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March 24, 2023 
 
Chris McLeod, Planning Manager 
Department of Planning and   
Economic Development 
City of Rochester Hills 
1000 Rochester Hills Drive 
Rochester Hills, MI 48309-3033 
  
 

Subject: South Oaks Development (Sidwell No. 70-15-376-078) 
 Wetland Use Permit Review #5    
 Site Plans dated February 28, 2023  
 ASTI File No. 11482-48 
 
Applicant: Bruce Michael 
 

 
Dear Mr. McLeod: 
   
The above-referenced project proposes to construct nine residential structures on 4.74 
acres of land located along South Boulevard, west of Walnut Brook Drive and east of 
Crooks Road.  The site includes wetland regulated by the City of Rochester Hills and 
also likely regulated by the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE).   
 
ASTI has reviewed the site plans received by the City, dated February 28, 2023 (Current 
Plans), for conformance to the Wetland and Watercourse Protection Ordinance and the 
Natural Features Setback Ordinance and offers the following comments for your 
consideration.   
 
COMMENTS 
 
1. Applicability of Chapter (§126-500).  The Wetland and Watercourse Protection 

Ordinance is applicable to the subject site because the subject site is not included 
within a site plan which has received final approval, or a preliminary subdivision plat 
which received approval prior to January 17, 1990, which approval remains in effect 
and in good standing, and the proposed activity has not been previously authorized. 
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2. Wetland and Watercourse Determinations (§126-531).  This Section lists specific 
requirements for completion of a Wetland and Watercourse Boundary Determination. 
  
a. This review has been undertaken in the context of a Wetland and Watercourse 

Boundary Determination completed on the site, which was verified in the field by 
ASTI on July 18, 2022.  The Current Plans depict the on-site wetland to ASTI’s 
satisfaction.  Moreover, the Current Plans show the wetland delineation as 
shown on the Current Plans was completed by Barr Engineering on April 15, 
2021, which is to ASTI’s satisfaction.  The Applicant should be advised that 
wetland delineations are only considered valid by the City and EGLE for a period 
of three years.   

        
b. Three wetlands were found on-site (Wetlands B, C, and E).  Leuder’s Drain was 

observed off-site to the east.  Leuder’s Drain, which is under the jurisdiction of 
the Oakland County Water Resources Commissioner, exhibited defined bed and 
banks and was flowing on the day of the site inspection and, thus, meets the 
definition of a stream under Part 301, Inland Lakes and Streams and per the 
City’s Wetland and Watercourse Protection Ordinance.   
 
Wetland Quality Assessment 
 
Wetland B   
Wetland B is a scrub/shrub wetland located in the northern portion of the site.  
The tree layer of Wetland B was sparse and was dominated by the common 
native species of green ash (Fraxinus pennsylvanica).  The shrub layer was 
dense, dominated by the non-native species glossy buckthorn (Frangula alnus).  
The herbaceous layer was sparse and was dominated by the common native 
species of poison ivy (Toxicodendron radicans).  Overall, vegetation within 
Wetland B was dominated by non-native species (80%) with minor common 
native species inclusions (20%).  Soils within Wetland B were comprised of 
sandy loams and appeared to be undisturbed.  
       
Observations of primary wetland hydrology indicators within Wetland B were 
sparsely vegetated concave surfaces.  Neither ground water nor surface water 
were encountered within Wetland B on the day of the site inspection.  These 
hydrological indicators suggest Wetlands B detains small amounts of sporadic 
and seasonal localized surface water runoff from precipitation.  Wetland B is 
small (1,860 ft2) and isolated from other wetland areas, as well as Leuders Drain 
to the east.   
 
As shown on the Current Plans, Wetland B is not within any floodplain area and 
does not appear to have any significant flood storage potential.  Wetland B is not 
of significant size but is within 500 feet of the Leuders Drain, and thus, warrants 
regulation from the City.  Based on review of historical aerial photography, 
Wetland B appeared to be directly connected to Leuders Drain, likely before any 
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apparent historic drain maintenance activities were completed.  Wetland B is 
small, dominated by non-native species and likely only supports transient faunal 
usage by small wildlife and birds.  Based on these factors, it is ASTI’s opinion 
that Wetland B is of low ecological quality and function and should not be 
considered a valuable natural resource by the City. 
 
Wetland C 
Wetland C is a forested wetland located in the central portion of the site.  
Vegetation within Wetland C was dominated by the common native tree species 
of silver maple (Acer saccharinum) and American elm (Ulmus americana), which 
comprised approximately 80-90% of the total vegetation.  Scattered sapling 
trees, such as the native tree species of green ash and the invasive shrub 
species of glossy buckthorn, were also observed within Wetland C, generally in 
equal distribution.  The herbaceous layer was sparse and was dominated by the 
common native species of poison ivy.  Overall, vegetation within Wetland C was 
dominated by native species (90%) with minor non-native species inclusions 
(10%).  Soils within Wetland C were comprised of sandy loams and appeared to 
be undisturbed.  
  
Observations of primary wetland hydrology indicators within Wetland C included 
sparsely vegetated concave surfaces, water marks, and oxidized rhizospheres 
on living roots.  Neither ground water nor surface water was encountered within 
Wetland C on the day of the site inspection.  These hydrological indicators 
suggest Wetland C detains varying amounts of seasonal localized surface water 
runoff from precipitation and from overbank flows from the Leuders Drain.   
 
Wetland C is within the floodplain of the Leuders Drain as shown on the Current 
Plans.  Soils within Wetland C were generally sandy and loamy and appeared to 
be affected by regular inundation events, likely from precipitation and associated 
runoff from the residential developments to the west and north and from 
overbank events of the Leuders Drain to the east.  Wetland C is a portion of a 
larger City-regulated wetland system that extends to the east and is directly 
connected to the Leuders Drain; ASTI estimates that the total area of Wetland C 
is less than 1 acre in size.  Wetland C is part of a larger undeveloped tract of land 
that contains upland forests on- and off-site site, which combined with the 
presence of the Leuders Drain to the east, could provide limited wildlife habitat.  
Based on these factors, it is ASTI’s opinion that Wetland C is of medium-high 
ecological quality.   

 
Wetland E      
Wetland E is a forested wetland located in the southern portion of the site.  The 
tree layer of Wetland E was dominated by the common native species of 
cottonwood (Populus deltoides).  The shrub layer was dominated by the non-
native species of glossy buckthorn.  The herbaceous layer was sparse and 
dominated by the common native species of poison ivy.  Overall, vegetation 
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within Wetland E was dominated by common native species (60%) with 
significant inclusions of non-native species (40%).  Soils within Wetland E were 
comprised of sandy loams and appeared to be in a natural state.  
       
Observations of primary wetland hydrology indicators within Wetland E were 
sparsely vegetated concave surfaces.  Neither ground water nor surface water 
was encountered within Wetland E on the day of the site inspection.  These 
hydrological indicators suggest Wetland E detains small amounts of sporadic and 
seasonal localized surface water runoff from precipitation.  Wetland E is small 
(5,845 ft2) and isolated from other wetland areas and Leuders Drain to the east.   
 
As shown on the Current Plans, Wetland E is not within any floodplain area and, 
thus, does not appear to have any significant flood storage potential.  Wetland E 
is not of significant size but is within 500 feet of the Leuders Drain, and thus, 
warrants regulation from the City.  Based on review of historical aerial 
photography, Wetland E did not appear to be historically connected to Leuders 
Drain.  Wetland E is very small, dominated by non-native species and likely only 
supports transient faunal usage by small wildlife and birds.  Based on these 
factors, it is ASTI’s opinion that Wetland E is of low ecological quality and 
function and should not be considered a valuable natural resource by the City. 
            

3. Use Permit Required (§126-561).  This Section establishes general parameters for 
activity requiring permits, as well as limitations on nonconforming activity.  This 
review of the Current Plans has been undertaken in the context of those general 
parameters, as well as the specific requirements listed below. 
 
a. On-site wetland boundaries appear to be shown accurately on the Current Plans 

as inspected in the field by ASTI.  The Current Plans also depict all individual 
alpha-numeric wetland flagging for each wetland.       
     

b. All on-site wetlands are regulated by the City and likely EGLE, because they are 
all contiguous to the Leuders Drain, which meets the definition of a stream under 
Part 301.  
    

c. The Current Plans depict similar proposed wetland impacts from the previous 
submittal.  The Wetland, Floodplain, and 25’ Wetland Setback Disturbances table 
on Sheet S6 shows that 1,536 ft2 of Wetland B will be impacted, 5,845 ft2 of 
impacts to Wetland E, and 4,772 ft2 of impacts to Wetland C are proposed.  As in 
previous reviews, the drawing on Sheet S6 also indicates an apparent additional 
impact to Wetland C, which reads “662 ft2 proposed wetland filling.”  ASTI 
assumes this is a drawing error, which must be removed by the applicant.  
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d. The Current Plans indicate that the majority of Wetland B (1,536 ft2) and the 

entirety of Wetland E (5,845 ft2) will be impacted by the completion of the project.  
Wetlands B and E are small and of low ecological quality and function and, thus, 
ASTI recommends the City allow for these impacts.     
        

e. The Current Plans show that 4,772 ft2 of permanent impacts to Wetland C will 
result from the construction of the site access road, the placement of a retaining 
wall, and the installation of a 20-inch box culvert.  Wetland C is of medium-high 
quality and any impacts to this wetland should be minimized.  The Current Plans 
show a 20-inch box culvert is proposed within Wetland C.  This action will allow 
sheet flow from the remaining off-site portions of Wetland C to the west to 
maintain hydraulic connectivity with the Leuders Drain.  Furthermore, this action 
will not bisect Wetland C and cause unintended additional wetland impacts.  
Additionally, the Current Plans show a retaining wall at the Wetland C crossing.  
ASTI supports the construction of a retaining wall in this general area, which 
should minimize unplanned impacts to this wetland.  The Current Plans show the 
retaining wall along the edge of the road instead of within the wetland, which is to 
ASTI’s satisfaction.  Following these recommendations, impacts to the Wetland C 
in this area will be minimized.  Moreover, these impacts will be necessary to 
allow prudent engineering design for accessing to the northern portion of the 
Property per City standards.  Therefore, based on the comments above, ASTI 
recommends the City allow for these impacts. 
 

f. The Current Plans show that the outflow pipe from Detention Basin 2 is proposed 
to empty into the Leauuders Drain.  This proposed action qualifies for an 
exemption to the City’s Wetland and Watercourse Ordinance provided that: (1) a 
prior written notice is given to the City Engineer and written consent is obtained 
from the City Mayor prior to work commencing; (2) the work is conducted using 
best management practices (BMPs) to ensure flow and circulation patterns and 
chemical and biological characteristics of wetlands are not impacted; and (3) 
such that all impacts to the aquatic environment are minimized.  This is noted on 
the Current Plans to ASTI’s satisfaction.  This action may require a Part 301 
permit from EGLE and a permit from the Oakland County Water Resources 
Commissioner (OCWRC), which should be ascertained by the applicant.   

            
4. Use Permit Approval Criteria (§126-565).  This Section lists criteria that shall 

govern the approval or denial of an application for a Wetland Use Permit.  The 
following items must be addressed on a revised and dated Wetland Use Permit 
application and additional documentation submitted for further review: 

 
a. A Wetland Use Permit from the City is required for this project as proposed on 

the Current Plans.  It is likely that a Part 303 and Part 301 permit from EGLE and 
a permit from OCWRC are also required.  However, EGLE and OCWRC should 
be contacted to confirm this assertion.       
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5. Natural Features Setback (§21.23).  This Section establishes the general 
requirements for Natural Features Setbacks and the review criteria for setback 
reductions and modifications. 
 
a. The Current Plans appear to show the Natural Features Setback where 

applicable.  However, the Current Plans still show different names for the Natural 
Features Setback such as “25’ Natural Setback” and “Natural Features”, etc.  
The Applicant should complete a global change on future plans to show all 
Natural Features Setback areas labeled as such without multiple non-City 
approved versions.  The previous plan submittal included a table on Sheet S6 
labeled “25’ Natural Disturbances” all Natural Features Setback impacts in linear 
feet per City site plan requirements; this has now changed and no linear feet of 
Natural Features Setback impacts are shown.  ASTI assumes this is a drawing 
discrepancy; this information must be placed back on future plans.    
        

b. The majority of the Natural Features Setbacks around Wetland B (190 linear feet) 
and the entirety of the Natural Features Setback around Wetland E (425 linear 
feet) are proposed to be impacted as a result of the project.  The Natural 
Features Setback in these areas were generally comprised of young upland 
forest and upland scrub/shrub.  The tree layer in these areas were dominated by 
the common native tree species of linden (Tilia americana).  The shrub layer was 
thick and dominated by glossy buckthorn.  The herbaceous layer was varying in 
density and was dominated by the common native species of poison ivy and 
woodbine (Parthenocissus inserta) and the non-native species of garlic mustard 
(Alliaria petiolata), generally in equal distribution.  The Natural Features Setback 
around Wetlands B and E were dominated by non-native species (60%) with 
significant common native species inclusions (40%).  Due to the Natural Features 
Setback being dominated by thick non-native species, it should be considered a 
low-quality buffer to Wetlands B and E and, thus, recommend the City allow for 
these impacts.          
   

c. The Natural Features Setbacks around Wetland C was generally comprised of 
young upland forest.  These areas were dominated by vegetation of the common 
native tree species of linden, silver maple, box elder (Acer negundo), and black 
walnut (Juglans nigra).  The shrub layer was sparse and dominated by glossy 
buckthorn.  The herbaceous layer was varying in density and was dominated by 
the common native species of poison ivy and woodbine and the non-native 
species of garlic mustard, generally in equal distribution.  The Natural Features 
Setback around Wetland C was dominated by common native species (85%) 
with minor inclusions of non-native species (15%).  Due to the higher percentage 
of native species within the Natural Features Setback around Wetland C, it 
should be considered a medium quality buffer to Wetland C.  However, the only 
prudent access to the northern portion of the project area is dependent on 
crossing the Natural Feature Setback area associated with Wetland C.  The 
Current Plans propose 120 linear feet of Natural Features Setback impacts 
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around Wetland C.  Based on the information presented above, ASTI 
recommends the City allow for these impacts.     
    

d. The Current Plans show the limits of the “Natural Features” disturbance (ASTI 
assumes this is the Natural Features Setback for the purposes of this comment) 
and remaining on-site wetland will be demarcated with a barrier comprised of 
sections of split rail fence, boulders, and signage.  ASTI supports this action; this 
demarcation should help minimize any unplanned, post-development 
disturbances to remaining on-site wetlands and Natural Features Setback areas.  
ASTI re-iterates that a global name change showing Natural Features Setback 
areas named as such on all applicable sheets be completed on future plans to 
avoid any potential confusion during future plan reviews.  

 
 
RECOMMENDATION 
 
ASTI recommends the City approve the Current Plans only on the condition that the 
items in Comments 3.c, 5.a, and 5.d are addressed and shown on final site plans 
submitted to the City.  
 
 
Respectfully submitted, 
 
ASTI ENVIRONMENTAL 
 

    
Kyle Hottinger      Dianne Martin 
Wetland Ecologist     Vice President 
Professional Wetland Scientist #2927   Professional Wetland Scientist #1313 



FIRE DEPARTMENT
Sean Canto, Fire Chief

From: Vince Foisy
To: Planning Dept.

Date: March 28, 2023
Re: South Oaks Condos - Section #31 - Review #3    

APPROVED
The street names submitted on the drawings received from Planning on 03/22/2023 have been 
reviewed as follows:

The following name(s) is/are Approved:
Prefi
x

Street 
Name

Suffi
x

Rouge CT

NOTE: No street changes noted from last approval

The following name(s) is/are Not Approved:
Prefi
x

Street 
Name

Suffi
x

If you have any further questions please contact me at 248.841.2709 

________________________
VINCENT B. FOISY
Communication Systems Administrator

cc: File      
h:\data\
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Typical Evergreen replacement is to be 8 ft in
height.  Being that this is equivalent to a 2"
deciduous tree replacement in the ordinance and
keeping with this ratio, for specimen trees,
Evergreens that are 12' in height will count towards
3" of replacement of the 50% dbh at this specific
location
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excess tree replacement from planting larger trees
will not be allowed to count for mitigation of tree
removal at other development project.
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TO THE ENGINEERING DEPARTMENT FOR
REVIEW.
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REVIEW.
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sort
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Based on Nat. Resources
denial.  Also still awaiting
response from City Attorney
regarding condo/ownership
questions raised at
Planning Commission.
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ETBACK AREA = 67,724 SF
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EMOVED = 6,773 CF
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:

Site Plan Review
Reviewed for compliance to the City Ordinance,

Building and Fire Codes

Department         Reviewer

Planning
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City of Rochester Hills
Planning & Economic Development

Conditions and mark-ups noted throughout the plan set must be
addressed prior to final approval.

Approved
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SHEET INDEX
S-1     GENERAL & DIMENSION
S-2         GRADING PLAN (SOUTH)
S-3     GRADING PLAN (NORTH
S-4     UTILITY PLAN (SOUTH)
S-5     UTILITY PLAN (NORTH)
S-6     WETLAND PLAN

1. ALL CONSTRUCTION TO CONFORM AND COMPLY TO THE CURRENT STANDARDS AND
SPECIFICATIONS OF THE CITY OF ROCHESTER HILLS AND OTHER GOVERNMENT AGENCIES.

2. NO LOADING/UNLOADING REQUIRED FOR THIS TYPE OF DEVELOPMENT.
3. WASTE WATER DISPOSAL TO BE EXTENDED TO THE SITE AND DISCHARGED TO THE CITY
    ROCHESTER HILLS, OAKLAND COUNTY, MDEQ AND TOWNSHIP APPROVAL.   
4. WATER SUPPLY TO BE CONNECTED TO THE CITY OF ROCHESTER HILLS PUBLIC WATER SUPPLY.

6. A SOIL EROSION AND SEDIMENTATION PERMIT FROM OAKLAND COUNTY WATER RESOURCES

7. NO STREET LIGHTING PROPOSED. CARRIAGE LIGHTING ON EACH BUILDING ONLY.
8. SIGN DETAILS ARE TO BE PROVIDED TO THE CITY AND APPROVAL GRANTED PRIOR TO

THE PLACEMENT OF ANY SIGNS. SEE LANDSCAPE PLANS FOR SIGN DETAILS.
9. CLEAN STONE ENTRANCE DRIVES TO BE CONSTRUCTED AS FIRST PART OF CONSTRUCTION

PROVIDE ACESS FOR FIRE DEPARTMENT AND CONSTRUCTION TRAFFIC DURING CONSTRUCTION.
10. ALL SANITARY AND WATERMAIN WILL BE DEDICATED TO THE CITY OF ROCHESTER HILLS.
11. STORM SEWER DETENTION TO BE PROVIDED ON SITE WITH DETENTION PONDS DISCHARGING TO
    THE WALTON ROAD DITCHLINE.

GENERAL NOTES:

12. ALL REQUIREMENTS BY THE FIRE DEPARTMENT PER THE INTERNATIONAL FIRE CODE WILL BE MET.

5. TRASH DISPOSAL TO BE RESIDENTIAL COLLECTION.

13. BUILDINGS ARE NOT TO EXCEED 35' IN HEIGHT AND/OR 2 1/2 STORIES.
14. PROPOSED ROADS ARE TO BE PRIVATE AT NO POINT WILL THIS STREET BE ALLOWED TO BECOME

SOUTH OAKS SITE C

COMMISSION TO BE REQUIRED.

LOT TABLE:
     

FRONT        SIDE  
    LOT #        AREA      SETBACK   SETBACK

          1 

2  

          3

          4       

          5       

          6

          7

          8          
          9  

9,425 SF  25'   10'  

9,470 SF  10'  

9,515 SF  10'  

9,560 SF  10'  

9,605 SF  10'  

10,547 SF  10'  

10,372 SF  10'  

10,383 SF  10'  

13,473 SF  10'  

25'   

25'   

25'   

25'   

25'   

25'   

25'   

25'   

ACCORDING TO LOT SIZE VARIATION SECTI

  TOTAL
AVERAGE

92,347 SF  

10,260 SF  10'  25'   

LOT CONFIGURATION SCHEDULE:
REQUIRED AVG. PROVIDED

LOT SIZE

LOT WIDTH         

BUILDING HEIGHT      

9600 SF

   80 FT       

30 FT     

9855 SF

   87.2 FT       

30 FT     

PUBLIC OR TRANSFER OWNERSHIP TO THE CITY.

South Blvd.?

Keith Depp    248-841-2503                 Yes
DeppK@RochesterHills.org
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