security purposes & limited 
operations shall be 
permitted after a site’s hours 
of operation 

Notes provided Yes  

Indoor Lighting 
(Sec. 5.7.3.H) 
 

- Indoor lighting shall not be 
the source of exterior glare 
or spillover 

   

Security Lighting 
(Sec. 5.7.3.I) 

 
Lighting for 
security purposes 
shall be directed 
only onto the 
area to be 
secured. 

- All fixtures shall be located, 
shielded and aimed at the 
areas to be secured.   

- Fixtures mounted on the 
building and designed to 
illuminate the facade are 
preferred 

Shown Yes  

Color Spectrum 
Management 

(Sec. 5.7.3.F) 
 

Non-Res and Multifamily: 
For all permanent lighting 
installations - minimum Color 
Rendering Index of 70 and 
Correlated Color Temperature 
of no greater than 3000 Kelvin 

Not shown  Provide information to 
verify compliance 

Parking Lot 
Lighting  

(Sec. 5.7.3.J) 

- Provide the minimum 
illumination necessary to 
ensure adequate vision 
and comfort.  

- Full cut-off fixtures shall be 
used to prevent glare and 
spillover. 

0.2 fc min 
proposed Yes  

Min. Illumination 
(Sec. 5.7.3.L)  

Parking areas: 0.2 fc min 0.2 min  Yes 

 Loading & unloading areas: 
0.4 fc min 

  

Walkways: 0.2 fc min   
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Building entrances, frequent 
use: 1.0 fc min 

  

Building entrances, infrequent 
use: 0.2 min 

  

Average Light 
Level (Sec.5.7.3.L) 
 

Average light level of the 
surface being lit to the lowest 
light of the surface being lit 
shall not exceed 4:1 

Appears to 
comply Yes  

Max. Illumination 
adjacent to Non-
Residential  
(Sec. 5.7.3.L) 
 

When site abuts a non-
residential district, maximum 
illumination at the property 
line shall not exceed 1 foot 
candle 

 NA  

Max. Illumination 
adjacent to 
Residential  
(Sec. 5.7.3.M)  

- Fixture height not to 
exceed 25 feet 

- Cut off angle of 90 degrees 
or less 

- No direct light source shall 
be visible at the property 
line adjacent to residential 
at ground level 

- Maximum illumination at 
the prop line not to exceed 
0.5 fc.  

At the southern 
and northern 
property lines 
levels exceed 0.5 
fc 

No 
Reduce lighting in these 
locations to meet 
requirement 

Residential 
Developments 
(Sec. 5.7.3.O)  

- Provide sufficient 
illumination (0.2 fc min) at 
each entrance from major 
thoroughfare 

- Residential projects may 
deviate from the min. 
illumination levels and 
uniformilty requirements of 
5.7.3.L so long as site lighting 
for parking lots, property 
lines and security lighting is 
provided 

Lighting at 
entrances 
exceeds min 

Yes  

 

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

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

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

modifications to the City of Novi Planning Department with future submittals. 
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APPLICANT 
 Seiber Keast Engineering 
 
REVIEW TYPE 
Concept Plan 
 
PROPERTY CHARACTERISTICS 
 
 Site Location:  Located west of Novi Road and south of 12 ½ Mile Road.  
 Site Size:   35 acres 
 Plan Date:  3-25-2024 
 Design Engineer:  Seiber Keast Lehner Engineering  
 
PROJECT SUMMARY  
 
 Construction of 21 multi-family residential buildings, a total of 472 units with a 

clubhouse.  Site access would be provided via Novi Road and 12 ½ Mile Road. 

 Connect to existing 24” water main on 12 ½ Mile Road and connect to 36” water 
main on Novi Road. 

 Sanitary sewer service would be provided by an extension from the existing 12-inch 
sanitary sewer off-site. Sanitary leads will be provided for each building, along with a 
monitoring manhole for the Club house building.  

 Storm water would be collected by two storm sewer collection systems, one proposed 
onsite, the other proposed on an off-site parcel.  

 
RECOMMENDATION  
 
Approval of the Preliminary Site Plan is NOT recommended until the following items are 
addressed. 
 
Comments: 

The Preliminary Site Plan does NOT meet the general requirements of Chapter 11 of the 
City of Novi Code of Ordinances, the Storm Water Management Ordinance and the 
Engineering Design Manual.  The following items must be addressed at time of 
resubmittal:  

 
PLAN REVIEW CENTER REPORT 

6/11/2024 
 

Engineering Review 
Society Hill 
JSP24-0004 

 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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Approval of the Preliminary Site Plan is not recommended until the following items are 
addressed: 

1. A new traffic impact study MUST be provided for this site, the traffic impact study 
from 1996 is no longer valid: 

a. Per the Site Plan Development Manual, traffic count data shall not be more 
than 2 to 3 years old.  

b. There has been significant change in traffic conditions over the last 25 
years. There have been multiple developments and roadway 
improvements since 1996, including the widening of 12 Mile Road and the 
development of Carlton Forest and Bolingbrooke.  
 

2. Applicant has requested to submit the soil borings at time of Final Site Plan 
submittal, Engineering supports this contingent upon the applicant 
acknowledging if the groundwater elevation is too high, they will revise the 
detention basin plans to meet the city standards. Typically, this information is 
requested at the time of preliminary site plan submittal to ensure the applicant will 
not need to redesign basins at time of Final Site Plan.  

a. Soil borings will be required for both the off-site and on-site detention basin 
to ensure groundwater is not within the basin storage volume.  

b. Soil borings must not be more than 5 years old, as old soil borings would not 
accurately show the current groundwater elevation.  

c. The ground water elevation shall be at least 3 feet below the bottom of the 
basin or the permanent pool elevation.  If the ground water elevation is too 
high, applicant must redesign basin.  

 
The following items shall be addressed at time of the next submittal: 

1. A Right-of-Way Permit will be required from the City of Novi. 
2. The dedication of the master-planned right-of-way is requested for the project. 

Label the additional right-of-way width to be dedicated along 12 ½ as 
“proposed” right-of-way. 

3. A opposite-side driveway spacing waiver is requested for the 12 ½ Mile Road 
approach. The speed on 12 ½ Mile Road is 30 mph so the driveway spacing 
requirement is 125 feet, current driveway spacing is 41 feet.  

4. Generally, all proposed trees shall remain outside utility easements.  Where 
proposed trees are required within a utility easement, the trees shall maintain a 
minimum 5-foot horizontal separation distance from watermain and 10-foot 
horizontal clearance from sanitary.  All utilities and easements shall be shown 
on the landscaping plan at time of site plan submittal. 

5. Show the locations of all light poles and bike rack on the utility plan. Light poles, 
bike racks, or mailboxes within utility easement require a license agreement.  

https://www.cityofnovi.org/reference/forms/rowapplication.aspx
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6. Provide hydrant table, utility crossing table, utility structure tables with final site 
plan submittal.  

7. The city has a project planned for 2025 for the rehabilitation of the Novi Road 
islands, coordinate with the Engineering Department at time of construction.  

Water Main 

8. Provide water main basis of design with final site plan submittal. 
9. A tapping sleeve, valve and well is required at the connection to the existing 

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

inch and larger. 
11. In the general notes and on the profile, add the following note: “Per the Ten 

States Standards Article 8.8.3, one full 20-foot pipe length of water main shall be 
used whenever storm sewer or sanitary sewer is crossed, and the pipe shall be 
centered on the crossing, in order to ensure 10-foot separation between water 
main and sewers.”   

12. Additionally, show the 20-foot full section of pipe under every crossing and label 
top of pipe and bottom of pipe elevations.  

13. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length.  
8-inch leads are required for leads greater than 25 feet in length. 

14. All gate valves 6” or larger shall be placed in a well with the exception of a 
hydrant shut off valve. A valve shall be placed in a box for water main smaller 
than 6”. 

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

16. Show riser room and stop-box locations with final site plan submittal.  
17. A sealed set of utility plans along with the Michigan Department of Environment, 

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

Irrigation Comments 

18. Irrigation plans must be reviewed and approved prior to stamping set approval. 
Provide plans with final site plan submittal.  

Sanitary Sewer 

19. Provide a sanitary sewer monitoring manhole, unique to this site, within a 
dedicated access easement or within the road right-of-way.  If not in the right-
of-way, provide a 20-foot-wide access easement to the monitoring manhole 
from the right-of-way (rather than a public sanitary sewer easement). This will 
be needed for the club house building only.  

20. Provide a sanitary sewer basis of design with site plan submittal. (Calculations 
should use peaking factor of 4.0 and 3.2 People/REU). 

https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
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21. Provide profiles for sanitary sewer and illustrate all pipes intersecting with 
manholes on the sanitary profiles. 

Storm Sewer 

22. A minimum cover depth of 3 feet shall be maintained over all proposed storm 
sewer.  Currently, a few pipe sections do not meet this standard.  Grades shall 
be elevated, and minimum pipe slopes shall be used to maximize the cover 
depth.  In situations where the minimum cover cannot be achieved, Class V 
pipe must be used with an absolute minimum cover depth of 2 feet.  An 
explanation shall be provided where the cover depth cannot be provided. 

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

24. An easement is required over the storm sewer accepting and conveying off-
site drainage (this will only be needed if storm sewer is outside of right-of-way). 

25. Provide a schedule listing the casting type, rim elevation, diameter, and invert 
sizes/elevations for each proposed, adjusted, or modified storm structure on the 
utility plan.  Round castings shall be provided on all catch basins except curb 
inlet structures. 

Storm Water Management Plan 

26. The Storm Water Management Plan (SWMP) for this development shall be 
designed in accordance with the Storm Water Ordinance and Chapter 5 of the 
Engineering Design Manual.   

27. Provide calculations verifying the post-development runoff rate directed to the 
proposed receiving drainage course does not exceed the pre-development 
runoff rate for the site. 

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

29. SDFMEA will be needed for both the off-site basin and the on-site basin. 
30. Provide pretreatment structure prior to discharge into each proposed detention 

basin. 
31. Provide a soil boring in the vicinity of each storm water detention basin to 

determine soil conditions and to establish the high-water elevation of the 
groundwater table.   

32. Provide supporting calculations for the runoff coefficient determination.  
33. A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed lawns) 

and 0.95 shall be used for all impervious surfaces.   
34. A 4-foot-wide safety shelf is required one foot below the permanent water 

surface elevation within the basin. 
35. A 25-foot vegetated buffer shall be provided around the perimeter of each 

storm water basin where impervious area is directed to the basin via surface 
flow. A 25-foot vegetate buffer has not been provided on the west side of the 

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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off-site basin. 25-foot vegetated buffer should be shown beyond the freeboard 
elevation.  

36. Landscaping sheets should be updated to show proposed basin grades more 
clearly, proposed trees are shown located at high water elevation.  

37. Trees cannot be planted at the highwater elevation, trees should be outside of 
the freeboard elevation.  

38. Provide additional grades for the asphalt walkway next to off-site detention 
basin.  

39. Indicate if forebay are proposed for northern detention basin, grades should be 
shown if this is proposed.  

40. Low water elevations on the northern detention basin are incorrect, on the 
north side LW elevation is 942 and on southern side it is 946.  

Paving & Grading 

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

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

43. If gravel roads are proposed they must meet the minimum 35-ton requirement 
for firetruck, this must be noted on plans.  

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

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

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

47. The sidewalk within the right-of-way shall continue through the drive approach.  
If like materials are used for each, the sidewalk shall be striped through the 
approach.  The sidewalk shall be increased to 6-inches thick along the crossing 
or match the proposed cross-section if the approach is concrete. The sidewalk 
should also be 6-inches thick where the emergency access drive is located.  

48. No more than 15 consecutive parking spaces are allowed, plans show 17 
consecutive spaces. Adjust parking island locations so that there are no mor 
than 15 spaces.  

49. The end islands shall conform to the City standard island design, or variations of 
the standard design, while still conforming to the standards as outlined in 
Section 2506 of Appendix A of the Zoning ordinance (i.e. 2’ minor radius, 15’ 
major radius, minimum 8’ wide, 3’ shorter than adjacent 19’ stall). 

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

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

52. Curbing and walks adjacent to the end of 17-foot stalls shall be reduced to 4-
inches high (rather than the standard 6-inch height to be provided adjacent to 
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19-foot stalls). Additionally, 2-foot overhang should be provided adjacent to 17-
foot parking stalls (show 2-foot overhang on paving sheets).  

53. Label the actual usable length of the proposed angled parking stalls.  This is 
done by measuring between parallel lines representing the position at the front 
and rear of the car, without the rear of the car conflicting with the maneuvering 
aisle. 

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

55. Retaining walls that are 48-inches or larger shall need a permit from Building 
Department. 

56. A retaining wall that has a grade change of 30” or more within a 3’ horizontal 
distance will require a guardrail. 

Off-Site Easements 

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

58. Off-Site SDFMEA and Off-Site Temporary Construction Easement will be needed.  
 

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

Please contact Humna Anjum at (248)735-5632 or email at hanjum@cityofnovi.org with 
any questions. 

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

Ben Nelson, Engineering 
Ben Croy, City Engineer 

mailto:hanjum@cityofnovi.org


LANDSCAPE REVIEW 

  



 
 
 
 
 
 
 
 
 
 
 

 
 
Review Type       Job #   
Concept Plan Landscape Review    JSP24-0004 
 
Property Characteristics 
• Site Location:   Southwest corner of 12.5 Mile Road and Novi Road  
• Site Acreage:  34.9 ac. 
• Site Zoning:   RM-1 
• Adjacent Zoning: North: RA & R-4, East: R-4, South: RA, West: RM-1 
• South parcel zoning: Site:  OS-1, North: RA, East: R-4, South: B-3 & OS-1, West: OS-1 
• Plan Date:    3/25/2024 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the revised Preliminary Site Plan submittal. Underlined items must be addressed on the 
Final Site Plans.  Please follow guidelines of the Zoning Ordinance and Landscape Design 
Guidelines. This review and the accompanying Landscape Chart are summaries and are not 
intended to substitute for any Ordinance.  
 
RECOMMENDATION: 
This project is not recommended for approval.  Significant waivers are required by the proposed 
layout and landscaping that are not supported by staff. 
 
LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR PROPOSED LAYOUT: 
• Lack of screening berm along south property line – not supported by staff 
• Lack of greenbelt berms – supported by staff. 
• Lack of greenbelt landscaping and street trees for sections of both roads that are being 

preserved  – supported by staff  
• Shortage in greenbelt landscaping for 12. 5 Mile Road and Novi North beyond the above – 

not supported by staff. 
• Shortage in greenbelt subcanopy trees in Novi South – supported by staff 
• Shortage in street trees in Novi South - supported by staff 
• Two bays are 16 spaces long without a landscape island – not supported by staff 
• Shortage of foundation landscaping for multiple buildings – supported by staff for some of 

the buildings. 
• Several areas of deficiencies from Landscape Design Manual requirements (tree diversity, 

native species makeup, too many evergreen woodland replacements) – not supported by 
staff 

 
PLEASE REVISE THE LAYOUT, UTILITIES AND LANDSCAPING TO ELIMINATE OR REDUCE THE ABOVE 
DEVIATIONS. 
 
PLEASE ADD THE CITY PROJECT NUMBER, JSP24-0004, TO THE BOTTOM RIGHT CORNER OF THE SET 
COVER SHEET. 

PLAN REVIEW CENTER REPORT 
April 5, 2024 
Society Hill 

Concept Site Plan - Landscaping 
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Ordinance Considerations 

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

1. Tree survey is provided. 
2. Wetland survey is provided. 
3. Please include the original approved plans for off-site plantings for review by the City. 
4. Please see the Landscape Chart for detailed comments regarding the species 

composition of the woodland replacement plantings. 
5. See the Merjent letter for a complete discussion of the woodlands and wetlands. 
6. As a general comment, it is disappointing that the proposed layout is even more 

destructive to the high quality woodlands than the original approved plan was.  It 
appears that no effort has been made to preserve much of the natural habitat except 
where development would be extremely difficult or expensive anyway. 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. The project is adjacent to RA property to the south, so a 6-8 foot landscaped berm is 

required along the south property line.   
2. The plan proposes a single line of densely planted evergreen trees along most of the 

frontage.  This requires a landscape waiver.  It is not supported at this time.  
3. Please add information showing the sound buffering of the proposed landscaping and 

extend the evergreens to beyond the maintenance area and garbage compactor to at 
least provide visual buffering for the RA property. 

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

1. No berms or trees are proposed in areas to be preserved as natural areas.  This requires a 
landscape waiver that is supported by staff. 

2. No berms are proposed in the developed sections of Novi Road.  This requires a 
landscape waiver that is supported by staff as significant screening landscaping in 
addition to what is required is proposed instead between the parking and the roads, and 
there is only the detention basin in the south section. 

3. Landscape waivers are also required for shortages in greenbelt trees provided.  Some of 
these are supported by staff, and others are not.  Please see the landscape chart for a 
detailed discussion of these waivers. 

 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. It appears that all of the required parking lot interior area, interior trees and perimeter 
trees are provided.  Please see the landscape chart for additional information required. 

2. The Multifamily housing landscaping ordinance allows multifamily unit canopy trees to be 
used to meet the parking requirements.  If this is done, please note that on the 
calculations. 

 
Multi-family Residential Landscaping (Zoning Sec 5.5.3.F.iii) 

1. Multi-family unit trees 
a. 188 first floor units are proposed, so 564 trees are required.  25% of those can be 

subcanopy trees. 
b. All of the required multi-family unit trees are provided, but 29% are subcanopy trees.  

This would require a waiver that would not be supported by staff.  Please reduce the 
number of subcanopy trees by 20 to meet the 25% maximum. 

2. Interior roadway trees 
a. All of the required interior roadway trees appear to be provided.  As noted above, 

please see the landscape chart regarding what is needed to confirm that the correct 
number of trees required was calculated correctly. 

3. Foundation landscaping 
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a. Landscape waivers are required for a deficiency in foundation landscaping for 
Buildings A, B, C, D, 8, 9, 10, 11, 12 and 13.  They are supported for Buildings D, 8, 9, 10, 
11 and 12 for different reasons, but not for 11, 12 or 13.  Please see the landscape 
chart for a detailed discussion of these waivers and make the recommended 
corrections to eliminate or reduce the extent of the waivers required. 

 
Plant List (LDM 4, 10) 

1. Only 23 of 49 (47%) non-woodland replacement species used are native to Michigan.  
Please add more native species or replace some non-native species with native species.  
The current makeup would require a landscape waiver that would not be supported by 
staff. 

2. The tree diversity maximums are exceeded by flowering crabapples and red maples.  
Please reduce the numbers of those to meet the 10% species/15% genus maximums. The 
current makeup would require a landscape waiver that would not be supported by staff. 

3. Evergreens make up 36% of the credits to be planted on site.  The maximum percentage 
evergreens can compose of the credits planted is 10%.  The current configuration would 
also require a landscape waiver that would not be supported by staff.  Please reduce 
the number of evergreens planted to not exceed the requirement. 

4. See the landscape chart for other suggestions regarding woodland replacements. 
 
Planting Notations and Details (LDM 10) 

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

1. All required detention basin landscaping is proposed. 
2. A note states that there is no Phragmites australis or Japanese Knotweed on the site, but 

I’m quite sure there is Phragmites in the northwest corner of the site.  Please check the 
entire site again and note any populations of either weed found on the existing 
conditions or demolition plan and provide plans for their complete eradication. 

 
Irrigation (LDM 10) 

1. If an irrigation system will be used, a plan for it must be provided with Final Site Plans, not 
the Stamping Set. 

2. If an alternative means of providing water to the plants for their establishment and long-
term survival, information regarding that is also required with Final Site Plans. 

 
 

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

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – Concept Plan 
     

 
Review Date: April 5, 2024 
Project Name: JSP24 – 0004: SOCIETY HILL 

 Project Location: SW Corner of Novi Road and 12.5 Mile Road 
Plan Date: March 25, 2024 
Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 
LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR PROPOSED LAYOUT: 

• Lack of screening berm along south property line – not supported by staff 
• Lack of greenbelt berms – supported by staff. 
• Lack of greenbelt landscaping and street trees for sections of both roads that are being preserved  – 

supported by staff  
• Shortage in greenbelt landscaping for 12. 5 Mile Road and Novi Road North – not supported by staff. 
• Shortage in greenbelt subcanopy trees in Novi Road South – supported by staff 
• Shortage in street trees in Novi Road South - supported by staff 
• Two bays are 16 spaces long without a landscape island – not supported by staff 
• Shortage of foundation landscaping for multiple buildings – supported by staff for some of the 

buildings. 
• Several areas of deficiencies from Landscape Design Manual requirements (tree diversity, native 

species makeup, too many evergreen woodland replacements) – not supported by staff 
 
PLEASE ADD THE CITY PROJECT NUMBER, JSP24-0004, TO THE BOTTOM RIGHT CORNER OF THE SET COVER SHEET. 
 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements – Basic Information (LDM (2)) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 10) 

• New commercial or 
residential 
developments 

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

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

• Scale 1” = 40’ 
• Detail scales: 

1’=20’ 
Yes  

Owner/Developer 
Contact Information  
(LDM 10) 

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

Yes Yes  

Project Information 
(LDM 10) Name and Address Vicinity map on 

Sheet L-1 Yes  

Survey information 
(LDM 10) 

Legal description or 
boundary line survey 

Survey and 
description on Yes  

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

Sheet 2 

Landscape Architect 
contact information 
(LDM 10) 

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

Jim Allen – Allen 
Design Yes  

Sealed by LA.  
(LDM 10) 

Requires original 
signature No No 

Final stamping sets must 
be signed and sealed 
by LA  

Miss Dig Note 
(800) 482-7171 (LDM 
10) 

Show on all plan sheets On Title block Yes  

EXISTING CONDITIONS 

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

• Show location type 
and size. 

• Label to be saved or 
removed. 

• Plan shall state if none 
exists. 

• Tree Survey on 
Sheets 3 and 4, L-
8 – L-12. 

• Removals are 
indicated. 

• Woodland 
replacement 
calculation are 
provided, along 
with a summary 
table of 
replacements 
planted 
previously. 

• Wetlands on site 
are delineated on 
Sheet 2. 

• Wetland impacts 
are shown on 
Sheet 15 – 
mitigation will be 
required. 

• No wetland 
mitigation plan is 
provided 

• Yes 
• Yes 
• Yes 
• Yes 
• No 

1. Please show the tree 
fence at the actual 
dripline on the plans, 
not just at the outside 
of the tree symbol, 
which may or may 
not accurately 
represent the 
dripline. 

2. See the Merjent letter 
for complete reviews 
of woodlands and 
wetlands 

3. Please include the 
original planting 
plans for the off-site 
trees from the 
original project 
submittal so they can 
be inspected by 
staff. 

4. Any new off-site 
plantings of 
replacements will 
need to be 
approved in 
advance by the City.  
Please add a note to 
this effect to the 
plans. 

5. Please provide a 
wetland mitigation 
plan. 

6. See the Plant List 
section in this chart 
for a discussion 
regarding the 
composition of the 
woodland 
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Item Required Proposed Meets 
Code Comments 

replacement species 
proposed. 

Soil type (LDM 10) 
As determined by Soils 
survey of Oakland 
county 

Sheet 6 Yes  

Zoning (LDM 10) 

Site:  RM-1 
North: RA & R-4, East: R-4 
South: RA 
West: RM-1 
 
Off-site detention: 
South: B-3 & OS-1, West: 
OS-1, North: RA 

Sheet L-1 Yes  

PROPOSED IMPROVEMENTS (LDM 10) 

Existing and 
proposed 
improvements 

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

Yes  Yes  

Existing and 
proposed utilities 

• Overhead and 
underground utilities, 
including hydrants 

• Proposed light posts 

• Proposed utilities 
are shown on the 
Landscape Plan 

• Light posts are 
also shown 

• Yes 
• Yes 

1. Please resolve any 
tree/utility or 
tree/light pole 
conflicts by moving 
one or the other of 
them. 

2. Please indicate on a 
demolition plan 
whether the existing 
overhead wire 
crossing the site will 
be removed or not. 

Proposed topography 
- 2’ contour minimum  

Provide proposed 
contours at 2’ interval 

• Sheets 6-9 
• Includes off-site 

detention pond 
Yes 

It’s not clear how the 
proposed southern 
detention basin 
contours will tie to the 
sloping existing 
contours.  Please check 
that. 

Clear Zones 
25 ft. corner clearance 
required. Refer to Zoning 
Sec 5.5.9 

Yes Yes   

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

Berm requirements  
(Zoning Sec 5.5.3.A) 

• As the site to the west 
is also multi-family 
residential, no special 

• Densely planted 
evergreens along 
the west side of 

• Yes 
• No 

1. A landscape waiver 
is required for the 
proposed 
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Item Required Proposed Meets 
Code Comments 

screening is required 
on the west side of the 
property 

• A 6-8 foot landscaped 
berm is required along 
the south property line 
of the main site area. 

the property or a 
large wetland 
provide buffering 
for the Charneth 
Fen condominium 
development to 
the west 

• No berm is 
provided along 
the south 
property line but 
a line of densely 
planted 
evergreen trees is 
provided south of 
the southern drive 
and parking area.  
It is not clear what 
kind of sound 
buffering this 
would provide, 
versus the 
required berm.   

• The screening 
provided does 
not cover the 
entire developed 
area along the 
south property 
line 

configuration.  At this 
time, it is not 
supported by staff 
because of two 
factors  
a. There is no 

assurance that 
vehicular noise 
from the drive and 
parking would be 
muffled sufficiently 
by the proposed 
screening 

b. The screening 
provided does not 
extend all the way 
to the west to 
screen the 
maintenance and 
trash compactor 
area. 

2. Please provide 
evidence of the 
sound buffering to 
the south, extend 
the buffering 
westward to 
completely screen 
the maintenance 
and compactor 
area. 

3. Please replace the 
white pines along 
the south border 
with a Norway 
spruce or other 
evergreen that will 
provide better long-
term screening than 
white pine will. 

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) (RM-1) 

Greenbelt width  • Adj to parking: 20 ft 
• Not adj to pkg: 34 ft 

• 12.5 Mile Road: 50 
ft 

• Novi Road: 20 ft 
Yes  

Min. berm crest width 2 ft 0 ft No 

1. Landscape waivers 
are required for the 
lack of berms along 
both roads. 

2. The required berm 
along 12.5 Mile Road 
is not being provided 
to save the existing 
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Item Required Proposed Meets 
Code Comments 

natural features.  The 
waiver for this is 
supported by staff. 

3. The required berm 
along Novi Road is 
not provided along 
the northern frontage 
to preserve the 
natural area.  South 
of that, the varied 
topography makes a 
berm impractical.  As 
densely planted 
evergreens will shield 
Novi Road from the 
adjacent parking 
spaces, the waiver is 
supported for this 
area as well. 

4. The grading of the 
off-site detention 
basin does not allow 
a berm, but as it is 
just a heavily 
landscaped 
detention pond, the 
berm wouldn’t serve 
any useful screening 
purpose, so the lack 
of the berm is also 
supported for that 
section of Novi Road. 

Min. berm height  3 ft 0 ft Yes See above 

3’ wall (4)(7) 
No walls are 
proposed in the 
greenbelts  

  

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

1 tree per 35 lf 
 
12.5 Mile Rd: 
• 490 lf not developed 
• (744-490-20-58)/35 = 5 

trees 
Novi Rd North: 
• 680 lf not developed 
• (1640-680-67-30) lf/35 = 

25 trees  
Novi Rd South: 
• 370lf/35 = 11 trees  

• 12.5 Mile Rd: 4 
trees 

• Novi Rd N: 22 
trees 

• Novi Rd S: 11 trees 

• No 
• No 
• Yes 

1. A landscape waiver 
may be requested to 
not provide the 
required 
landscaping in the 
preserved areas.  It 
would be supported 
by staff. 

2. As only one 
emergency access 
lane is required, only 
one emergency 
access lane may be 
deducted from the 
12.5 Road frontage. 

3. Please revise the 
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Item Required Proposed Meets 
Code Comments 

calculations and 
plant all required 
trees.  As there is 
room for the required 
trees (net of the 
protected areas and 
drive openings), a 
waiver for the missing 
trees would not be 
supported by staff. 

Sub-canopy 
deciduous trees 
Notes (5)(6)(10)(11) 

1 tree per 25 lf 
 
12.5 Mile Rd: 
• 490 lf not developed 
• (744-490-20-58)/25 = 5 

trees 
Novi Rd North: 
• 680 lf not developed 
• (1640-680-67-30) lf/25 = 

35 trees  
Novi Rd South: 
• 370lf/25 = 15 trees 

• 12.5 Mile Rd: 4 
trees 

• Novi Rd N: 28 
trees 

• Novi Rd S: 7 trees 

• No 
• No 
• No 

1. As noted above, the 
landscape waiver for 
the protected areas 
would be supported 
by staff. 

2. Please revise the 
calculations per the 
actual widths of the 
two drives (not 
including the width of 
the clear vision 
zones). 

3. Please revise the 
calculations and 
plant all required 
trees for 12.5 Mile 
Road and Novi Road 
North.  As there is 
room for the required 
trees (net of the 
protected areas and 
drive openings), a 
waiver for the missing 
trees would not be 
supported by staff. 

4. A landscape waiver 
is required for the 
missing subcanopy 
trees in Novi Road 
South.  It would be 
supported by staff 
since the required 
detention basin 
plantings and 
greenbelt canopy 
trees take up the 
room needed for the 
8 additional 
subcanopy trees. 

Canopy deciduous 
trees in area between 
sidewalk and curb 

1 tree per 35 lf 
 
12.5 Mile Rd: 

• 12.5 Mile Rd: 4 
trees 

• Novi Rd N: 22 

• Yes 
• Yes 
• Yes 

1. Please show all 
existing street trees 
along Novi Road, 
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Item Required Proposed Meets 
Code Comments 

(10) • 490 lf not developed 
• (744-490-150)/35 = 3 

trees 
Novi Rd North: 
• 680 lf not developed 
• (1640-680-150-125) 

lf/35 = 20 trees  
Novi Rd South: 
• 370lf/35 = 11 trees 

trees 
• Novi Rd S: 8 trees 

including 3 
existing 

even if they are less 
than 8” dbh.  

2. Existing trees to 
remain may be 
counted toward the 
requirement. 

3. A landscape waiver 
to not provide trees 
where there are 
existing utility 
conflicts would be 
supported by staff. 

Multi-Family Residential (Sec 5.5.3.F.iii)  

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

• 3 deciduous canopy 
trees or large 
evergreen trees per 
dwelling unit on the 
first floor. 

• 188 units * 3 = 564 trees 
• Up to 25% of 

requirement can be 
subcanopy trees 

Total:  564 trees 
• 403 canopy/large 

evergreen trees 
• 1651 subcanopy 

trees (29% of 
total) 

No 

1. The 25% maximum 
for subcanopy trees 
is exceeded by 20 
trees.  

2. This requires a waiver 
that would not be 
supported by staff.   

3. Please change 20 
subcanopy trees to 
canopy trees or 
large evergreens. 

Interior Street 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

• 1 deciduous canopy 
tree along interior 
roads for every 35 lf 
(both sides), excluding 
driveways, interior 
roads adjacent to 
public rights-of-way 
and parking entry 
drives. 

• 2095/35 = 60 trees 

60 trees Yes 

1. Please indicate what 
roads were used for 
the calculation.  

2. Except where the 
line passes through 
areas highlighted in 
blue (parking lots), 
the roads highlighted 
in green on the 
image below should 
be used. 

3. Please revise the 
calculation as 
required. 

4. Unlike parking lot 
interior and 
perimeter trees, 
multifamily trees may 
not be used for this 
requirement (the 
plan shows that 
correctly now – just 
confirming that). 

5. Trees in boulevard 
islands may not 
count as interior 
roadway trees, but 
multifamily unit trees 
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Item Required Proposed Meets 
Code Comments 

may be used there. 

Foundation 
Landscaping (Zoning 
Sec 5.5.3.F.iii.b) 

35% of building façades 
facing road must be 
landscaped 

Based on the layout 
and the foundation 
details, these 
buildings are short 
of the requirement: 
A, B, C, D, 8, 9, 10, 
11, 12 and 13 

No 

1. A landscape waiver 
is required for 
buildings where the 
landscaping of the 
building facing an 
interior drive does 
not cover 35% of the 
building.   

2. The waiver is 
supported by staff for 
buildings 8 and 9 as 
they have double 
frontage and one 
side meets or 
exceeds the 
requirement. 

3. The waiver is 
supported for 
Building D as the long 
island softens the 
view of most of the 
north side of the 
building. 

4. The waiver is 
supported for 
Buildings 10, 11 and 
12 as they face a 
minor traffic road 
and appear to have 
landscaped as much 
of the garage side of 
the buildings as 
possible. 

5. If additional 
landscaping was 
added between the 
drive and the entries 
in the center island of 
Building 13, enough 
frontage would be 
covered to meet the 
35% requirement. 

6. The waiver is not 
supported for 
Buildings A, B and C 
as no effort was 
made to soften the 
appearance of 
those buildings from 
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Item Required Proposed Meets 
Code Comments 

the drive.  Please 
convert the central 
island to a 
landscaped island 
with a canopy tree, 
add as much 
landscape area to 
the road side of the 
buildings, and add 
canopy trees to the 
islands on either end 
of the buildings’ 
parking area.  With 
these done, the 
waiver may be 
supported by staff. 

Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5) 

General requirements  
• Clear sight distance 

within parking islands 
• No evergreen trees 

No plantings will 
block vision within 
the parking areas 

  

Name, type and 
number of ground 
cover 

As proposed on planting 
islands 

Based on the plant 
list, it appears that 
sod will be used. 

  

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

• A minimum of 200 SF 
to qualify 

• 200sf landscape 
space per tree 
planted in island. 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

All islands with trees 
are labeled and 
are sized correctly 
for the number of 
trees in them 

Yes  

Curbs and Parking 
stall reduction (Zoning 
Sec 5.5.3.c.ii) 

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

Where possible, 
spaces are 17’ long Yes  

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

Maximum of 15 
contiguous spaces 

Buildings B and C 
have bays with 16 
consecutive spaces 
without a 
landscaped island. 

No 

The central islands west 
of buildings B and C 
should be converted 
into landscape islands 
with a canopy tree 
since those bays are 
greater than 15 spaces. 

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

A = Total square 
footage of vehicular 
use areas x 7.5% 

• A = x SF x 7.5%  
• A = 50,000 x 7.5% = 

3750sf 
  

1. Please indicate on a 
separate exhibit the 
areas that are 
included in the 
calculation.  All of the 
areas highlighted in 
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Item Required Proposed Meets 
Code Comments 

blue on the attached 
image should be 
included. 

2. If they didn’t include 
those areas, please 
revise the calculation 
to include them. 

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF 
x 1 % 

• B = (VUA-50000) SF x 
1% 

• B = (50384-50000) x 1% 
= 4 sf 

NA  See above 

All Categories 
C = A+B  
Total square footage 
of landscaped islands 

C = A + B 
C = 3750 + 4 = 3754sf 5253sf Yes  

D = C/200 
Number of canopy 
trees required 

• D = C/200  
• D = 3754/200 = 19 trees 19 trees TBD 

1. If necessary, please 
revise the calculation 
based on the above. 

2. Parking lot interior 
and perimeter tree 
requirement may be 
met with multifamily 
unit trees but please 
indicate on the 
calculation whether 
all of the tree 
requirement has 
been met with 
multifamily trees (a 
total of 98 trees are 
separately provided 
as interior parking or 
perimeter trees) 

Parking Lot Perimeter 
Trees (Zoning Sec 
5.5.3.c.ii) 

• 1 Canopy tree per 35 lf  
• 2760/35 = 79 trees 79 trees TBD 

Please show the 
perimeter line used for 
the calculation on the 
requested image 
showing the parking lot 
areas and interior 
roadways bases for 
calculations. 

Parking land banked NA None   

Miscellaneous Landscaping Requirements 

Plantings around Fire 
Hydrant (Zoning Sec 
5.5.3.c.ii.j) 

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

• No tree/utility 
conflicts are 
noted. 

• A note regarding 
required spacing 
for trees from 

Yes  
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structures. 
• Trees should not be 

planted within 5 feet 
of underground lines. 

utilities is on Sheet 
L-1 

Landscaped area (g) 

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

Yes   

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

As proposed on planting 
islands 

Although not called 
out, based on the 
plant list it appears 
sod will be used 

TBD 

Please indicate 
groundcovers on 
landscape plan with a 
typical call-out 

Snow deposit (LDM 
10) 

Show leave snow 
deposit areas on plan in 
locations where 
landscaping won’t be 
damaged 

No No 

Please show areas for 
the parking lots, as the 
parking lots will need 
somewhere for the 
plows to put the snow 
(along the drives will not 
be sufficient area). 

Transformers/Utility 
boxes 
(LDM 6) 

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

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

• No plant materials 
within 8 ft. from the 
doors 

A note indicates 
that all utility boxes 
will be screened 
per the city detail 

TBD 

1. Please show 
transformers and 
other utility boxes 
when their locations 
are determined. 

2. If box locations are 
not determined by 
final site plans, add a 
note to plan stating 
that all utility boxes 
are to be 
landscaped per the 
detail. 

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

Detention/Retention 
Basin Planting 
requirements (Sec. 
5.5.3.e, LDM 3) 

• Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area at 10 ft away 
from the permanent 
water line. 

• Canopy trees must be 
located at 1 per 35lf of 
the pond rim 10 feet 
away from the 
permanent water level 

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

• Refer to wetland for 
basin mix 

• Seed mixes are 
proposed for the 
detention pond 

• The correct shrub 
coverage is 
provided 

• Canopy 
woodland 
replacement 
trees are 
proposed around 
both ponds, as 
required and 
allowed 

• Yes 
• Yes 
• Yes 

Please make it clearer 
with hatching what 
areas will receive the 
stormwater mix and 
indicate with a different 
hatching what will be 
done with the areas 
outside of that seed 
mix. 
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• Include seed mix 
details on landscape 
plan 

Landscape Notes and Details– Utilize City of Novi Standard Notes 

Plant List (LDM 4,11) – Include all cost estimates 

Quantities and sizes  Yes Yes  

Root type  Yes Yes  

Botanical and 
common names 

• At least 50% of plant 
species used, not 
including seed mixes 
or woodland 
replacement trees, 
must be species native 
to Michigan. 

• The non-woodland 
replacement tree 
diversity must meet the 
standards of the 
Landscape Design 
Manual section 4 (max 
10% species and 15% 
genus). 

• 23 of 49 species 
used (47%) are 
native to 
Michigan. 

• The number of 
red maples of 
various cultivars 
exceeds the 10% 
species limit 

• The number of 
crabapples, in 
total, exceeds the 
genus limit 

• Evergreens are 
not supposed to 
make up more 
than 10% of the 
total number of 
woodland 
replacements 
planted on the 
site but 36% of the 
trees (24% of the 
credits) are 
evergreens 

• No 
• No 
• No 
• No 

1. Breakdowns of the 
non-woodland 
replacements and 
woodland 
replacements are 
provided at the end 
of this chart. 

2. Please use more 
native species in the 
plant mix and 
increase the number 
of plants of the 
swamp white oaks, 
sugar maples and 
American lindens, 
which are basically 
token quantities. 

3. Please reduce the 
number of 
crabapples to meet 
the 15% maximum 
for a genus.  
Adirondack and 
Radiant crabs are 
especially heavily 
used. 

4. Please reduce the 
number of red 
maples used for non-
woodland 
replacements to only 
10% for the species. 

5. Bowhall maples do 
not have a 
sufficiently large 
mature canopy 
width to count as a 
canopy tree.  Please 
use a larger 
selection. 

6. Please reduce the 
total number of 
evergreen trees used 
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as replacements to 
10% or less. 

7. Woodland 
replacements are 
not required to follow 
the same diversity 
requirements as non-
woodland 
replacements, in 
order to more closely 
resemble what was 
removed.  The 
applicant is 
encouraged to use 
more species such as 
sugar maple, 
American elm 
(Dutch elm resistant 
varieties), oaks, 
American beech, 
hickories (undersized 
trees could be used 
in order to obtain 
them) in place of 
some of the 
replacement species 
selected that don’t 
appear on the tree 
survey). 

Type and amount of 
lawn  Sod Yes  

Cost estimate (LDM 
10.h.(11)) 

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

Yes Yes 

Please use a unit cost of 
$375 ea for all 
subcanopy trees and 
$3.00/syd for seed. 

Planting Details/Info (LDM Part III) – Utilize City of Novi Standard Details 
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings Yes Yes  

Evergreen Tree  Yes Yes  

Shrub  Yes Yes  

Multi-stem tree  Yes Yes  
Perennial/ 
Ground Cover  Yes Yes  

Tree stakes and guys Wood stakes, fabric 
guys.    Yes Yes  

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

Slope, height and 
width 

• Label contour lines 
• Maximum 33% slope 
• Constructed of loam 

A standard berm 
cross section detail 
is provided 

Yes 
As no berms are 
proposed, this detail 
can be removed from 
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• 6” top layer of topsoil the plan set if desired. 

Type of Ground 
Cover   Lawn is indicated Yes  

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole, 10 feet from 
structures, hydrants 

• There are no 
overhead utilities 
along Novi Road 

• An overhead wire 
slants across the 
north end of the 
property, mostly 
south of the 
property line and 
greenbelt. 

No 

1. Show all utilities on 
landscape plan. 

2. Space all trees 
appropriately from 
utility lines, poles and 
utility structures 

Walls (LDM 10 & Zoning Sec 5.5.3.vi) 

Material, height and 
type of construction 
footing 

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

A number of walls 
short in height are 
proposed 

TBD 
Provide dimensioned 
wall details and TW/BW 
elevations. 

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

 TBD TBD 

If walls are taller than 3 
½ feet, please have 
engineer design, sign 
and seal. 

Notes (LDM 10) – Utilize City of Novi Standard Details 
Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

• Provide intended date 
• Between Mar 15 – Nov 

15 
Yes Yes  

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

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

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

Yes Yes  

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

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

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

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

General Landscape Requirements (LDM)  

General Conditions 
(LDM 11) 

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

No No 
Please add note along 
the south property lines 
of both parcels. 

Irrigation 
(LDM 10.l.) 

A fully automatic 
irrigation system and a 

A note indicates 
that an irrigation No 1. Please add an  

irrigation plan or 
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method of draining is 
required with Final Site 
Plan 

system plan will be 
provided in the 
stamping sets 

information as to 
how plants will be 
watered sufficiently 
for establishment 
and long- term 
survival with the Final 
Plans, not the 
Stamping Set 

2. The plan should meet 
the requirements 
listed at the end of 
this chart. 

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

Other information 
(LDM 10.n) 

Required by Planning 
Commission NA   

Landscape tree 
credit (LDM11.b.(d)) 

• Substitutions to 
landscape standards 
for preserved canopy 
trees outside 
woodlands/ wetlands 
should be approved 
by LA.  

• Refer to Landscape 
tree Credit Chart in 
LDM 

No   

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

• Canopy Deciduous 
shall be 3” and sub-
canopy deciduous 
shall be 2.5” caliper. 

• Refer to LDM section 
11.b for more details 

Correct sizes are 
shown on the plant 
lists 

Yes  

Plant size credit 
(LDM11.b) NA None taken   

Prohibited Plants 
(LDM 11.b) 

Do not use any plants 
on the Prohibited 
Species List 

No prohibited 
plants are 
proposed 

Yes  

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

Label the distance from 
the overhead utilities 

There is an 
overhead line 
crossing the 
northern end of the 
site. 

TBD 

1. Clearly show any 
overhead lines on 
the landscape plan. 

2. If they will remain, 
use appropriately 
sized trees near and 
under them. 

3. If they will be 
removed, please 
note that. 

Collected or 
Transplanted trees 
(LDM 11.b.(2)(c) 

 None   
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Nonliving Durable 
Material: Mulch (LDM 
12) 

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

• Specify natural color, 
finely shredded 
hardwood bark mulch. 

• Include in cost 
estimate. 

Included in planting 
details Yes  
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Non-Woodland Replacement Tree Diversity
Society Hill 4/4/2024

10% 15%
Symbol Count Native Species Ct % species% genus
ABU 47 1 1 6% 6%
AFU/AP/AF/AR 126 1 1 15% 16%
AS 4 1 1 0%
ACU 41 1 5% 5%
APU 4 1 0% 0%
BNU 29 1 4% 8%
BP 38 1 1 5%
CAU/CA 21 1 1 3% 8%
CFU/CF 42 1 1 5%
GTU 56 1 1 7% 7%
LS 10 1 1% 1%
LTU/LT 34 1 1 4% 4%
MAU 53 1 7% 18%
MPU 32 1 4%
MRU 58 1 7%
PGU 35 1 1 4% 4%
PSU 27 1 1 3% 3%
QB 3 1 1 0% 7%
QMU 20 1 1 2%
QRU/QR 35 1 1 4%
TAU 7 1 1 1% 3%
TC 15 1 2%
ZJU 77 1 9% 9%

Subtotal 814 100% 100%

OTHER
CR 1 1
CS 1 1
LB 1 1
PO 1 1
TS 1
IT 1
IV 1 1
HP 1
HQ 1
HO 1
HE 1
SE 1
HP 1
LM 1
IG 1
AM 1 1
CI 1
SH 1 1
PD 1
LE 1
RF 1 1
VP 1
VT 1 1
WF 1
AL 1
CA 1
PV 1 1

Total 23 49
47%

MAX PER LDM 4
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Woodland Replacements Breakdown
Society Hill

Symbol Count % species

ARR 33 11%
ASR 16 5%
BP 16 5%
CO 16 5%
GTR 3 1%
LTR 29 9%
QBR 44 14%
QMR 15 5%
QRR 5 2%
TAR 22 7%

ABR 52 17% 36%
PGR 28 9%
PSR 32 10%

Subtotal 311 100% 36%  



WOODLAND & WETLAND REVIEW 
Original Review 4/18/24 

Updated Wetland 6/11/24 
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April 18, 2024 

 
Lindsay Bell 
Planner – Community Development 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

Submitted electronically to lbell@cityofnovi.org   

Re: Society Hill – Woodland/Wetland Review (JSP24-04) 

Dear Lindsay, 

Merjent, Inc. (Merjent) has conducted a review of the preliminary site plan (PSP) for the Society Hill (also 
referred to as West Side of Novi Road Between 12 Mile Road and 12 ½ Mile Road; site) prepared by Seiber 
Keast Lehner and Allen Design (date 3/25/2024). Merjent reviewed the plan for conformance with the City 
of Novi’s (City) current Woodland Protection Ordinance, Chapter 37, and Wetlands and Watercourse 
Protection Ordinance, Chapter 12 Article V. The site is located southwest of the intersection of 12 ½ Mile 
Road and Novi Road and is proposed within parcels 50-22-10-400-020 through 50-22-10-400-028 with an 
additional parcel located further south at parcel number 50-22-10-400-055. The site contains City-regulated 
woodlands and City-regulated wetlands (Figure 1 and Figure 2).  

Woodlands 

Woodland Recommendation: Merjent does not recommend approval of the Society Hill PSP. A list of 
comments is provided below to meet the requirements of the Woodland Protection Ordinance. The following 
Woodland Regulations apply to this site: 

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

 
Woodland Review Comments 

1. City-regulated woodlands, as identified on the City of Novi Woodlands interactive map website, are 
present onsite. Note that both the woodlands and property limits depicted on the City map are 
considered approximations (Figure 1). Pursuant to Section 37-2 and Section 37-4 of Chapter 37, 
Woodlands Protection, woodland areas can be identified by additional features such as soil quality, 
habitat quality, tree species and diversity, health and vigor of tree stand, understory species and quality, 
presence of wildlife, and other factors such as the value of the woodland area as a scenic asset, wind 
block, noise buffer, healthy environment, and the value of historic or specimen trees. A site visit was 
performed on April 12 and 15, 2024 to verify and review the extent of woodlands on-site. Merjent has 

mailto:lbell@cityofnovi.org
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determined that the majority of the trees on-site should be considered regulated woodland due to the 
stand density and connectivity to other larger regulated woodland areas. Additionally, various wildlife 
such as raccoons (Procyon lotor), wild turkeys (Meleagris gallopavo), and mallard ducks (Anas 
platyrhynchos) were seen throughout the site. Figure 1 (attached) has a modified polygon showing the 
additional approximate woodland areas onsite. Select photos from the site visits are included in 
Attachment A. 

a. Some trees have been noted to be outside of the “regulated woodland line.” These trees are 
considered to be within a regulated woodland due to the stand composition and connectivity to 
a larger woodland area. The PSP should be revised to include these trees to be counted as 
regulated woodland removals and should be assigned replacement values. 

b. Accordingly, additional trees may need to be surveyed in the southern portion of the site to 
account for the expanded regulated woodland. 

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

3. Regardless of the presence of regulated woodlands onsite, a Woodland Use Permit is required to 
perform construction on any site containing the removal of trees larger than 36 inches in diameter at 
breast height (DBH).  
 

4. The plan has proposed the removal of 1,338 trees. A Woodland Use Permit is required to perform 
construction on any site containing regulated woodlands. The permit for this site would require Planning 
Commission approval because there are more than three trees proposed to be impacted/removed by 
construction. Comment five (below) may affect the total number of proposed trees for removal. 

5. Woodland Replacement. Based on review of the plan, the following woodland replacements are 
currently listed: 

Tree Size (DBH, 
inches) 

Number of 
Trees Ratio Replacement/Removed Tree 

Total 
Replacements 

Required 
8-11 610 1 610 
12-20 598 2 1,196 
21-29 125 3 375 
30+ 1* 4 4* 
Multi-stem 4 Sum of Stem DBH/8 (rounded up)* 17 
Total 1,338 - 2,202 

*Current PSP does not have many of these trees counted and should be adjusted accordingly (see below). 
 
After reviewing the tree survey, the following trees appear to have incorrect replacement values: 

• 1952 • 1172 
• 9132 • 1421 
• 264 • 1487 
• 266 • 1488 
• 317 • 1533 
• 1171 • 1536 
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The trees above should have their replacement values reviewed and fixed accordingly. Additionally, 
the inclusion of some trees currently listed as “Exempt” will affect the total replacements required. 
 

6. A replacement plan and cost estimate for the tree replacement will be necessary prior to final site plan 
approval by the City. Woodland replacement credits can be provided by: 

a. Planting the woodland tree replacement credits on-site. 
b. Payment to the City of Novi Tree Fund at a rate of $400/woodland replacement credit. 
c.  Combination of on-site tree planting and payment into the City of Novi Tree Fund 

($400/woodland replacement credit). 

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

Woodland replacements shall be guaranteed for two growing seasons after the applicant’s installation 
and the City’s acceptance. A two-year maintenance bond in the amount of 25% of the value of the 
trees, but in no case less than $1,000, shall be required to ensure the continued health of the trees 
following acceptance. Based on a successful inspection two years after installation of the on-site 
Woodland Replacement trees, the Woodland Replacement Performance Guarantee shall be returned 
to the Applicant. The Applicant is responsible for requesting this inspection. See Chapter 26.5, Section 
26.5-37 for additional information. 

While not necessary for PSP approval, sheet L-4 does provide a list of species that are proposed be 
planted. It should be noted that non-native species such as Malus spp., Tilia cordata, and Thuja 
standishii x plicata will not be counted as viable woodland replacement species. Section 37-8 of the 
City of Novi Woodlands Protection Ordinance and the City of Novi Landscape Design Manual provide 
guidelines for replacement trees, should they be planted. 

7. Critical root zone. Accurate critical root zones must be depicted on the site plan for all regulated trees 
within 50 feet of the proposed grading or construction activities. Tree symbols are present on the plan 
but are relatively small. Additionally, it is unclear whether the tree symbol on the plan represents the 
trunk, dripline, or critical root zone of the tree. The tree symbol should be clarified in the legend or 
elsewhere on the plan. Critical root zones should be identified using a separate symbol on the site 
plans. 

8. Regulated woodland disturbance includes impacts to the critical root zone of regulated trees, including 
but not limited to encroachment by grading, landscaping, and construction. If impacts to the critical root 
zone of regulated woodland trees are proposed – woodland replacements are required. Revised 
woodland replacement calculations or plan revisions may be necessary to address any unclear 
encroachments into the critical root zone. 

9. Based on a site visit performed on April 12 and 15, 2024, the trees depicted in the site plan for the 
parcel boundary are partially accurate and the tree survey matches what is within the parcel boundary. 
However, per Section 37-28, all such trees shall be identified in the field by the painting of identifying 
numbers in nontoxic paint of a white, yellow, or orange color, or by a tree identification tag affixed 
loosely with a single nail and should accompany a tree survey with matching numbers. Many of the 
trees onsite were not marked via any of the aforementioned methods or had tree tags that did not match 
the numbers in the survey. Prior to recommending PSP approval, trees equal to or larger than eight 

https://cityofnovi.org/media/crcnaatm/landscapedesigmanual.pdf
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inches DBH should be tagged in the field and accurately identified on site plans (with matching tags). 
Due to the inconsistencies in tree survey identifiers and onsite conditions, an additional review will be 
performed after the trees have been correctly tagged with matching values in a tree survey. 
 
Photographs of the site visit are enclosed in Attachment A. Select photos are included that compare 
approximate trees with values listed in the PSP. 

Wetlands 

Wetland Recommendation: Merjent does not recommend approval of the Society Hill PSP based on 
the comments provided below.  

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

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

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

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

☒ Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources 
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website 
(Attachment B). 

Permits and Regulatory Status 

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

Item Required/Not Required 
Wetland Permit (specify Non-minor or Minor) Required 

Wetland Mitigation Required 
Environmental Enhancement Plan Required, Mitigation Plan 

Wetland Buffer Authorization Required 
EGLE Wetland Permit Required 

Wetland Conservation Easement Required 
 
Wetland Review Comments 

1. PSP sheet number two depicts six wetlands (Wetlands A through F) but subsequent sheets in the PSP 
depict seven wetlands onsite. Additionally, sheet two and sheets three and four depict the wetlands 
with differing identifiers. For a consistent review, the applicant should depict all wetlands onsite with 
unique identifiers, classification, and sizes that are consistent throughout the site plan. 
 

2. Merjent reviewed a Wetland Boundary Determination conducted by the Mannik and Smith Group 
(MSG) on November 28, 2023. Merjent concurs with their review, however, Merjent conducted 
additional site visits on April 12 and 15, 2024 and found additional areas that may be considered 
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wetlands and/or streams onsite (see comments below). For the purposes of this review, wetlands will 
be addressed using the identifiers on sheets three and four. The photographs provided in Attachment 
A may be labeled using identifiers from sheet two, but captions will address any inconsistencies. 

a. Although one of the site visits was performed during rain, an additional site visit was conducted 
during drier conditions; both site visits were conducted during normal antecedent precipitation 
conditions (Attachment B). The wetland boundaries depicted on the site plans semi-accurately 
depict the wetlands onsite. Four potential wetland areas may have been missed during 
previous reviews. Additionally, Wetlands D and C may have potential connections that were 
identified in a previous delineation that appear to still be present. Photos of each subsequent 
area with GPS coordinates are provided in Attachment A, additional attachments/maps of 
these areas are provided in Attachment B, and brief explanations are provided below 
addressing each area from north to south throughout the site. 

• Potential Missed Wetland 1 – identified in Attachment B as “Potential Missed 
Wetland.” This area contained standing water, water-stained leaves, and a dominant 
cover of green ash (Fraxinus pennsylvanica) saplings and young trees during both 
site visits. This area is in proximity to Tree 99 (green ash) identified in the tree survey. 
Inundation is visible on various aerial imagery photographs. 

• Potential Missed Wetland 2 – identified in Attachment B as “Potential Missed Vernal 
Pool.” This area was flooded during both site visits and displays characteristics 
typical of a vernal pool. Inundation is visible on various aerial imagery photographs. 

• Potential connection between Wetlands C, D, and B – identified in Attachment B as 
“Potential Connection Between Wetlands.” Portions of this area exhibited 
characteristics of a stream and contained water-stained leaves and various wetland 
grasses, sedges, and skunk cabbage (Symplocarpus foetidus). Water was present 
during both site visits. A stream like connection can be seen in this area on aerial 
imagery. 

• Potential Wetland Extension – identified as “Potential Wetland E Extension” in 
Attachment B. This area exhibited water-stained leaves, standing water, and is 
proximal to wetland trees such as green ash and American elm (Ulmus americana) 
as identified by Trees 910, 754, and 761-764 in the tree survey. 

• Potential Missed Wetland 3 – identified as “Potential Hillslope Wetland and 
Associated Stream” in Attachment B. This area exhibited a groundwater seep or 
perched spring atop a hillslope with spikerushes (Eleocharis sp.), sedges, and sweet 
woodreed (Cinna arundinacea). The area drained into a swale that empties into 
Wetland B. 

• Potential Missed Wetland 4 – identified as “Potential Southeastern Wetland Missed” 
in Attachment B. This area is a concave depression and contained water-stained 
leaves. This area is dominated by wetland trees identified as Trees 1676-1682 and 
1735-1738 in the tree survey.  

• MSG noted an area identified as Wetland G on sheets 3 and 4 but is absent from 
sheet 2. As previously mentioned, all sheets related to wetlands should consistently 
identify all wetlands. 

b. Due to the numerous wetlands potentially missed by the applicant in both MSG’s and this 
review, it is recommended that the applicant provide a wetland delineation report detailing why 
the aforementioned areas may or may not be wetlands. Additionally, it is recommended that 
the applicant conduct U.S. Army Corps of Engineers (USACE) wetland data forms at each of 

https://mnfi.anr.msu.edu/abstracts/ecology/Vernal_Pool.pdf
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these areas to verify the presence/absence of all three wetland criteria. Alternatively, the 
applicant can request a Level 3 Wetland Identification Program (WIP) through EGLE to verify 
the presence/absence of additional wetlands onsite. 

c. The City of Novi Code of Ordinances, Chapter 12, Article V defines an essential wetland as 
meeting one or more of the criteria listed in subsections 12-174(b)(1) through (10). Any 
additional wetlands found onsite will likely meet one or more of the essentiality criteria due to 
the presence of flooding found onsite and multiple mallards, turkeys, and raccoons seen 
throughout the site during the site visits. 
 

3. EGLE is the final authority of the location and regulatory status of state-regulated wetlands in Michigan. 
It has been discovered that different variations of the site plan have been provided to EGLE and permits 
have been granted by EGLE for differing site plans. 
 
To ensure consistent reviews between both the City and EGLE, this review letter may be provided to 
EGLE for their review associated with site 63-12 ½ Mile Road & Novi Road-Novi in the MiEnviro Portal. 
 
As mentioned above, EGLE is the final authority of the location and regulatory status of state-regulated 
wetlands in Michigan. Upon review of the MiEnviro Portal site 63-12 ½ Mile Road & Novi Road-Novi, a 
Pre-application Meeting appears to have been conducted in June 2023 under a different site plan 
design. Typically, EGLE Pre-application Meeting results are bound for two years provided project 
locations and plans are not altered. 
 

4. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Article 24 
of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all districts a 
wetland and watercourse setback, as provided herein, unless and to the extent, it is determined to be 
in the public interest not to maintain such a setback. The intent of this provision is to require a minimum 
setback from wetlands and watercourses". The established wetland and watercourse buffer/setback 
limit is 25 horizontal feet, regardless of grade change. 
 
Because of the potentially missed wetlands, Merjent is unable to determine if additional 25-foot 
setbacks will be impeded. An updated delineation/site plan verifying the presence or absence of the 
potentially missed wetlands will be required prior to making this determination. 
 

5. When a project permanently impacts 0.25 acre or more of essential wetland, the City of Novi requires 
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands. As 
previously mentioned, onsite wetlands types should be individually quantified on site plans to determine 
if mitigation will be required. Additionally, MSG noted in their review (Comment 1) that wetland types 
be individually quantified on the PSP. As currently presented, a conservative mitigation ratio of 2:1 will 
need to be utilized for all wetland impacts due to the uncertainty of wetland types onsite.  
 
Current wetland impacts are proposed to be 0.85 acre in size. Utilizing a mitigation ratio of 2:1, 
approximately 1.69 acres of wetland mitigation are required for this project. Sheet 15 states that 0.92 
acre of mitigation will be provided onsite. The applicant needs to account for the additional 0.77 acre 
of mitigation whether that be on-site or off-site. Per Section 12-176 “Mitigation shall be provided onsite 
where practical and beneficial to the wetland resources. If onsite mitigation is not practical and 
beneficial, mitigation in the immediate vicinity, within the same watershed, may be considered. 
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Mitigation at other locations within the city will only be considered when the above options are 
impractical.” 
 
Due to the need for an additional 0.77 acre of mitigation, the applicant should provide a feasible location 
on-site. If on-site mitigation cannot be provided, the applicant must provide an off-site conceptual 
mitigation plan that contains the following information: 

• The location of the proposed wetland mitigation site in relation to the proposed 
Society Hill site. A location map for the mitigation site should be provided with the 
nearest crossroads and/or identifiable landmarks. 

• The total acreage and ecological type of the wetland that will be created and/or 
expanded. 

• A brief description of existing conditions at the proposed mitigation site. Existing 
conditions include but are not limited to, general topography, soils, vegetation, and 
any existing hydrology.  

• A brief description of the method with which the mitigated wetland will be created 
and/or expanded. A detailed engineering design is not required, but the source of 
water for the mitigated wetland should be identified. 
 

For final site plan approval, the applicant will need to provide all required criteria stated in Section 12-
176 in the final site plan or appended to the final site plan review submission.  

Should you have any questions or concerns with this review, please contact me via email at 
jason.demoss@merjent.com or via phone at (619) 944-3835.  

Sincerely, 

Merjent, Inc. 

 

 

Jason DeMoss, PWS 
Environmental Consultant 
 

 

Kyle Luther, MI Registered Forester # 47070 
Environmental Consultant 
  

Enclosures:  

Figure 1 – City of Novi Woodlands Map 
Figure 2 – City of Novi Wetlands Map 
Attachment A – Site Photographs 
Attachment B – Wetland Resource Documents 
 
CC:  

mailto:jason.demoss@merjent.com


 
Page 8  

 

 

Diana Shanahan, City of Novi, dshanahan@cityofnovi.org 
Rick Meader, City of Novi, rmeader@cityofnovi.org 
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org 
Kyle Luther, Merjent, kyle.luther@merjent.com  
Robb Roos, Merjent, robb.roos@merjent.com 

mailto:dshanahan@cityofnovi.org
mailto:rmeader@cityofnovi.org
mailto:bmcbeth@cityofnovi.org
mailto:kyle.luther@merjent.com
mailto:robb.roos@merjent.com
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Figure 1. City of Novi Regulated Woodlands Map 
Approximate Site boundary is shown in Red. 

(Approximate) Regulated Woodland areas are shown in Green. Extended approximate woodland areas 
are shown in Orange. 
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Figure 1, Continued. Site Oblique-angle Aerial Photography 
Oblique-angle overview of the site. Dense cover of trees and connectivity to 
other forested areas can be seen at the southern portion of the northern site 
and the southeastern corner of the southern site. 
 
North arrows are at the top left corner of each image, and imagery dates are 
at the bottom left corner of each image. 
 
Images are © All EagleView Technology Corporation 
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Figure 2. City of Novi Regulated Wetlands Map 
Approximate Site boundary is shown in red. 

(Approximate) Regulated Wetland areas are shown in turquoise.



 

 

 
Attachment A 
Site Photographs 
  



City of Novi Society Hill (JSP24-04)  

 
Overview of wetland flagged at south parcel 

 

 
Overview of the potential hillslope wetland identified in Attachment B. Also identified in comments as Potential 

Missed Wetland 3. 



City of Novi Society Hill (JSP24-04)  

 
Overview of the potential southeastern wetland missed identified in Attachment B. Also identified in the comments 

as Potential Missed Wetland 4. 

 
Overview of the potential missed vernal pool identified in Attachment B. Also identified in the comments as Potential 

Missed Wetland 2. 



City of Novi Society Hill (JSP24-04)  

 
Overview of the potential missed wetland in Attachment B. Also identified in the comments as Potential Missed 

Wetland 1. 
 

 
Stream/swale draining from Potential Missed Wetland 3. 

 



City of Novi Society Hill (JSP24-04)  

 
Stream/swale draining from Potential Missed Wetland 3. 

 

 
Tree tags at the southern parcel match the tree survey provided in the PSP. Tree tag 1974. 



City of Novi Society Hill (JSP24-04)  

 
Overview of the expanded regulated woodland at the southern parcel. 

 

 
Overview of the southern parcel. 

 



City of Novi Society Hill (JSP24-04)  

 
Overview of the expanded regulated woodland at the southeastern portion of the northern parcel. 

 

 
Overview of the expanded regulated woodland at the southern portion of the northern parcel. 

 



City of Novi Society Hill (JSP24-04)  

 
Overview of a tree tag that does not match the survey. This tree is approximately located around Tree 679 identified 

in the PSP. Tree tag reads as 4339. 

 
Overview of a tree tag that does not match the survey. This tree is approximately located around Tree 1104 identified 

in the PSP. Tree tag reads as 4367. 



City of Novi Society Hill (JSP24-04)  

 
Many trees onsite did not contain any markings/tags. The trees photographed are proximal to Tree 1740 identified in 

the PSP. 

 
Overview of Wetland A. 

 



City of Novi Society Hill (JSP24-04)  

 
Overview of Wetland E (Wetland B on sheet two). 

 

 
Overview of Wetland F (Wetland C on sheet two). 

 



City of Novi Society Hill (JSP24-04)  

 
Overview of Wetland B (Wetland D on sheet two). 

 

 
Overview of northern Wetland B (Wetland D on sheet two). 

 



City of Novi Society Hill (JSP24-04)  

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland E on sheet two. 

 

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland E on sheet two. 



City of Novi Society Hill (JSP24-04)  

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland E on sheet two. 

 

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland E on sheet two. 



City of Novi Society Hill (JSP24-04)  

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland F on sheet two. 
 

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland F on sheet two. 
 



City of Novi Society Hill (JSP24-04)  

 
Overview of Wetland D (Wetland F on sheet two). 

 
Overview of Wetland G, which is not identified on sheet two. 

 



City of Novi Society Hill (JSP24-04)  

 
Overview of the central portion of the site. None of the trees in this area contained tree tags/markings. 

 

 
Overview of Potential Missed Wetland 3. 



City of Novi Society Hill (JSP24-04)  

 
Overview of Potential Missed Wetland 1. 

 

 
Overview of Potential Missed Wetland 4. 



City of Novi Society Hill (JSP24-04)  

 
Overview of a tree tag that does not match the survey. This tree is approximately located around Tree 469 identified 

in the PSP. Tree tag reads as 395. 
 

 
Overview of Potential connection between Wetlands C, D, and B (as identified in the comments). Area is near what is 

identified as Wetland E on sheet two. 



City of Novi Society Hill (JSP24-04)  

 
Potential Wetland Extension (as identified in comments). 

 

 



 

 

Attachment B 
Wetland Resource Documents 
 



 

 

 
Overview of the northern portion of the site with potentially missed wetlands. Photographs of each area are included in Attachment A. 

 
 



 

 

 
Overview of the southeastern portion of the northern parcel with a potentially missed wetland. Photographs of the area are included in 

Attachment A. 

  



 

 

 
Plans submitted to EGLE in May 2023 showing a previous delineation with a connection between Wetlands C, D, and B. See Attachment A for 

photos of the connection. Document available via EGLE MiEnviro Portal Site Viewer, EGLE Permit WRP037494 v1.0. 
 
 



 

 

 
Antecedent precipitation output of the April 12, 2024 site visit showing the site visit was conducted during normal antecedent precipitation 

conditions. 
 

 



 

 

 
Antecedent precipitation output of the April 15, 2024 site visit showing the site visit was conducted during normal antecedent precipitation 

conditions. 
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June 11, 2024 

 
Lindsay Bell and Barbara McBeth 
Planner – Community Development 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

Submitted electronically to bmcbeth@cityofnovi.org and lbell@cityofnovi.org   

Re: Society Hill – Wetland Response Review (JSP24-04) 

Dear Lindsay and Barbara, 

Merjent, Inc. (Merjent) has conducted a review of the preliminary site plan (PSP) response letter for the 
proposed Society Hill development (also referred to as West Side of Novi Road Between 12 Mile Road and 
12 ½ Mile Road; site) prepared by Barr Engineering Company (Barr), dated 5/23/2024. The letter was sent 
in response to a PSP review conducted by Merjent for the site for conformance with Article V, Wetlands 
and Watercourse Protection, of Chapter 12, Drainage and Flood Damage Prevention, of the City of Novi 
Code of Ordinances. Hereafter, Merjent’s April 18, 2024 PSP Review Letter will be referred to as the “PSP 
Review” and Barr’s May 23, 2024 PSP Review Response Letter will be referred to as the “Response Letter.” 
Barr submitted a response to PSP Review (Wetland) Comments two, three, four, and five. 

The site in reference is located southwest of the intersection of 12 ½ Mile Road and Novi Road and is 
proposed within parcels 50-22-10-400-020 through 50-22-10-400-028 with an additional parcel located 
further south at parcel number 50-22-10-400-055. The site contains City-regulated wetlands. 

In PSP Review comments two, three and four, Merjent highlighted potential missed wetlands that were 
previously identified in past iterations of the site design to the Michigan Department of Environment, Great 
Lakes, and Energy (EGLE). Barr conducted an additional site visit in response to the PSP Review and 
collected additional data at the site. The additional data confirmed that these areas in question do not meet 
the criteria to be wetlands (did not contain wetland hydrology, hydric soils, and dominant/prevalent 
hydrophytic vegetation). Merjent is aware that Barr conducted and on-site Pre-application Meeting with 
EGLE during the week of April 22. Pending response and concurrence from EGLE on these areas, Merjent 
accepts the submitted wetland locations and proposed impacts on the 3/25/2024 PSP. However, it should 
be noted that Comment one should still be addressed regarding the consistent depiction of different 
wetlands throughout future site plan submittals.  

The Response Letter also addressed Comment five regarding the amount and location of proposed wetland 
mitigation on-site. As requested in the PSP Review, Barr refined the impacts to differing amounts of 
emergent, scrub-shrub, and forested wetlands. The impacts to emergent, scrub-shrub, and forested 
wetlands are 0.292 acre, 0.058 acre, and 0.497 acre, respectively. Per Section 12-176 (Mitigation) and 
standard mitigation ratios within the City of Novi, the total required mitigation for all impacted wetlands on-
site is 1.519 acres. In the Response Letter, Barr requested that 0.922 acre of wetland mitigation be 
constructed on-site. Barr has noted that the proposed mitigation on-site is more than a 1:1 replacement and 

mailto:bmcbeth@cityofnovi.org
mailto:lbell@cityofnovi.org
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that “no known suitable and available wetland mitigation sites within the City [of Novi] and the Rouge River 
watershed have been identified which is why purchase of EGLE approved wetland mitigation bank credits 
is proposed.”  

Merjent reviewed Section 12-176 (Mitigation) of the Code of Ordinances and past projects approved by the 
City of Novi under the guidance of both the Mannik and Smith Group (MSG) and Environmental Consulting 
and Technology, Inc (ECT). Per Section 12-176 “Mitigation shall be provided onsite where practical and 
beneficial to the wetland resources. If onsite mitigation is not practical and beneficial, mitigation in the 
immediate vicinity, within the same watershed, may be considered. Mitigation at other locations within the 
city will only be considered when the above options are impractical.” Although wetland replacement ratios 
and locations shall be determined on a case-by-case basis, the replacement ratio of 1.5:1 for emergent and 
scrub-shrub wetlands and 2:1 for forested wetlands has been the standard for projects that were previously 
reviewed by both MSG and ECT. Merjent cannot recommend the deviation from this precedent due to the 
City’s embracement of the policy of no net loss to valuable wetlands. The wetlands on-site contain minimal 
invasive species and the overall site is of relatively high quality; the site contains a general lack of dense 
invasive species and contains undulating topography with vernal pools and undisturbed wetlands and 
uplands. A deviation of the standard mitigation ratio and/or purchase of EGLE Mitigation Bank Credits for 
a portion of the required mitigation would only be permitted if City Council grants an exception from the 
Code requirements. 

Should you have any questions or concerns with this response, please contact me via email at 
jason.demoss@merjent.com or via phone at (619) 944-3835.  

Sincerely, 

Merjent, Inc. 

 

 

Jason DeMoss, PWS 
Environmental Consultant 
 
CC:  
Thomas Schultz, tschultz@rsjalaw.com  
Robb Roos, Merjent, robb.roos@merjent.com

mailto:jason.demoss@merjent.com
mailto:tschultz@rsjalaw.com
mailto:robb.roos@merjent.com
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, James Hill, Heather Zeigler, Humna 
Anjum, Diana Shanahan, Adam Yako 
 

  AECOM 
39575 Lewis Dr, Ste. 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP24-04 – Society Hill Concept Traffic Review  
 
From: 
AECOM 
 
Date: 
April 17, 2024 
  
 

 

Memo 
Subject: JSP24-04 – Society Hill Concept Traffic Review  
 
The concept site plan was reviewed to the level of detail provided and AECOM recommends denial as long as the comments 
provided below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, E & M Holding, LLC, is proposing 21 buildings consisting of 463 residential units as well as a clubhouse. 
2. The development is located on the southwest corner of Novi Road and 12 and ½ Mile Road. Novi Road and 12 and 

½ Mile Road are both under the jurisdiction of the City of Novi.  
3. The site is zoned RM-1 (Low-Density Multiple Family). 
4. The following traffic related deviations were granted under the 1999 Final Site Plan: 

a. Access to a major thoroughfare deviation for entrance on 12 ½ Mile Road. 
5. The following traffic related deviations will be required if changes are not made to the plans: 

a. Below standard entrance taper at 12 ½ Mile entrance.  
b. Lack of Traffic Impact Study. 

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

 
ITE Code: 221 – Multifamily Housing (Mid-Rise) 
Development-specific Quantity: 463 Units 
Zoning Change: N/A 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 192 148 100 Yes 
PM Peak-Hour Trips 181 110 100 Yes 

Daily (One-Directional) Trips 2162 N/A 750 Yes 
 

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

Traffic Impact Study (TIS) 

Estimated trips are above the City’s threshold. The applicant provided a memo 
comparing the trip generation associated with the 1999 final site plan and the 
current revised plan and is requesting a waiver for a TIS. AECOM does not 
support this waiver based on the following:  
 
• Traffic Conditions today have changed significantly compared to 1999. 
• Background developments and roadway networks have also undergone 

significant changes over the last 25 years. 
• Per Site Plan and Development Manual, p. 46: “Traffic Impact Statements 

and Assessments are required for new phases to existing projects meeting 
the above thresholds and for substantial changes to projects with a Traffic 
Impact Statement or Assessment greater than two years old and where 
roadway conditions have changed……” 

• Per Site Plan and Development Manual, p. 47: “Traffic count data shall not 
be over two years old, except the City may permit counts up to three years 
old to …..” 

 

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 
 
EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.3 35’  Met  
2 Driveway Width | O Figure IX.3 24’ and 26’ at 

boulevard 
entrances, 30’ 

Met Label distance from 
island to edge of road at 
12 ½ Mile Road entrance 
in future submittal. 

3 Driveway Taper | O Figure IX.11    

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
3a Taper length 50’ entering 

and exiting  
Partially Met 50’ taper at entrance 

taper is not within the 
required range of 75’ to 
100’ at the 12 ½ Mile 
entrance. A waiver is 
required if not revised, 
AECOM would support 
this waiver.  

3b Tangent 0’ Met Within required range. 
4 Emergency Access | O 11-

194.a.19 
3 
entrance/exits 
and 2 
emergency 
access points 

Met  

5 Driveway sight distance | O 
Figure VIII-E 

510’  Met  

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d >230’ Met  
6b Opposite side | O 11.216.d.1.e - N/A  
7 External coordination (Road 

agency) 
- N/A  

8 External Sidewalk | Master Plan & 
EDM 

5’ along 12 ½ 
Mile, 8’ along 
12 Mile 

Met  

9 Sidewalk Ramps | EDM 7.4 & R-
28-K 

Detail included, 
Indicated on 
plan 

Met Update R-28 detail on 
sheet ND to latest R-28-
K detail. 

10 Any Other Comments: 
 

Details included for pulling back existing islands on Novi Road to 
allow for left turns. Label yellow color and solid/broken proposed 
pavement markings on Novi Road. 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 - N/A  
12 Trash receptacle | ZO 5.4.4 Garbage 

compactor in 
southwest corner 
of site 

Met  

13 Emergency Vehicle Access Provided Met  
14 Maneuvering Lane | ZO 5.3.2 Dimensioned Met  
15 End islands | ZO 5.3.12    
15a Adjacent to a travel way Added end island 

details 
Met  

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
15b Internal to parking bays Not dimensioned Inconclusive Provide dimensions 

(radius and width) in 
future submittal. Note 
internal islands are not 
required to be 3’ shorter 
than adjacent parking 
space. 

16 Parking spaces | ZO 5.2.12 942 proposed 
(garage, behind 
garage, surface) 

 See Planning review 
letter.  

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

<15 spaces in one 
bay 

Met  
18 Parking space length | ZO 

5.3.2 
17’, 17.5’ and 19’ 
perpendicular 
spaces, 19’ angled 
and 23’ parallel 
spaces 

Met  

19 Parking space Width | ZO 
5.3.2 

8’ parallel spaces, 
9’ all other spaces 

Met  
20 Parking space front curb 

height | ZO 5.3.2 
Details provided Met Revise detail on sheet 6 

to “Reduce to 4” in front 
of 17’ long parking 
spaces”. 

21 Accessible parking – number 
| ADA 

13 proposed Met  
22 Accessible parking – size | 

ADA 
8’ with 5’ aisles, 8’ 
with 8’ aisles van 
accessible 

Met  

23 Number of Van-accessible 
space | ADA 

7 proposed (4 
surface, 3 under 
ground) 

Met  

24 Bicycle parking    
24a Requirement | ZO 5.16.1 1 space for each 5 

dwelling units 
required, 94 
proposed (24 
surface, 70 in 
buildings) 

Met  

24b Location | ZO 5.16.1 3 surface locations 
indicated 

Met  
24c Clear path from Street | ZO 

5.16.1 
6’ shown only in 
front of bike rack, 
5’ leading up to 
bike rack 

Partially Met Per the Zoning 
Ordinance “All bicycle 
parking facilities shall 
be accessible from 
adjacent street(s) and 
pathway(s) via a paved 
route that has a 
minimum width of six (6) 
feet.“  

24d Height of rack | ZO 5.16.5.B Detail provided, 
height dimension 
not shown 

Inconclusive Provide in future 
submittal, 3’ required. 

https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
24e Other (Covered / Layout) | 

ZO 5.16.1  
Detail provided Partially Met Dimensions on either 

side of racks don’t meet 
requirements in Text 
Amendment 18.301. 

25 Sidewalk – min 5’ wide | 
Master Plan 

5’ and 7’ in front of 
17’ parking spaces 

Met  
26 Sidewalk ramps | EDM 7.4 & 

R-28-K 
Indicated and 
detail provided 

Met Update R-28 detail on 
sheet ND to latest R-28-
K detail. 

27 Sidewalk – distance back of 
curb | EDM 7.4  

0’ and 6’ Met  
28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G - N/A  
30 Turnaround | ZO 5.10 - N/A  
31 Any Other Comments: 

 
 

 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Indicated Met  
33 Signing table: quantities and sizes Provided Met The quantities should 

reflect the R7-8 and R7-
8p as separate signs, 
i.e., at the van 
accessible space there 
is 1 R7-8 sign and 1 R7-
8p sign. 

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

Indicated Met  

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

Indicated Met  

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

Indicated Met  
37 Signing shall be placed 2’ from the 

face of the curb or edge of the 
nearest sidewalk to the near edge of 
the sign | MMUTCD 

Provided Met  

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

Indicated Met  

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

Indicated Met  

40 Parking space striping notes Indicated Met  
41 The international symbol for 

accessibility pavement markings | 
ADA 

Provided Met  

42 Crosswalk pavement marking detail Provided Met  

https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
43 Any Other Comments: 

 
The applicant indicated maintaining traffic details for entrance/exit 
work will be provided in final site plan submittal. Could include a 
R4-7 sign at each boulevard island. Provide one-way/do not 
enter signs at one-way drive in front of building E. 

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi 
to ensure referring to the latest standards and Ordinances in its entirety.  
Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 
Sincerely,  
AECOM 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PMP 
Project Manager 
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April 15, 2024 

 

City of Novi Planning Department              

45175 W. 10 Mile Rd.  

Novi, MI      48375- 3024 

 

Re:  FACADE ORDINANCE REVIEW   

 Society Hill Concept Plan, JSP24-04  

 Façade Region: 1,  Zoning District: RM-1,    

   

Dear Ms. McBeth; 

This façade review is based on the drawings by Krieger Klatt Architects dated 3/25/24. The 

maximum and minimum percentage of façade materials required by the Façade Ordinance 

is shown in the right-hand column. Materials in non-compliance, if any, are highlighted in 

red. Colored renderings were provided. The Sample Board required by Section 5.15.4.D of 

the Ordinance was not provided.   

 

Buildings A-D (4-Story) Front Left Rear Right

Ordinance 

Maximum 

(Minimum)

Brick 39% 59% 42% 59% 100% (30% Min)

Wood Siding (Horizontal Fiber Cement) 14% 0% 20% 0% 0%

Fiber Cement Panels (No Pattern, Similar to 

EIFS)
22% 19% 21% 19% 25%

Standing Seam Metal (Or EIFS?) 25% 22% 17% 22% 25%  
 

Buildings E (4-Story) Front Left Rear Right

Ordinance 

Maximum 

(Minimum)

Brick 36% 49% 33% 48% 100% (30% Min)

Limestone 12% 0% 11% 0% 50%

Wood Siding (Horizontal Fiber Cement) 23% 18% 26% 18% 0%

Fiber Cement Panels (No Pattern, Similar to 

EIFS)
12% 12% 14% 12% 25%

Standing Seam Metal (Or EIFS?) 17% 21% 16% 22% 25%  
 

Façade Review Status Summary:  

Approved – Section 9 Waiver Recommended for 

overage of Horizontal Fiber Cement Siding. 
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Townhomes, 3-Story                   (Residential 

Style Architecture)
Front Left Rear Right

Ordinance 

Maximum 

(Minimum)

Brick 46% 53% 31% 53% 100% (30% Min)

Wood Siding (Horizontal Fiber Cement) 15% 34% 24% 34% 50%*

Fiber Cement Panels (No Pattern, Similar to 

EIFS)
14% 1% 3% 1% 25%

Standing Seam Metal 13% 0% 30% 0% 25%

Asphalt Shingles 13% 12% 12% 12% 50% **

** Footnote 14 - Up to 50% Asphalt Shingles allowed with residential style architecture in R Districts.

* Footnote 10 - Up to 50% Cement Fiber Siding allowed with residential style architecture in R Districts.

 
 

Townhomes, 2-Story                   (Residential 

Style Architecture)
Front Left Rear Right

Ordinance 

Maximum 

(Minimum)

Brick 32% 61% 50% 61% 100% (30% Min)

Wood Siding (Horizontal Fiber Cement) 7% 11% 9% 11% 50%*

Fiber Cement Panels (No Pattern, Similar to 

EIFS)
5% 6% 4% 6% 25%

Standing Seam Metal 24% 0% 3% 0% 25%

Asphalt Shingles 32% 22% 34% 22% 50% **

* Footnote 10 - Up to 50% Cement Fiber Siding allowed with residential style architecture in R Districts.

** Footnote 14 - Up to 50% Asphalt Shingles allowed with residential style architecture in R Districts.  
 

Horizontal Fiber Cement Siding is considered Wood Siding for the purpose of the Façade 

Ordinance (Footnote 13). The Façade Ordinance allows up to 50% of this material on 

buildings considered to be “residential style architecture” (Footnote 10). The same material 

is not allowed on non-residential style buildings. For the purpose of the Façade Ordinance 

residential style architecture is characterized by 2-3 stories with sloped gable or hip roofs, 

punched window openings, attached garages, and individual entrances. On this project the 

townhomes are considered residential style whereas Buildings A through E, lacking these 

features are not. As shown above, the Townhomes are in full compliance with the Façade 

Ordinance. On Buildings A through E, the percentage of Horizontal Cement Fiber Siding 

exceeds the maximum amount allowed by the Ordinance (highlighted in red, above). As 

Section 9 Waiver would be required for this deviation.  

 

In this case the Horizontal Fiber Cement Siding is used only on recessed balconies that are 

accessed by doorwalls and protected by guard rails and canopies. These areas are somewhat 

protected from the elements and are less visible than the remaining façade. We believe that 

the use of Horizontal Lap Fiber Cement Siding in this location will not be detrimental to 

aesthetic quality of the building or the long-term durability of the structure. Therefore, it is 

our recommendation the design is consistent with the intent and purpose of the Façade 

Ordinance and that a Section 9 Waiver be granted for the overage of Horizontal Fiber 

Cement Siding.    
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The drawing note that reads “Standing Seam Metal/EIFS” leaves some uncertainty as to 

which material is proposed. The applicant should clarify which material will be used. This 

will not affect compliance with the Façade Ordinance as both materials are allowed up to 

25%.     

 

Notes to the Applicant:  

1. Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials 

displayed on the approved sample board will be compared to materials delivered to 

the site. It is the applicant’s responsibility to request the inspection of each façade 

material at the appropriate time. Inspections may be requested using the Novi 

Building Department’s Online Inspection Portal with the following link. Please click 

on “Click here to Request an Inspection” under “Contractors”, then click “Façade”. 

 http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  

 

2.  RTU Screening - It should be noted that all roof top units must be screened from view 

from all vantage points both on-site and off-site using materials in compliance with 

the Façade Ordinance.  

 

If you have any questions regarding this review, please do not hesitate to call. 

 

Sincerely, 

DRN & Architects PC 

 

 

 

Douglas R. Necci, AIA 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp


FIRE REVIEW 



 
 
 
 

 
 
April 4, 2024 

 

  TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       James Hill – Plan Review Center 
       Heather Zeigler – Plan Review Center 
       Diana Shanahan – Planning Assistant 
 
      
RE: Society Hill – Concept plan 
 
PSP#24-022 
JSP#24-04 
 
 
Project Description:  
 
New Multifamily apartment residential complex.  
 
Comments: 

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

• No part of a commercial, industrial, or multiple residential area 
shall be more than 300 feet from a hydrant.  (D.C.S. Sec. 11-68 
(f)(1)c.1) 
 

• There shall be no obstructions to the hydrant outlets.  (Fire 
Prevention Ordinance Sec. 15-21(d)) – Landscape prints/sheets 
show several areas of possible obstructions to hydrants.  
 

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

• Plan Sheet(s) # 5 & 6 indicate - a secondary access driveway. It  
shall be a minimum of twenty (20 feet in width and paved to 
provide all-weather access and shall be designed to support a 
vehicle of thirty-five (35) tons. Sheet # 5 shows 18’ and Sheet #6 
shows 20’.  
 

• Item is shown on current plans 4/4/24 - Permanent "break-away" 
gate shall be provided at the secondary access driveway's 
intersection with the public roadway in accordance with Figure 
VIII-K of the Design and Construction Standards. To discourage 
non-emergency vehicles, emergency access roads shall be 
designated by signage as for emergency access only, shall be 
separated from the other roadways by mountable curbs, and shall 
utilize entrance radii designed to permit emergency vehicles while 
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discouraging non-emergency traffic. (D.C.S. Sec 11-194 (a)(19)) 
 

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

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

• Correction needed for Sheet/Page #16 - Fire apparatus access 
drives to and from buildings through parking lots shall have a 
minimum fifty (50) feet outside turning radius and designed to 
support a minimum of thirty-five (35) tons. (D.C.S. Sec 11-
239(b)(5)). Correct graphic for current fire apparatus with correct 
turning radius and drive thru of property for any/all turns. .  
 

• All new multi-residential buildings shall be numbered.  Each 
number shall be a minimum 10 inches high, 1 inch wide and be 
posted at least 15 feet above the ground on the building where 
readily visible from the street. (Fire Prevention Ord.) 
 

• The distribution system in all developments requiring more than 
eight hundred (800) feet of water main shall have a minimum of 
two (2) connections to a source of supply and shall be a looped 
system.  (D.C.S. Sec. 11-68(a)) 
 

• For interior fire protection systems a separate fire protection line 
shall be provided in addition to a domestic service for each 
building. Individual shutoff valves for interior fire protection shall be 
by post indicator valve (P.I.V.) or by valve in well and shall be 
provided within a public water main easement. (D.C.S. Sec.11-
68(a)(9)) 
 

• RECEIVED on 4/3/24 - A hazardous chemical survey is required to 
be submitted to the Planning & Community Development 
Department for distribution to the Fire Department at the time any 
Preliminary Site Plan is submitted for review and approval.  
Definitions of chemical types can be obtained from the Fire 
Department at (248) 735-5674.   
 
GENERAL 
 
To facilitate fire protection during site preparation and 
construction of buildings, the following are required: 
 

• Water mains and fire hydrants shall be installed prior to 
construction above the foundation.  Note this on all plans. 
 

• The building address is to be posted facing the street throughout 
construction.  The address is to be at least 3 inches high on a 
contrasting background.  Note this on all plans. 



 
• Street names on suitable poles shall be established and installed 

prior to construction above the foundation.  Note this on all plans. 
 

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

• Prior to construction above the foundation of non-residential 
buildings, an all-weather access road capable of supporting 35 
tons shall be provided.  Note this on all plans. 
 

• Free access (unobstructed) from the street to fire hydrants and to 
outside connections for standpipes, sprinklers, or other fire 
suppression equipment, whether permanent or temporary, shall 
be provided and maintained at all times. 
 

 
Recommendation:  
 
APPROVED w/Conditions  - that the above comments be addressed for 
Preliminary site plan and review.  
 
 
Sincerely, 

 
Andrew Copeland – Acting Fire Marshal 
City of Novi Fire Department 
 
 
cc: file 
 

 


