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February 20, 2025 

 

Sean O’ Neil, Director 
Community Development Department 
Charter Township of White Lake 
7525 Highland Road 
White Lake, Michigan 48383 
 

RE:  Elizabeth Trace- Preliminary and Final Site Plan Review – 2nd Review 

Ref: DLZ No. 2545-7861-01   Design Professional: Alpine Engineering, Inc.  
 
  
Dear Mr. O’ Neil, 

Our office has performed a Preliminary and Final Site Plan review for the above-mentioned revised plan 
dated January 31, 2025  The plans were reviewed for feasibility and conformance with the Township 
Engineering Design Standards. 

General Site Information 

This 10.286 acre site is located on the south side of Elizabeth Lake Road and east of Union Lake Road.      

Site Improvement Information: 

 Construction of remaining condominium buildings: Two 5-plex buildings at 5,700 square foot each; 
Four 4-plex buildings at 4,560 square foot each.  

 Each unit shall have a garage and two parking spaces per unit. 
 Overflow parking areas and street are existing. 
 Water and sanitary sewer service are existing. 
 Storm water management facilities are existing. 

 
The following items should be noted with respect to Planning Commission review: 

Please note that comments from our January 21, 2025 review are in italics.  Responses to those comments 
are in bold.  New comments are in standard font. 
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a) The plan proposes patios to encroach in areas where there is existing storm sewer and likely storm 
sewer easements, although the Exhibit B to the Master Deed does not show easements for the storm 
sewer.  We note that the existing Master Deed (Article VI, Section 12) allows for patios at the rear of 
the units and that patios were constructed with the previously installed units.  The previous plan sets 
do not appear clear regarding the intent for patios, but the patios have been constructed with the 
existing units consistent with the Master Deed and are likely within the influence of existing storm 
sewer. Township engineering design standards require 10 feet minimum separation between storm 
sewers and buildings or a distance that would allow a 1:1 slope to the base of the foundation, 
whichever is greater. It is not clear that this restricts the proximity to a patio, however the Township 
may wish to require a license agreement or hold harmless agreement for patios installed within a 
storm sewer easement. Alternatively, the storm sewers may be able to be relocated to be away from 
influence of the patios. We defer further comment to Township DPS.   Comment remains.  The 
applicant has indicated the intent to sign a hold harmless agreement with the Township regarding 
placement of patios within the influence of the existing storm sewer.  We continue to defer to the 
DPS regarding this item. 

b) Units 61-63 and 65 propose patios in existing 10’ and 12’ wide DTE easements; Does the easement 
allow placement of patios within the DTE easement? A legal opinion should be provided by the 
applicant’s attorney supporting this activity.  Comment partially addressed.  The applicant has noted 
that DTE has no issue with encroachment of patios within the existing DTE easement.  Applicant 
noted an ‘attached DTE email;’ however, our office did not receive a copy of this email.  Please 
provide for project record. 

c) It appears that the proposed sanitary lead and cleanouts for Units 47-49 slightly encroach into the 
existing DTE easement.  Work within the easement will be likely during construction of the leads and 
cleanouts.  In addition, The proximity of sanitary lead and cleanout construction to the existing DTE 
easements for Units 54-55 and 61-64 will also likely require work within the DTE easements.   
Permission from DTE will be required for this work.  Comment partially addressed.  The applicant has 
noted that DTE has no issue with encroachment of patios within the existing DTE easement.  
Applicant noted an ‘attached DTE email;’ however, our office did not receive a copy of this email.  
Please provide for project record. 

d) The following existing overflow parking spaces do not appear to meet the minimum width 
requirement of 9’ per Township Zoning Ordinance 5.11Q: 1) Two spaces next to Unit 61; 2) 
Northernmost parking space near Unit 68.  In addition, it is not clear the intent regarding paving and 
(re) striping for all the overflow parking areas on the plan.  Some overflow areas are paved and the 
paving( example: near Unit 73- existing concrete) is in disrepair.  Other areas are grassed but have 
existing sidewalk adjacent to them (example: near Units 61 and 68 respectively). Please clarify the 
proposed intent.  Comment Addressed. The plan revisions clarify the intent to pave the parking 
areas that were previously grass.  

e) We defer to the Township as to whether any of the existing overflow parking spaces are required to 
be reserved/paved/striped as ADA spaces.  Comment partially addressed.  The overflow space 
adjacent to Unit 72 is now designated as an ADA space and appears to be dimensionally sufficient. 
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Please provide proposed dimensions and grading to demonstrate ADA compliance at the time of 
Final Engineering Plan submittal.  

f) Note 5 on plan sheet 3 indicates that “Basement Grinder Pumps will be required to service basement 
plumbing where required”. We assume these will be privately owned and maintained ejector pumps 
installed within the units due to the basement finished floor (BFF) elevations for all proposed units 
being lower than the proposed sanitary sewer lead inverts for each unit. Please confirm.  Comment 
addressed.  Applicant has confirmed that grinder pumps shall be privately owned and maintained. 

g) Is the existing storm system and detention basin in good condition and does the basin have the 
capacity specified on the original design plans? For reference, Article IV, Section 3(d) of the Master 
Deed discusses the requirement for the Association to maintain the storm system.  The applicant 
states the storm sewer system is functioning properly, will any additional investigation or 
information be required by the Township? 

h) Is there an existing Stormwater Maintenance Agreement?  If so, please provide a copy of this.  If there 
is not an existing agreement, we defer to the Township DPS as to whether such agreement shall be 
required per current ordinance requirements.  Comment remains.  The applicant acknowledges that 
there is not a stormwater maintenance agreement and that they will enter into such agreement. 

i) The grading was reviewed for general conformance with Township requirements.  A more detailed 
review shall be conducted on the Final Engineering Plan.  Comment remains. 

j) Sheet L-1- Proposed tree planting horizontal separation relative to water service leads shall be 
maximized.  In addition, there are several areas where trees are proposed to be planted directly over 
water service lines (example Unit 61).  Please relocate trees accordingly. 

 

Required Permits and Approvals 

The following permits and approvals will be required: 

1. SESC permit from OCWRC 
2. Permission from White Lake Township for any work within the existing watermain or sanitary sewer 

easements.   
3. Permission from DTE for work within existing easements. 
4. Executed Stormwater Maintenance Agreement and exhibit.  We defer to the Township DPS regarding 

this item. 
 
Recommendation 
 

There are a few items referenced above that require concurrence from the Township and a few that can be 
further clarified on the final engineering plan submittal. DLZ recommends approval of the Preliminary and 
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Final Site Plans subject to Township concurrence of above items, and subject to resolving remaining review 
comments with future Final Engineering Plan submittal set(s).   

Please feel free to contact our office should you have any questions. 

Sincerely, 

DLZ Michigan        

 

Michael Leuffgen, P.E.      Victoria Loemker, P.E. 
Department Manager      Senior Engineer 
 
 
cc: Andrew Littman, Community Development, via email 
 Matteo Passalacqua, Carlisle Wortman ,via email 
 Hannah Kennedy-Galley, Community Development, via email 
 Aaron Potter, DPS Director, White Lake Township, via email 
 Jason Hanifen, Fire Marshall, White Lake Township, via email 
 

X:\Projects\2025\2545\786101 White Lake Townshi\Elizabeth Trace-PSP,FSP Review.02\Review.02.docx 
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February 20, 2025 

Combined Preliminary – Final Site Plan Review 
for 

White Lake Charter Township, Michigan 
 

 

Applicant: PH Homes, Inc. 

Project Name: Elizabeth Trace  

Plan Date: December 20, 2024 

First Revision: January 31, 2025 

Location: 
South of Elizabeth Lake Road  
Parcel ID: 12-26-204-038 

Action Requested: Preliminary – Final Site Plan Combined Approval 

 

PROJECT NARRATIVE 

 
The applicant is requesting preliminary and final site plan approval to complete an existing multi-family 
condominium development along Elizabeth Lake Road, east of Union Lake Road. The site currently has 
nineteen (19) single family attached units within four (4) buildings. Forty-five (45) bedrooms are currently 
provided. Units provide two (2) and three (3) bedroom layouts. The first phase was approved in 2004. 
 
The application to complete the development proposes an additional six (6) buildings, twenty-six (26) 
units, and seventy-eight (78) bedrooms. All new units are proposed to be three (3) bedrooms. If approved, 
the total number of units will be forty-five (45) units and one hundred twenty-four (124) bedrooms. 
 
Attached single-family residential is a permitted use in RM-1.  
 
Phase two of the development is similar to what was proposed and approved in 2004 with the exception 
of proposed elevations. Final site plan approval is valid for two years. This review notes deficiencies in the 
second phase that were otherwise permitted or approved during the original review. The likely cause for 
these deficiencies is amended zoning standards over the past twenty (20) years. These items are noted as 
required waivers or variances in this report. 
 
Combined preliminary – final condominium site plans are reviewed by the Planning Commission. Planning 
Commission shall then make a recommendation to the Township Board of approval, approval with 
conditions or denial.  
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Items to be Address: None 
 

SITE DESCRIPTION 

 

Lot Area: 10.286 gross acres  

Frontage: Approx. 864.94 feet along Elizabeth Lake Road. 

Address: Grandview Circle (individual addresses TBD) 

Current Use: Single Family Attached Residential  
 

Aerial image of the site 
  

 
Source: NearMap October 6, 2024 

 
 
 
 
 
 
 
 
 
 
 
 

Parcel / 12-26-204-038 
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 North East South West 

Surrounding Zoning 
GB, General 

Business  

R1-D, Single 
Family 

Residential 

R1-D, Single 
Family 

Residential 

R1-D, Single 
Family 

Residential / GB, 
General Business 

Surrounding Land 
Uses 

Businesses 
Single Family 

Homes 
Single Family 

Homes  

Single Family 
Attached 
Housing / 
Businesses 

Future Land-Use Map  
Neighborhood 

Commercial 
Neighborhood 

Residential 
Neighborhood 

Residential  

Neighborhood 
Commercial / 
Neighborhood 

Residential 

 

Current Zoning RM-1, Attached Single Family Residential   

The Attached Single-Family Residential is designed to permit various attached 
single-family dwellings including row or townhouse dwellings and two-family 
or duplex dwellings. These areas should be located near shopping, community 
services and facilities, and major roads for good accessibility.  

 
Current Zoning Map 

  

 

 

 
 

Site 
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Future Land Use  Neighborhood Commercial  

Neighborhood Commercial: Provides neighborhood scale commercial establishments 
that have daily goods and services for residents. Creates centers of neighborhood life, 
encouraging a mix of compatible retail, service, office, and residential uses in a 
walkable environment.  

 

Future Land Use Map 
 

  

 

 
 

 
The proposal does not concur with the 2024 future land use map, however we acknowledge that a 
precedent has been set by allowing the first phase to be developed and/or past Master Plans may have 
designated this area for residential. 
 
Item to be Addressed: None 
 

NATURAL RESOURCES 

 
Topography:  Sheet 2 shows the existing site topography and the proposed grading plans. The 

entire site is relatively flat, ranging from nine hundred and forty-five (945) feet in the 
southeast corner to nine hundred and fifty-six (956) feet in the northeast corner. We 
note that the proposed grading will move the dirt to the west side and southwest 
corner of the site, however extensive grading will not be required. 

Site 
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We defer to Township Engineering for any concerns with the proposed grading plans 
as well as any issues cited regarding stormwater management and natural 
environment protection.  

Wetlands:   Sheets 1 – 4 and L-1 provide the overall location of wetlands present on the site. The 
wetlands are located on the east and southeast corner of the site near where the 
existing townhomes have been built. There are also wetlands in the west and 
southwest corner of the property.  Grading note (3) on Sheet 2 states that no work 
shall take place within the wetland areas. The building containing units 47 to 50 shows 
patios are within the twenty-five (25) foot wetland setback. This is not permitted per 
Section 3.11.Q. The response letter dated February 6, 2025, states the applicant will 
seek waivers/modifications to allow the patios as shown. A variance from the Zoning 
Board of Appeals to allow the patios within the twenty-five (25) foot wetland setback 
will be required. The Planning Commission does not have the ability to waive this 
requirement.  

Woodland:   Mature woodlands cover the majority of the site’s perimeter. The center of the site 
has been cleared where three (3) proposed condo buildings will be built.  

Soils:   Sheet 4 states that sandy soils are present on the site. 

Water:  Site does not contain any natural water bodies.  

General Notes: None  

Items to be Addressed:   
1) Any cited concerns from Township Engineering.  
2) A variance is required from the Zoning Board of Appeals to allow patios to be built within the 

twenty-five (25) foot setback. 
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AREA, WIDTH, HEIGHT, SETBACKS 

 
Lot calculations and setbacks are provided on Sheet 1. Standard bulk and lot regulations for the RM-1 
zoning district are set forth in Section 3.1.8. and Section 3.11. 
 
RM-1 Attached Single-family District Developmental Standards 

 

RM-1 Attached Single-
Family  

Required: Proposed:  Complies 

Building Setbacks    

Front 40 feet  Not Provided Unknown 

Side 
25 feet on one side 

/ 50 foot total of 
two sides 

40 feet (west side) Yes 

Rear 40 feet 40 feet Yes 

Wetland 25 feet 30 feet (building) Yes 

Between Buildings 

36 feet (120’ 
building) to 42 feet 
(150’ building) per 

Section 3.11.G 

20’6” to 36’1” No 

Back of Sidewalk / Curb 25 feet 25 feet Yes 

Building Height    

 
35 feet or 2 stories 
(whichever is less) 

28’ 9” tall Yes 

Lot Standards    

Minimum Lot Area 6.7 acres 6.7 gross acres Yes 

Minimum Lot Width 100 feet 864.94 feet Yes 

Maximum Lot Coverage 20% 11.6% Yes 

Depth to Width 4 to 1 Less than 1 to 1 Yes 

Floor Area    

One Bedroom 400 sqft N/A N/A 

Two Bedroom 700 sqft N/A N/A 

Three Bedroom 850 sqft 1,867 sqft Yes  

Four Bedroom 1,000 sqft N/A N/A 

Each additional 
bedroom 

150 sqft N/A N/A 

Each additional room 300 sqft N/A N/A 

 
As stated in the Natural Features portion of this review, Section 3.11.Q states no building or structure 
shall be located closer than twenty-five (25) feet to any regulated wetland, submerged land, watercourse, 
pond, stream, lake or like body of water. Per Sheet 1, units 47 through 50 are permitted, but the patios 
are not.  
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Section 3.11.G requires a distance of thirty-six (36) feet for the one hundred twenty (120) foot long 
buildings, and forty-two (42) feet for the one hundred fifty (150) foot long buildings. Buildings containing 
units 47-50 and 51-54 meet the thirty-six (36) feet requirement for one hundred twenty (120) foot long 
buildings. Buildings 51-54 and 55-59, 60-63 and 64-67, and 72-68 and existing building 42-46 do not meet 
the spacing requirements. The response letter dated February 6, 2025, states the applicant will seek a 
waiver/modification for this requirement. A variance will be required from the Zoning Board of Appeals 
as the Planning Commission cannot waive these requirements.  
 
Items to be Addressed: 

1) The distance between the side of unit 59 and the front property line should be provided on Sheet  
2) A variance is required from the Zoning Board of Appeals to allow the proposed distance between 

buildings 51-54 and 55-59, 60-63 and 64-67, and 72-68 and existing building 42-46.  

 

ACCESS & CIRCULATION 

 
Vehicle Access & Circulation 
 
The site is accessed exclusively via an existing ingress/egress drive located off Elizabeth Lake Road. A single 
twenty-four (24) foot drive forms a loop throughout the development. The entrance/exit from the 
development aligns with Shotwell Street which aids in the reduction of traffic circulation and left-hand 
turn. Distance from same side and opposite side drive intersections is compliant to current access 
standards. 
 
The existing site has incorporated deceleration right hand turn lanes. A left hand turn lane runs along 
Elizabeth Lake Road. We defer to Township Engineering however, given the original site plan was 
approved over twenty (20) years ago, the applicant should consult Oakland County Road Commission 
(RCOC) to confirm current safe circulation elements are sufficient to handle new unit traffic. The width of 
the access drive is twenty-seven (27) feet. 
 
An emergency access drive is shown on Sheet 1 near the northwest corner of the site. The response letter 
dated February 6, 2025, states the drive is clear and accessible as designed. We defer to Township 
Engineering and public safety to review the emergency access drive.  
 
Non-Motorized Access and Circulation 
 
Sections 5.20 and 5.21 provide requirements for site sidewalks and pathways. No sidewalks exist along 
Elizabeth Lake Road along the development’s frontage. A six (6) foot wide sidewalk is required. In the 
response letter dated February 6, 2025, the applicant states a variance will be sought to not install a 
sidewalk.  
 
An internal five (5) foot wide concrete sidewalk is shown to be extended around the interior island of the 
development.  
 
Public Transit 
 
No public transit is accessible near the site.  
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White Lake Township is served by the Western Oakland Transportation Authority which provides 
scheduled transportation for Township residents with specific needs.  
 
Items to be Addressed:  

1) Township Engineering concerns. 

2) Township Public Safety concerns. 

3) A six (6) foot sidewalk should be provided along Elizabeth Lake Road or a variance from the 

Zoning Board of Appeals will be required. 

4) Applicant should consult RCOC to confirm existing access is sufficient for traffic generated by 

new units. 

 

PARKING & LOADING 

 
Section 5.11 outlines requirements for off-street parking. Sheet 1 provides parking locations and 
calculations for residents, visitors, and overflow spaces. Parking is provided via two (2) garage spaces and 
two (2) driveway spaces per unit. Notes indicate that an additional twenty-two (22) parking spaces for 
guests and overflow parking are provided throughout the entire site.  
 
Between the existing and proposed parking, the site will provide a total of two hundred and two (202) 
spaces. Section 5.11.M requires at least 75% of the maximum allowable number of parking spaces. The 
maximum number of parking spaces required is two hundred sixteen (216) parking spaces. The total site 
parking meets these requirements, however the one (1) ADA accessible parking space shown opposite 
the site’s existing entranceway should be moved as it will require users to back into the entrance drive to 
exit the space.  
 
Items to be Addressed:  

1) ADA parking space across from existing site entrance should be moved per maneuverability 
concerns.  

 

ESSENTIAL SERVICES & UTILITIES 

 
Sheet 3 provides locations for existing and proposed utilities. Notes show the applicant will utilize existing 
water and sewer systems, the existing detention pond, and wetlands for stormwater storage. We defer 
to Township Engineering regarding any concerns of design and capacity.  
 
Five (5) existing Fire hydrant locations are shown on Sheet 3. We defer to Township Public Safety for any 
utility capacity or locations concerns. 
 
Units 50 and 51’s driveways are over the 20’ wide easement for sanitary sewer as shown On Sheet 1. Unit 
nine’s driveway also encroaches the easement, however this is an existing unit.  
 
Items to be Addressed:  

1) Any cited concerns of Township Engineering.  
2) Any cited concerns of Township Public Safety. 
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LANDSCAPING & SCREENING 

 
The applicant has provided a landscape plan on Sheets L-1 and L-2. The proposed landscaping will line the 
west and southwest side of the site, and in front of new units. Section 5.19.B outlines general provisions 
for site landscaping.  
 
Section 5.19.D provides requirements for screening along property lines as it relates to adjacent districts 
and are reviewed below.  
 
Greenbelts 
 

Property Line Required Provided Complaint 

North (ROW)  ROW Greenbelt Not Provided / 
Waiver Required 

TBD 

East (R1-D) N/A due to existing development and 
vegetation. 
 

N/A N/A 

South (R1-D) Land Form Buffer or Buffer Strip and Screen 
Wall or Obscuring Fence as defined in Section 
5.19 
 

3 evergreen trees / 
Waiver Required 

TBD 

West (GB & 
RM-1) 

Land Form Buffer or Buffer Strip and Screen 
Wall or Obscuring Fence as defined in Section 
5.19 

8 evergreen trees / 
Waiver Required 

TBD 
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An aerial of the site is provided below for reference. 
 

 
Source: NearMap October 7, 2024 

 
Interior Landscaping 
 
Interior landscaping areas are required to equal at least fifteen (15) percent of the total lot area. One (1) 
large deciduous, small ornamental deciduous, or evergreen tree and five (5) shrubs shall be planted for 
every three hundred (300) square feet of required interior landscaping area. 
 

Standard Required  Provided  Complaint 

Lot Area  43,675 sqft (15%) 27,700 sqft No 

Deciduous Trees 145 trees 13 No 

Shrubs 725 shrubs 78 No 

 
The lot area calculation should be 15% of the total lot area as required by Section 5.19 E. It is likely that 
the existing vegetation aids in the intent of this requirement, but a waiver is required to allow for the 
interior landscaping as proposed. 
 
Parking Lot Landscaping 
 
There are no off-street parking areas containing ten (10) or more spaces.  
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Minimum Plant Size 
 
The proposed plantings meet the requirements of Section 5.19.H. 
 
Trash Receptacles  
 
None. 
 
Recreations Space 
 
Per Section 3.11.C, nine thousand four hundred (9,400) square feet of recreation space is required. 
Twenty-five thousand eight hundred forty (25,840) square feet of recreation space is provided.  
 
Entryway Landscaping 
 
The entrance drive currently provides two small, landscaped beds backed by brick walls.  
 
Mechanical Equipment Screening 
 
There are two (2) transformers on site. Sheet L-2 provides a plan showing the proposed transformer 
landscaping and eight (8) evergreen shrubs will be planted two (2) feet away from the transformers to 
provide screening. There is an optional row of four (4) evergreen shrubs planted eight (8) feet away from 
the transformers.  
 
Fencing 
 
No fences are proposed at this time. 
 
Items to be Addressed:  

1) Notes on Sheet L-1 should be updated to show the correct total lot area requirements.  
2) Planning Commission to consider waiver to allow for proposed greenbelt landscaping. 
3) Planning Commission to consider waiver to allow for proposed interior landscaping. 

 

LIGHTING & NOISE 

 
Lighting Requirements 
 
views indicate no site lighting is utilized in the existing portion of the site. A note should be added to Sheet 
1 stating no site lighting is proposed for phase 2.  
 
Noise Requirements 
 
Noise standards are provided in Section 5.18.A. We do not cite any noise concerns with this proposal. 
 
Items to be Addressed:  

1) A note should be added to Sheet 1 indicating no site lighting is proposed. 
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SIGNAGE 

 
An existing monument sign exists at the Elizabeth Lake Road entrance. No modifications to the existing 
sign or new signage are proposed.  
 
Items to be Addressed: None. 
 

ARCHITECTURE & LAYOUT 

 
Elevations and proposed materials are provided in the Elizabeth Trace Elevations and Elizabeth Trace Front 
Facade PDF. The proposed materials for the new condo buildings are Northampton Colored Friendship 
Brick, Heritage Linen Colored Horizontal American Harold Siding, and Certain Teed Landmark Dimensional 
Colored Driftwood Shingles. These materials appear to be compatible with the existing buildings on site.  
 
The following recommendations are proposed to improve the aesthetic harmony between the proposed 
and existing buildings.  
 

1. The amount of brick on the rear, and side elevations should be comparable with the existing 
buildings. 
 

 
Existing Condominium Building 

 
Proposed Condominium Buildings 
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Existing Condominium Building 

 
Proposed Condominium Building 
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Existing Condominium Building 

 

 
Proposed Condominium Building 

 

Items to be Addressed:  

1) Recommendation that the brick coverage on the rear, and side of the proposed elevations should 

be comparable to the existing buildings. 
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CONDOMINIUM DOCUMENTS 

 

The original condominium master deed is dated May 25th, 2004. An amendment was made December 3rd, 

2018. Other than the deficiencies noted in this review, site design generally conforms to requirements 

outlined in Section 6.1. We defer to Township Engineering for any site design items needing to be 

addressed. 

 

Items to be Addressed:  

1) Concerns cited by Township Engineering. 

2) Concerns cited by Township Counsel. 

 

SUMMARY 

 
The combined preliminary – final site plan is substantially complete. We recommend the application be 
presented to the Planning Commission for consideration of approval, approval with conditions, or denial.  
 
For reference, we have noted all waivers and variances required for the current site plan.  
 
Recommendations outlined in the summary are meant to foster a conversation between the applicant 
and the Planning Commission about possible improvements to development. Unless cited as concerns by 
other agencies, these recommendations are not affiliated with any zoning requirements and therefore 
cannot be required of the development.  
 
Required Variances 

 
Below is a list of variances required from the Zoning Board Appeals for the current proposal to be 
approved: 
 

1) A variance is required to allow proposed patios in the wetland setback per Section 3.11.Q. 
2) A variance is required to allow the proposed distance between buildings 51-54 and 55-59, 60-63 

and 64-67, and 72-68 and existing building 42-46 per Section 3.11.G. 

3) A variance is needed to waive the sidewalk requirement along Elizabeth Lake Road. 
 
Waivers / Modifications / Determinations 

 
Below is a list of waivers for the Planning Commission to approve or deny.  

 
1) Planning Commission to consider waiver to allow for proposed greenbelt landscaping. 
2) Planning Commission to consider waiver to allow for proposed interior landscaping. 

 
Possible Conditions 

 
Below is a list of conditions the Planning Commission can consider if approving the revised preliminary – 
final site plan: 
 

1) Any cited concerns from Engineering. 
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2) Any cited concerns from Public Safety. 
3) Any cited concerns from Legal Counsel. 
4) The distance between the side of unit 59 and the front property line should be provided on Sheet 

1.   
5) Notes on Sheet L-1 should be updated to show the correct lot area requirements. 
6) A note should be added to Sheet 1 indicating no site lighting is proposed. 

 
Recommendations  

 
1) Recommendation that brick coverage on the rear, and side of the proposed elevations should be 

comparable to the existing buildings. 

2) ADA parking space across from existing site entrance should be moved per maneuverability 

concerns.  

3) Applicant should consult RCOC to confirm existing access is sufficient for traffic generated by 

new units. 

 
Respectfully, 

 
 
 



 

Site / Construction Plan Review   
 
To: Sean O’Neil, Planning Department Director 
 
Date: 2-19-2025 
 
Project: Elizabeth Trace 
  
Job #:  03-180.1 
 
Date on Plans: 1-31-2025                                                                                                                                             
_____________________________________________________________________________________ 
The Fire Department has the following comments with regards to the 2nd  review of preliminary site plans for the project 
known as Elizabeth Trace 
 

1. The Fire Department has no comments at this time.  
 

  
 
 

 
 
 
Jason Hanifen 
Fire Marshal 
Charter Township of White Lake 
(248)698-3993 
jhanifen@whitelaketwp.com 
 
Plans are reviewed using the International Fire Code (IFC), 2015 Edition and Referenced NFPA Standards.  
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1) FRANCHISE UTILITIES TO BE UNDERGROUND. 2) STORM WATER DETENTION ACCOMMODATED WITHIN EXISTING DETENTION BASIN. 3) SANITARY SEWER SERVICE IS PROVIDED VIA EXISTING SEWER. 4) WATER MAIN SERVICE IS PROVIDED VIA EXISTING WATER MAIN. 5) TRASH COLLECTION TO BE CURBSIDE. 6) OUTDOOR LIGHTING TO BE PROVIDED VIA ONE LIGHT ON EACH SIDE OF THE ONE LIGHT ON EACH SIDE OF THE GARAGE AND ONE LIGHT IN THE CENTER OF THE PORCH CEILING.  7) STREETS SHALL BE POSTED WITH "NO PARKING" SIGNAGE.  ALL NO PARKING SIGNS SHALL MEET MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICE STANDARDS. RELOCATE EXISTING SIGNS, AS NECESSARY, FOR SIDEWALK  CONSTRUCTION.
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1.  A PERMIT MUST OBTAINED FROM THE R.C.O.C. PERMIT DIVISION PRIOR TO ANY WORK BEING DONE ALONG EXISTING COUNTY ROADS. 
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1) ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE CURRENT STANDARDS AND SPECIFICATIONS OF WHITE LAKE CHARTER TOWNSHIP. 2) THE DEVELOPER SHALL CONTACT THE TOWNSHIP PLANNING DEPARTMENT AT (248) 698-3300 TO SCHEDULE A PRE-CONSTRUCTION MEETING. THE DEVELOPER'S PRIME SITE CONTRACTOR SHALL ATTEND.  A COPY OF ALL PERMITS MUST BE SUBMITTED TO THE PLANNING DEPARTMENT PRIOR TO SCHEDULING THE MEETING. 3) THE CONTRACTOR SHALL CONTACT THE TOWNSHIP ENGINEER AT (248) 334-9901 48 HOURS PRIOR TO THE BEGINNING OF CONSTRUCTION.  THE CONTRACTOR SHALL KEEP THE INSPECTOR APPRAISED OF THE NEED FOR INSPECTION ON A DAY BY DAY BASIS.  LACKING SPECIFIC SCHEDULING WITH THE INSPECTOR, THE CONTRACTOR SHALL GIVE 48 HOURS NOTICE TO THE TOWNSHIP ENGINEER PRIOR TO RE-COMMENCING WORK REQUIRING INSPECTION.  FAILURE TO INFORM THE INSPECTOR OR THE TOWNSHIP ENGINEER OF A WORK CANCELLATION MAY RESULT IN A ONE HALF DAY INSPECTION CHARGE TO THE DEVELOPER.  THE CONTRACTOR SHALL CALL (248) 844-5400 TO SCHEDULE SANITARY SEWER MAIN LINE INSPECTION. 4) ALL WATERMAIN OR SANITARY WORK WILL REQUIRE FULL TIME INSPECTION.  FULL TIME INSPECTION WILL GENERALLY BE REQUIRED FOR UNDERGROUND STORM SEWER CONSTRUCTION, CONCRETE CURBING AND PAVING OPERATIONS.  SITE GRADING AND DETENTION BASIN CONSTRUCTION WILL GENERALLY BE INSPECTED ON AN INTERMITTENT BASIS. 5) THE CONTRACTOR SHALL CONTACT MISS DIG AT (800) 482-7171 72 HOURS IN ADVANCE OF CONSTRUCTION TO HAVE EXISTING UNDERGROUND FACILITIES LOCATED.  CONTRACTOR SHALL CONTACT THE WHITE LAKE TOWNSHIP WATER DEPARTMENT AT (248) 698-3300 EXT. 165 SEPARATELY 72 HOURS IN ADVANCE OF CONSTRUCTION TO HAVE WATER UTILITIES LOCATED. 
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NOTES: 1. IF THIS INSTALLATION IS TO BE AROUND THE PERIPHERY OF STREET, POST AND/OR SIGN SHOULD BE A MINIMUM OF 4 FEET BEHIND FACE OF CURB OR SIDEWALK. 2. ALL NO PARKING SIGNS SHALL MEET MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICE STANDARDS. 
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Part of the Northeast 1/4 of Section 26, Town 3 North, Range 8 East, White Lake Township, Oakland County, Michigan.  Further described as: Beginning at a point on the North line of Section 26 (Elizabeth Lake Road) distant N89°46'40"W 1334.66 feet and S89°49'00"W 165.00 feet from the Northeast Corner of said Section 26; thence continuing S89°49'00"W 100.15 feet; thence S63°25'09"W 764.79 feet measured (S63°23'00"W 764.75 feet deed), the last two courses being along the centerline of Elizabeth Lake Road; thence S26°37'00"E 289.68 feet measured, (289.60 feet deed); thence S27°07'00"E 183.80 feet to a found monument being on the Northerly line of Finley Acres No. 2 Subdivision as recorded in Liber 136 of Plats, Page 7 of the Oakland County Records; thence N63°22'30"E 271.42 feet measured (271.31 recorded) along said Northerly line of said Finley Acres No. 2 Subdivision; thence S65°01'23"E 516.47 feet measured, (S65°04'30"E 516.90 feet deed, 516.50 feet platted), along the Northerly line of said Finley Acres No. 2 Subdivision and also the Northerly line of Finley Acres No. 1 Subdivision as recorded in Liber 130 of Plats, Page 1 of the Oakland County Records; thence N01°38'37"E 334.45 feet measured, (N01°35'20"E 334.56 feet deed); thence S89°49'00"W 165.00 feet; thence N01°38'37"E 528.00 feet measured, (N01°35'20"E 528.00 feet deed) to the point of beginning.  Containing 10.286 Acres of land.  Subject to the rights of the public in and to that part of the above described property known as Elizabeth Lake Road.  Also subject to any and all other easements of record.
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EACH INDIVIDUAL PARKING SPACE SHALL BE DELINEATED BY DUEL STRIPES, TWO FEET APART CENTERED ON THE DIVIDING LINES AND PAINTED WHITE. STRIPING FOR HANDICAPPED PARKING SPACES SHALL BE BLUE AND MARKINGS FOR NON-HANDICAPPED PARKING SPACES SHALL BE WHITE. WHERE A HANDICAPPED PARKING SPACE ABUTS A NON-HANDICAPPED SPACE, THE TWO SPACES SHALL BE SEPARATED BY ABUTTING BLUE AND WHITE STRIPES. 
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LDESCRIPTION PER DETROIT EDISON PROPERTY SURVEY, DATED 12-14-89

Part of the Northeast 1/4 of Section 26, Town 3 North, Range 8 East, White Lake Township, Oakland County, Michigan.
Further described as:
Beginning at a point on the North line of Section 26 (Elizabeth Lake Road) distant N89°46'40"W 1334.66 feet and
S89°49'00"W 165.00 feet from the Northeast Corner of said Section 26; thence continuing S89°49'00"W 100.15 feet;
thence S63°25'09" W 764.79 feet measured (S63°23'00"W 784.75 feet deed), the last two courses being along the
centerline of Elizabeth Lake Road; thence S26°37'00"E 289.68 feet measured, (289.60 feet deed); thence S27°07'00"E
183.80 feet to a found monument being on the Northerly line of Finley Acres No. 2 Subdivision as recorded in Liber 136
of plats, page 7 of the Oakland County Records; thence N63°22'30"E 271.42 feet measured (271.31 record) along said
northerly line of said Finley Acres No. 2 Subdivision; thence S65°01'23"E 516.47 feet measured, (S85°04'30"E 515.90
feet deed, 516.50 feet platted), along the northerly line of said Finley Acres No. 2 Subdivision and also the northerly line
of Finley Acres No. 1 Subdivision as recorded in Liber 130 of plats, page 1 of the Oakland County Records; thence
N01°38'37"E 334.45 feet calculated, (N01°35'20"E 334.56 feet deed); thence S89°49'00"W 165.00 feet; thence
N01°38'37"E 528.00 feet measured, (N01°35'20"E 528.00 feet deed) to the point of beginning.  Containing 10.286 Acres
of land.  Subject to the rights of the public in end to that part of the above described property known as Elizabeth Lake
Road.  Also subject to any and all other easements of record.

SITE CONTAINS SANDY SOILS
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1"=50'

L-1

Existing Zoning RM-1

Land Use Buffer A-2
  Buffer Length  662' (South and West)
  Deciduous Trees Required 22 Trees (662 / 30)
  Deciduous Trees Provided 0 Trees (Waiver Requested)
  Evergreen Trees Required 22 Trees (662 / 30)
  Evergreen Trees Provided   11 Trees (Waiver Requested)
  Shrubs Required 176.5 Shrubs (662 / 30) x 8
  Shrubs Provided 0 Shrubs (Waiver Requested)

Interior Open Space
  Remaining Undeveloped Land
  Exclusive of Wetlands 162,000 s.f.
  Open Space Required 24,300 s.f. (162,000 x 15%)
  Open Space Provided 27,700 s.f.
  Trees Required 81 Trees (24,300 / 300)
  Trees Provided 13 Trees (Waiver Requested)
  Shrubs Required 405 Shrubs (24,300 / 300) x 5
  Shrubs Provided 78 Unit Shrubs (Waiver Requested)

Note:
No Site Lighting is Proposed.
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4.

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

15.

16.

17.

18.
nursery on loam soil.

10.

12.

13.

14.

11.

5.

9.

8.

7.

6.

LANDSCAPE NOTES
1.

2.

3.

EVERGREEN TREE PLANTING DETAIL

4"

DECIDUOUS TREE PLANTING DETAIL

4"

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

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

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

MOUND EARTH TO FORM SAUCER

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF
THE PLANT MATERIAL.
REMOVE EXCESS DIRT
FROM ROOT FLARE.

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

TREE PIT = 3 x 
ROOTBALL WIDTH

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

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

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

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

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

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

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE
PLANT MATERIAL.
REMOVE EXCESS DIRT
FROM ROOT FLARE.

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

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

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

TREE PIT = 3 x 
ROOTBALL WIDTH

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

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

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

SHRUB PLANTING DETAIL

4"

6"

NOT TO SCALE

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

MOUND EARTH TO FORM SAUCER

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

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

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

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

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

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

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

TREE STAKING DETAIL
Not to scale

STAKING/GUYING LOCATION

STAKING DETAIL
GUYING DETAIL

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

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

STAKES AS SPECIFIED 3 PER
TREE

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

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

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

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

MOUND EARTH TO FORM SAUCER

TRANSFORMER SCREENING DETAIL
Not to scale
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8'
MEDIUM SHRUB (TYP.)

TRANSFORMER (TYP.)

OPTIONAL ROW

MULTI-STEM TREE PLANTING DETAIL
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SET STAYS ABOVE FIRST
BRANCHES, APPROX. HALFWAY
UP TREE (SEE DETAIL)

STAKES TO EXTEND 12" BELOW
TREE PIT IN UNDISTURBED
GROUND

SCARIFY SIDES TO 4"
DEPTH AND RECOMPACT

PLANT MIXTURE AS SPECIFIED

MOUND TO FORM SAUCER

12" MIN.

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

NOTES:

3 STAKES PER TREE MAX.

LACE STRAPS TOGETHER WITH
SINGLE STAY

PLAN

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

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

2" SHREDDED BARK

METAL EDGING

FINISHED GRADE

SHRUBS TO BE EVERGREEN AND EQUAL TO THE UTILITY CABINET HEIGHT
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