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CITY MANAGER APPROVA/f /

BACKGROUND INF~ION: The petitioner is requesting consideration of a Planned
Rezoning Overlay (PRO), in conjunction with rezoning request 18.676. The PRO acts as a zoning
map amendment, creating a "floating district" with a conceptual plan attached to the rezoning of the
parcel. As part of the PRO, the underlying zoning is changed, in this case to RM-2 as requested
by the applicant, and the applicant enters into a PRO Agreement with the City, whereby the City
and the applicant agree to any deviations to the applicable ordinances and tentative approval of a
conceptual plan for development for the site. After final approval of the PRO plan and agreement,
the applicant will submit for Preliminary and Final Site Plan under the typical review procedures.
The PRO runs with the land, so future owners, successors, or assignees are bound by the terms of
the agreement, absent modification by the City of Novi. If the development has not begun within
two years, the PRO concept plan expires, the zoning reverts back and the agreement becomes
void.

The parcels in question are located on the south side of 12 Mile Road, between Wixom Road and
Napier Road in Section 18 of the City of Novi. The property totals 115.89 acres and the applicant
is proposing to rezone all or portions of four parcels. The current zoning of the parcels is 1-1, Light
Industrial, R-1, One-Family Residential and RA, Residential Acreage. The parcels and their
existing zoning are identified in the attached maps.

The applicant is proposing this rezoning to facilitate the construction of a 230 unit duplex
residential development (Nicoleena Estates) and a Catholic girl's high school (St. Catherine of
Siena) along with an associated convent and Catholic Educational Research Center on the site in
the future. Currently, some portions of the proposed site are zoned 1-1, which does not permit the
proposed uses. In addition, the existing residential zoning (RA and R-1) of other portions of the
development does not permit the proposed density. A school is a Special Land Use in the RM-2
district.

As part of the PRO, the applicant is required to provide a public benefit that would demonstrate
more than just the usual benefits associated with standard rezoning and development of the
property. The developer has agreed to pave Twelve Mile Road along the property to be rezoned
and along the north-south link where connection to tlie existing pavement will be made. This
would include any and all stormwater drainage to facilitate the road system. Cross sections for the
proposed pavement have been included in the attached packet. For additional items listed as
public benefits and for the PRO conditions, please see the attached information provided by the
applicant and the Plan Review Center reports.

This matter was brought before the Planning Commission for their comment on November 7th
,

2007. Due to some unforeseen circumstances regarding the public hearing notification, the public
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hearing was postponed until the November 28th, 2007 meeting. However, the applicant still wished
to gather the preliminary comments of the Planning Commissioners at the November yth, 2007
meeting. Relevant minutes are attached.

This matter was brought before the Planning Commission for a pUblic hearing and their
recommendation on November 28th, 2007. At that time, the Planning Commission made a positive
recommendation to rezone the property with the PRO to the R-4, One-Family Residential District
with the applicant meeting the density standards of the R-4 District (3.33 units per acre) and that·
duplexes be allowed as a deviation from the ordinance standards for a one-family district. The
proposed density of Nicoleena Estates Is presently 3.6 units per acre. The applicant would have to
reduce the proposed Nicoleena Estates by 18 units to obtain a density of 3.33 units per acre. The
school, convent and research center would all be permitted in the R-4 District.

The Master Plan for Land Use review recently conducted by the Community Development
Department, the Planning Commission and the planning consultant team studied the subject
properties in depth. The final recommendation endorsed by the Planning Commission at the
December 12'h, 2007 meeting was for R-4 density on the west part of the subject property and
"educational facility" on the east part of the subject property. ("Educational facility" is a land use
designation on the Future Land Use map but is not a Zoning District. Educational facilities are
permitted as a special land use in all of the residential zoning districts.) This option was consistent
with the Planning Commission recommendation made for the rezoning and PRO request two
weeks earlier.

The Community Development Department suggests that the City Council consider four options: the
applicant's original request for RM-2, High-Density, Mid-Rise, Multiple-Family Residential zoning
(maintaining the current proposed density of 3.6 units per acre); the staff's recommendation for RT,
Two Family Residential (or any lesser Single Family Residential designation); the Planning
Commission's recommendation for the R-4, One-Family Residential zoning with the necessary
ordinance deviations and revising the concept plan to accommodate the maximum density of 3.3
units per acre; or the applicant's revised request as presented in the letter dated December 19,
2007.

The applicant's revised request indicates that the applicant seeks rezoning of 51.89 acres to RM-2
(for the property proposed to be developed with St. Catherine's of Siena), and rezoning of the
remaining 64 acres to RT (for the property proposed to be developed with Nicoleena Estates), with
the necessary provisions of the Planned Rezoning Overlay. A copy of the December 19 letter is
attached.

A summary of the four options for consideration by the City Council is as follows:

Option 1 (Developer's): Approval of Zoning Map Amendment 18.676 with Planned Rezoning
Overlay (PRO) SP 07-33A from the applicant, Lakeside Oakland Development, to rezone property
located south of Twelve Mile Road, west of Wixom Road from 1-1, Light Industrial, R-1, One-Family
Residential and RA, Residential Acreage to RM-2. High-Density, Mid-Rise. Multiple-Family
Residential and consideration of the PRO Concept Plan.

Option 2 (planning Commission): Approval of Zoning Map Amendment 18.676 with Planned
Rezoning Overlay (PRO) SP 07-33A from the applicant, Lakeside Oakland Development, to
rezone property located south of Twelve Mile Road, west of Wixom Road from 1-1, Light Industrial,
R-1, One-Family Residential and RA, Residential Acreage to R-4, One-Family Residential and
consideration of the PRO Concept Plan subject to the applicant adjusting the density of the
proposed Nicoleena Estates to 3.3 units per acre and duplexes being permitted as a deviation from
the Ordinance.

Ql:>tion 3 (Stam: Approval of Zoning Map Amendment 18.676 with Planned Rezoning Overlay
(PRO) SP 07-33A from the applicant, Lakeside Oakland Development, to rezone property located
south of Twelve Mile Road, west of Wixom Road from 1-1, Light Industrial, R-1, One-Family
Residential and RA, Residential Acreage to RT, Two Family Residential, or any of the Single
Family Residential zoning designations, and consideration of the PRO Concept Plan.
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Option 4 (Revised Developer's): Approval of Zoning Map Amendment 18.676 with Planned
Rezoning Overlay (PRO) SP 07-33A from the applicant, Lakeside Oakland Development, to
rezone property located south of Twelve Mile Road, west of Wixom Road from 1-1, Light Industrial,
R-1, One-Family Residential and RA, Residential Acreage to RM-2, High-Density. Mid-Rise.
Multiple-Family Residential for the easterly 51.89 acres (parcels 3 and 4 on applicant's exhibit),
and RT, Two Family Residential for the westerly 64.00 acres (Parcel 5 on the applicant's exhibit)
and consideration of the PRO Concept Plan.

The proposed Rezoning with PRO agreement will come back before City Council at a subsequent
meeting for final approval of the draft agreement and zoning, reflecting the decision of the Council
at the January ih, 2008 meeting.

MENDED ACTI ning Map Amendment 18.676 wit
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Mayor Landry
Ma or Pro Tem Ca ello
Council Member Crawford
Council Member Gatt

Council Member Mar olis
Council Member Mutch
Council Member Staudt
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LETTER FROM APPLICANT
DECEMBER 19, 2007
(REVISED REQUEST)
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December 19, 2007

NOVIOFFICE
26200 TOWN CENTER DRIVE

SUITE 145
P.O. BOX 352

NOVI, MICHIGAN 48375·0352
TELEPHONE (248) 349·8050

Mayor David B. Landry
And Members of the Novi
City Council
45175 W. Ten Mile Road
Novi, MI 48375

RE: St. Catherine of Sienna Academy/Nicoleena Estates Planned Rezoning Overlay
SP No. 07-33/Rezoning 18.676

Dear Mayor Landry and Members of the Novi City Council:

On behalf of my client, Lakeside Oakland Development, LLC, its owner, Frank Pellerito and
on behalf of the Dominican Sisters of Mary, Mother of the Eucharist, it is my pleasure to
submit to you the following information to assist you in making a decision for approval of
the requested rezoning with the limitations provided by the Planned Rezoning Overlay
Contract. Please note that we have modified the rezoning request based upon the positive
recommendation received from the Planning Commission and based upon discussions with
the City Attorneys office.

SUMMARY OF REASONS FOR REZONING
WITH A PRO OVERLAY

In accordance with the requirements ofZoning Ordinance Section 3402, it is acknowledged
that the City and the Applicant will benefit if a Site Plan, along with conditions and
limitations that may be relied upon by the City, can be proposed as part of a Petition for
Rezoning. The Applicant has simultaneously filed such an Application for Change of
Zoning. The Applicant is seeking a site specific use as authorized byMCL 125.584 (b) so
as to accomplish, among other things, the objectives of the Zoning Ordinance through a
land development project review process based upon the Application of site planning
criteria to achieve integration of the proposed land development project with the
characteristics of the project area.

Currently, Lakeside Oakland Development, LLC owns approximately 140.46 acres as
shown on the attached drawing. That map identifies five parcels that are owned by the
Applicant.
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• Parcel 1 consists of 15.36 acres and is currently zoned B-2. It is not part of the
current rezoning but is shown for other purposes mentioned later.

• Parcel 2 totals 16.90 acres and is identified as Parcel 22-18-200-020. This parcel is
split by two different Zoning Districts. There are 9.21 acres in the B-2 Zoning
District which is not being sought to be rezoned. The remaining 7.69 acres is
currently zoned 1-1 and that is part of the rezoning-PRO request to be rezoned from
1-1 to RM-2.

• Parcel 3 consists of 39.20 acres identified as Parcel 22-18-200-017. 39.09 acres
are currently zoned asl-1 and 0.11 acres is currently zoned R-1. The entire
acreage is sought to be rezoned to RM-2 with the PRO Overlay.

• Parcel 4, identified as Parcel No. 22-16-100-005 consists of five acres and is
currently zoned RA. This property is also owned by the Applicant and is sought to
be rezoned to RM-2 with the PRO Overlay.

• Parcel 5 contains 64.00 acres. Currently 23.68 acres are zoned as RA and 40.32
acres are zoned as R-1. This is Parcel No. 22-18-100-006. This acreage is also
owned by the Applicant and is being proposed to be rezoned to RT-2 with the PRO
Overlay. Please note that the original proposal to rezone this 64.00 acres to RM-2
is being modified to a zoning of less density, RT.

The Applicant does not own the parcel south of Twelve Mile identified as 22-18
100-004 which is currently zoned RA. The owners of this property who have been
advised of this rezoning are in favor of the rezoning request.

The purpose of the rezoning is to allow Lakeside Oakland Development, LLC to
make an appropriate donation to the Dominican Sisters of Mary, Mother of the
Eucharist, so that they may construct upon 51.89 acres, St. Catherine of Sienna
Academy, which is a Catholic girls high school for 700-750 students. Also on this
property there will be construCted a convent for the housing of approximately 10 sisters
who will be teachers at the high school, there will be constructed a Catholic Educational
Research Center and there will also be the construction of the usual athletic fields for
high school use which will not be lighted.

Additionally, the high school property will also serve as the coordinated area of
district wide wetland mitigation plan and to establish a district wide storm drainage plan.
Lakeside Oakland Development, LLC is having concurrent engineering performed so

that Parcel 1 and the B-2 portion of Parcel 2 will be granted appropriate easements by
the high school property so that wetland mitigation required by improvements to Parcel
1 and 2 can be made on the high school property and an overall storm drainage plan
for Parcels 1 and 2 can also be coordinated on the high school property.

The residential portion of the project will be developed on Parcel 5, Parcel No.
22-18-100-006 consisting of 64 acres. It is to be rezoned to RT; however, as shown
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by the PRO Concept Plan, the residential component represents the construction of
115 duplexes totaling 230 units. This results in a residential density of approximately
3.6 units per acre which is less than the 4.8 units per acre set forth in the RT Zoning
District. The Applicant has submitted a parallel plan meeting the reqUirements of the
RT Zoning District to establish that we are proposing less than that which could be built
under the straight RT Zoning District designation. In fact, the condominium
development is closer to the R-4 residential density which is 3.3 units per acre with lot
frontages of 80 feet.

As part of the PRO conditions, the Applicant is agreeing to the location, size,
height of the buildings, structures and improvements, as well as the setbacks,
landscaping, buffers, design and architecture. The Applicant is committed to the
preservation of the woodlands and other open space which it will commit to the
requirements of the conservation easement. The Applicant is preserving the natural
resources and features, including facilities to address drainage and water quality for not
only the area to be rezoned but also for adjacent property owned by the Applicant.

The Applicant will commit itself the additional following requirements.

• The Applicant will construct and pave Twelve Mile Road along the east, west
northerly boundary of the property to be rezoned.

• The Applicant will construct the north-south link of Twelve Mile Road from its
northern property line to the point where connection to the existing pavement will
be made.

• The Applicant will attempt to obtain any necessary easement from the property,
which it does not own, which lies immediately west of the high school site as
needed.

• The Applicant will also construct the sidewalk on the south side of Twelve Mile
Road from the east boundary to the west boundary of the property to be
rezoned.

• The Applicant will construct necessary drainage to facilitate the road system.
• The Applicant will be coordinating the facilities to address the overall drainage

and water quality within the District, including the property to be rezoned and the
adjacent commercially zoned property owned by the Applicant.

• Wetland mitigation for wetland impacts from the residential, educational and
adjacent commercial property will be constructed on the school property

.simultaneously so as to minimize future construction impacts and create a large
natural area to include both wetland and forested upland habitats. This area will
also serve as an animal habitat and link to adjacent habitat areas.

• The construction of the St. Catherine of Siena Academy parochial girls high
school will serve as another cultural resource to the residents of the City who
attend the school and who will have the opportunity to participate in many of the
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theatre, drama and music events which will occur at the school as well as being
able to become involved in the athletic activities provided by the school. The
City will benefit by having a quality educational facility located next to Catholic
Central High School, the presence of which can already be seen to benefit the
City. Quality education, either public or parochial, is always seen as an overall
benefit to a community.

• Also of significance for its cultural resource is the location of the Catholic
Educational Research Center. This building will offer modern facilities for
educational seminars and conferences to be held for Catholic educational
leaders. It will have the capability for remote visual hookups for a speaker who is
making a presentation from another part of the country directly to those in
attendance within the Center. This building will have a serving kitchen to handle
outside catering being brought into the Center to feed those in attendance. The
building will also be made available to the City for scheduled senior citizen
programming and for other city associations that require a meeting area. This
building has the potential of placing Novi in the center of Catholic educational
research for the entire Midwestern United States.

The Applicant proposes that the integration of the proposed land development
project will result in an enhancement of the project area as compared to the existing
zoning and such enhancement is not likely to be achieved without the use of the
Planned Rezoning Overlay procedure. A phasing plan is attached as Exhibit A. The
Planned Rezoning Overlay will allow for the coordinated development of a Catholic girl's
educational facility adjacent to a Catholic boy's educational facility, a duplex residential
development with less density than the Court approved residential development to the
west and the mobile home park to the south, and a wetland mitigation and storm water
management program.

This opportunity to achieve the coordinated development of over 100 acres of
property will benefit the interests and welfare of the Novi community. A high quality
girls' Catholic education facility will be provided for the City of Novi and surrounding
communities, a residential community of lower density than the adjoining developments
will be provided, significant improvements to the City's physical and cultural
infrastructure will be built upon, and the preservation and mitigation of the areas natural
features will be protected and enhanced.
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The Applicant respectfully requests the approval of the rezoning of 51.89 acres
to RM-2 and of 64.00 acres to RT with the protections of the PRO Overlay. I look
forward to reviewing this project with you at your Council meeting of January 7, 2008.

Respectfully submitted,

COOPER, SHIFMAN, GABE,
QUINN & SEYMOUR

Matthew C. Quinn

MCQ/kw
cc: Frank Pellerito

Mike Dewan
Tom Ryan
Andrew Wozniak



EXHIBIT A

PHASING PLAN FOR ST. CATHERINE OF SIENNA ACADEMY
AND NICOLEENA ESTATES

Phase 1

The following improvements will be constructed within the terms of the Planned
Rezoning Overlay Agreement as Phase 1:

1. Twelve Mile Road will be paved from the east edge of the property line to
the westerly edge of the property line in varying widths of two lanes and three
lanes as shown on the submitted exhibit.

2. Academy Drive will be constructed south of Twelve Mile to the tangent line
of the east-west link road. This link road will be constructed from that point to its
connection with the driveway at Catholic Central High School.

3. The sidewalk will be constructed on the south side of Twelve Mile Road
from the east property line to the west property line on the south side of Twelve
Mile Road.

4. All wetland mitigation as approved by the MDEQ and the City of Novi will
be completed along with the required tree removal, grading and stabilization.

5. Storm sewer within the High School property will be constructed along
with the storm sewer beginning at the southwest corner of the High School
property through Nicoleena Estates along with the construction of the
sedimentation basin, the detention basin and the outlet therefrom.

6. The water main will be extended throughout the St. Catherine property
and will connect along the southside of Twelve Mile Road to the Knightsbridge
Gate water main. Further, the water main connection will be made to the
Catholic Central property just west of the link road.

7. The sanitary sewer system will be constructed within the St. Catherine
property and connected to the lift station as indicated on the attached phasing
plan.

8. The buildings within St. Catherine property will be constructed in phases:

Phase 1
Phase 1
Phase 1

a.
b.
c.

The High School, parking lots and athletic facilities.
The convent.
Catholic Research Education Center



Phase 2

1. This Phase consists of the construction of Nicoleena Estates. This Phase
is expected to begin within five years and begin by June 1, 2013.

2. The acceleration and deceleration lanes at the entrance of Nicoleena
Estates.

3. The balance of Academy Drive from the tangent from the east-west link
road south to the Nicoleena Estates Condominium property.

4. The required water main system throughout the residential development.

5. The required sewer system throughout the residential development.

6. The required storm sewer throughout the residential development.

7. All other unbuilt utilities from Phase 1 that are necessary to complete and
connect to the Phase 1 completed utilities.

8. The balance of the retention basin.

9. The roadway throughout the residential development.

10. Construction of the condominiums.
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PLANNING COMMISSION

CITY OF NOVI
Regular Meeting

St. Catherine of Siena PRO, SP07-33 and Zoning Map Amendment 18.676 Excerpt

Wednesday, November 28, 2007 1 7 PM
Council Chambers 1 Novi Civic Center 145175 W. Ten Mile

248.347.0475

CALL TO ORDER
The meeting was caiied to order at or about 7:00 PM.

ROLLCALL
Present: Members John Avdoulos. Brian Burke, Victor Cassis, Michael Lynch, Michael Meyer, Mark Pehrson,
Wayne Wrobel
Absent: Andrew Gutman (Excused)
Also Present: Steve Rumple, Community Development Director; Barbara McBeth, Deputy Director of Community
Development; Karen Reinowski, Planner; Kristen Kapelanski, Planner; David Beschke, Landscape Architect; Ben
Croy, Civil Engineer; Dr. John Freeland, Environmental Consultant; Kristin Kolb, City Attorney

AUDIENCE PARTICIPATION
Chair Cassis opened the floor for public comment:
• John Savoy, Sienna Associates Broker: Stated that Novi is a magnificent community. The fabulous school

system makes it easier for him to seii businesses on moving their business to Novi. St. Catherine's Academy
will bring so much to this community.

PUBLIC HEARINGS
ST. CATHERINE OF SIENA ACADEMY & NICOLEENA ESTATES ZONING MAP AMENDMENT 18.676
WITH PLANNED REZONING OVERLAY. SP07·33A
The Public Hearing was opened on the request of Lakeside Oakland Development, LLC, for Planning
Commission's recommendation to City Council for a rezoning in conjunction with a Planned Rezoning Overlay
of property in Section 18, south of Twelve Mile, west of Wixom Road, from 1-1, Light Industrial, R-1, One
Family Residential and R-A, Residential Acreage, to RM-2, High Density, Mid-Rise, Multiple-Family
Residential. The subject property is approximately 115.89 acres and the Applicant is proposing to construct
an approximately 120,000 square-foot private girls' school, a 9,250 square-foot educational facility, a 7,200
square-foot convent and a 230-unit duplex condominium.

Planner Kristen Kapelanski described the rezoning request. North of the site in Wixom are vacant parcels, the
Leisure Cooperative complex (8.15 density), Wixom Meadows Condominiums (8.9 density) and Meadow Wood
Park Apartments (9.7 density). To the west is Knights Bridge Gate (5.4 density). To the south are Catholic
Central, Island Lake (1.0 density), and Old Dutch Farms (6.1 density). To the east are Cadillac Asphalt and vacant
parcels. Further east is Novi Promenade. The surrounding sites are zoned IRO, RC-1 and B-3 to the north, B-2
and 1-2 to the east, MH and R-1 to the south, and OS-2 developed as Single Family Residential is to the west.

The sUbject parcel is mostly shown as a Special Planning Project Area on the current Master Plan for Land Use. It
is currently under review via the City's Master Plan Review process. The Wixom properties are master planned for
Multiple Family Residential, Community Business and Industrial/Office/Research. Community Commercial is
master planned to the east, Single Family Residential is master planned to the west, and Mobile Home. Single
Family Residential and an Educational Facility are master planned to the south.

The wetlands are concentrated in the northeast portion of the property where the school is proposed. There are
woodlands concentrated near the edges. The Staff does not support the RM-2 request because the proposed
density for Nicoleena Estates (3.6) is far below the density permitted in the RM-2 District. The Applicant could
rezone the site to R-T and achieve the density they are proposing. The City is currently reviewing the Master Plan
and will determine what density is appropriate for the area. The suggested 3.6 density is a drastic change from
what is currently aiiowed on the property. The Community Development Department recommends the Applicant
amend his proposal to ask for R-1 through R-4 zoning, or R-T zoning. The Applicant reduced the density on his
plan by sixteen units once he met with the Master Plan and Zoning Committee. The Traffic Consultant has
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requested additional Traffic Study information. The impacts are considered to be minimal.

The Applicant will have to include a passing lane or a left-turn only lane down Twelve Mile, pursuant to the
standards set forth by Oakland County. The left-turn lane is recommended.

The Engineering Review did not reveal any issues with utility demand, but there may be an issue with stormwater
routing and potential flooding of the nearby wetlands. Easements from adjacent properties will be required. The
Landscape Review recommended that the Applicant adhere to the Ordinances. A Non-minor Wetland Permit, an
MDEQ Permit and a Buffer Encroachment letter will be required. If the plan is approved, the Applicant should
consider placing his woodland replacements in an area that would buffer Nicoleena Estates from Knights Bridge
Gate. The Fire Department Review noted minor items to be addressed at the time of Preliminary Site Plan
submittal.

Ms. Kapelanski said major conditions of the Applicant's proposed PRO include a limited use of permissible uses
and density. The Applicant will pave Twelve Mile along the boundaries of the project. Any deviations from the
Zoning Ordinance would also be included in the PRO Agreement.

Matthew Quinn represented the Applicant. He introduced Mr. and Mrs. Frank Pellerito (Lakeside Oakland
Development Company), Mike Dewan (St. Catherine's developer), the Dominican Sisters of Mary Mother of the
Eucharist, Father Richard Elmer of Catholic Central, Tom Ryan (school attorney), John Argenta (architect), Andy
Wozniak (engineer), Woody Held (wetland consultant), Rich Hodak (landscape consultant), Dr. William Taylor
(traffic consultant), Greg Kruetzer (construction consultant), and Jeff Hamilton (construction management
consultant).

Mr. Quinn said that conceivably, the land is currently zoned such that 612,000 industrial square footage could be
built. The RM-2 request is limited by the PRO contract. The development of this site would be limited to the plan
as shown to the Planning Commission.

Mr. Quinn described the Industrial-user relocation plans known as "The Grand Plan" (with a Meijer) and "The
Junior Grand Plan" from the 1990s. Either of these plans would have designated the subject property for Industrial
users, relocating some from the downtown Novi area, e.g., Fendt Concrete and Stricker Paint. The plans required
a super majority vote from City Council to pass; the vote was 4-3. The Paragon property owners fought to bring a
mobile home park to their site; the result is the consent judgment that allowed the development of Knights Bridge
Gate. This subdivision and the existing mobile home park were both designed without a buffer area adjacent to
the subject site; Mr. Quinn said this would be addressed with their proposal.

Mr. Quinn said that everyone supports the St. Catherine Academy for 700-750 young female students. There will
also be a convent for ten nuns and a Catholic Educational Research Center. Father Elmer introduced Sister
Thomas Augustin, the designated principal of the new girl's school. Sr. Thomas spoke briefly on her Dominican
congregation. She said that St. Catherine's would complement Catholic Central. She looked forward to becoming
part of the Novi community.

Mr. Dewan described the educational resource center. He said that this affluent community has a responsibility to
those less fortunate, and this educational resource center is one such effort. He described the financial
arrangement that the school and Mr. Pellerito will have, whereby the school will repay him for the land and he will
donate that money to the cause.

Mr. Quinn said the educational resource center will be technologically advanced and will allow for teleconferencing
and other opportunities. The Novi seniors, community groups and homeowner associations will be invited to use
this building.

Mr. Quinn described how the east side of the school property will be used for wetland mitigation. It will create a
habitat link for the wildlife.

Mr. Quinn said that spillover parking for Catholic Central football games will now be able to park at St. Catherine's.
The site plan design includes a cross-access drive so that parents of both boys and girls will be able to drop off
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their children at either school without having to go back out onto the busy roadways.

Mr. Ryan said that zoning in the area is a hodge-podge of classifications. This plan has to work amongst all the
various uses that are already in the ground. Mr. Ryan said that the density of the plan meets the needs of the City
as they have been expressed. If the RM designation satisfies one party's needs without hurting the other party,
the Planning Commission should not focus on the designation, but should instead focus on the lower density that
would be limited by the PRO Agreement. The school property is currently zoned Light Industrial but Michigan's
times of being a manufacturing giant have changed. This site is now proposed for an educational and information
based use.

Mr. Quinn showed an aerial of the site and how the different projects laid out. He did not believe that many trees
were being affected by the plan - there are only three basic stands of trees on the site. The trees along Twelve
Mile will mostly be saved. The mobile home park trees are being preserved. The 300-foot common boundary with
Island Lake will.be maintained with trees. The trees in the center are not quality woodlands, but 75% is still being
saved. Mr. Quinn showed on the plan how Knights Bridge Gate and the mobile home park did nothing to enhance
their boundary woodlands.

Mr. Quinn readdressed the density issues. He noted that the Island Lake density nearest this site is about three
units per acre. Nicoleena Estates is proposed at 3.6 density. Overall, the density of this Pellerito land is 2.08.
This is also the last property in the area to develop. Mr. Quinn maintained that the design fits into the area very
nicely. Mr. Quinn said the owners of the undeveloped piece in the middle of the SUbject property supports this plan
and will probably come in someday to ask for a similar density for their site. Mr. QUinn said that the density on the
one piece allows for the donation of the school piece; the whole plan works together. There was once a plan
proposed with 258 units, but now the plan density has been reduced based on comments made at the Master Plan
and Zoning Committee meeting some months ago. Now the street system is more interesting. A road has been
added for secondary access. The duplex units will sell for $250,000-$300,000. Nicoleena Estates may not be built
for another two to five years. It will be driven by the economy; no one in Michigan's economy is building spec
houses.

Mr. Quinn said that St. Catherine's is 65% open space, with another 10% open space on the sport fields.
Nicoleena Estates has been designed with 70% open space. There is no open space in the mobile home park or
Knights Bridge Gate. Mr. Quinn said this proposal is a credit to the consultants and engineers who designed such
an open plan.

Mr. Quinn said the utilities are available. The rezoning reduces in half the sewer needs. Twelve Mile will be
paved. The Applicant's traffic consultant has been working on the plan and understands that a third lane must be
added to Twelve Mile. The Applicant will negotiate the length of this lane, but will propose building it from his east
property line to the entrance to the subdivision to the west; the City can pick up the rest of the distance. The
Applicant will address the drainage problem. The sidewalk will be extended the entire length of the site along
Twelve Mile.

Mr. Quinn said this is a good plan - placing a school next to a school, as opposed to Light Industrial being placed
next to a school. Also, a school placed adjacent to Residential is better than Light Industrial against Residential.

Chair Cassis opened the floor for public comment:
• Mark Marucci, Maybury Park Drive: Thought the plan was fantastic. He is a Catholic Central alumnus.
• Shirley Powser, Helfer: Wixom resident stating that she and her Leisure Coop neighbors are 100% behind the

project.
• Jennifer Bishop, Sloan: On behalf of her Knights Bridge Gate subdivision, they do not find the school to be

necessarily a negative, but they do have a problem with Nicoleena Estates. They were concerned about the
density. She said the 50-foot buffer is nothing, and in the winter she and her neighbors will be able to look into
the neighbors' homes. She was concerned about traffic increases.

• Jeff Zuma, Shoreline: Supported the development. He thought it was a good fit. He saw a similarity between
the Island Lake Multiple Family Residential and the proposed density of Nicoleena.

• Olympio Migueli Francisco Antonucci: Supported the project.
• Jim Klein, Helfer: Concerned that the RM-2 designation can yield taller buildings. He didn't want high-rise
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buildings.
o Jim Barnas, Brighton: Felt there was a sense of urgency relating to the building of the school. September

2009 will come very qUickly.
o Alberto Sandoval, Wixom: Currently drives his daughters to Plymouth for Catholic schooling and supports SI.

Catherine's being built in Novi.
o Emma Aiello, Wixom: She fought against the 1990 Industrial Grand Plan but supports the school proposal.
o Jennifer Ledbetter, Sloan: Said the community supports the high school. She hoped the proposal will include

a buffer between this proposed site and her Island Lake home. She also wanted to ensure that taller buildings
were not approved for this site.

o Paul Erickson, Island Lake: Supported the project but was concerned about the infrastructure. There are
east-west avenues but Beck Road is the only paved north-south road that goes all the way through. Beck
Road is overloaded. He encouraged pressure being placed on the County to get Napier Road paved.

o Joe Dolzo, Sandstone: Stated that education opportunities do improve the housing market. Novi has
outstanding public schools, and Catholic Central and hopefully St. Catherine will also provide this community
with an educational appeal.

Chair Cassis asked Member Meyer to read the public hearing responses. City Attorney Kristin Kolb said that the
actual letters will become part of the public record, so for this meeting each letter was acknOWledged by the
writer's name and position:
Approve:
o J. Tilleo
o Mark Moriset
o Father Richard Elmer
o Michael Stanford
o Norman Keber
o Virgina Panackia
o Barbara Felice
o Florence Lesnau
o Sharon Morgan
o Cleo Snyder
o Geraldine Forte
o Janet Scheets
o Nancy Pelto
o Patricia Ruck
o Diana LaFaive
o John Mulligan
o Joseph Shell
o Lahni Andrews
o Muriel Chabot
o Paul Fisher
o Elizabeth Nicastri
o Allie Fayz
o Robert Valente
Object:
o Charles Liu
o Thomas Robb
o Catherine Tyler
o Norman Lingnau
o Dawn Carol
o Janet Lingnau
o Kurt Hesse
o Brandon Finkel
o Carmela Langley
o Joseph Klassa
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• Brad Rabe and Julie Rabe
• Fermin Fernandes and Geovana Pamatz

• Lisa Anton io
• Thomas Hutchins

• Robert Worges and Karen Worges

• Doug Drobnis and Brina Drobnis

• Kurt Best
• Linda Douglas

• Melissa Fleming

• Tom Valade

• Sophie Kocoves

• Nathaniel Diegel

• Scott Tyler

• Jodi Markle

• Debra Grzeskowiak

• Melanie Dunn and Dan Martin

• Melvin Cherry and Lynn Cherry

• Kurt Hesse

• Jennifer Faust

• Maria Muzzin

• Dan Lenzi

Member Meyer said the general concerns were traffic and density. Chair Cassis closed the Public Hearing and
called for a short break.

Member Avdoulos understood the emotional content of this review - attending Catholic Central has become a
male tradition for families and now the same opportunity is going to become available for women. Member
Avdoulos explained that the subject area was listed as a special planning area on the Master Plan in 2004
because it is a remaining piece surrounded by various zonings. The Master Plan and Zoning Committee and the
Planning Commission have carefully reviewed this plan and ultimately the Planning Commission will send a
recommendation to City Council. The Planning Commission will also review and approve any Preliminary Site
Plan associated with an approved PRO plan. He was grateful that so many people came to the meeting to show
support for the project, especially those from neighboring Wixom.

Member Avdoulos liked the citing of the school. He thought the design provided a buffer and allows for open
space. The school is adjacent to a road that is not heavily traveled. Member Avdoulos wished to address the
density issue associated with Nicoleena Estates.

Member Avdoulos noted that the eXisting zonings are R-1, R-A and 1-1. Placing the school on this site (R-A and R
1) is not a difficult choice, and the design provides interconnectivity and spillover parking spaces. The R-A and R
1 would yield densities of .8 and 1.65 respectively, and Nicoleena is designed at 3.6. This quadruples the R-A
density and doubles the R-1. Common sense tells Member Avdoulos that the RM-2 request goes well beyond the
current zoning. The R-4 zoning allows 3.3 density. Staff even suggested that the Planning Commission consider
R-T, which is 4.8 density. Member Avdoulos felt more comfortable with recommending the R-4 because it does
everything planning-wise that the Applicant wants to achieve with Nicoleena Estates and St. Catherine's. It may
reduce the duplex count down to 215 or 216. The RM-2 request, if being sought for any reason(s) other than for
planning considerations, e.g., economic or political reasons, does not come into the purview of the Planning
Commission. The RM-2 request, if approved, could set a precedent for future requests whereby developers are
asking for big density changes.

Member Avdoulos thought that previous PRO requests were more in-line with the original zoning of the site, or
those proposals more accurately reflected the zoning designation request. Member Avdoulos wants to send a
positive recommendation to City Council; the trick is to have the right nomenclature in place.

Member Avdoulos said there are several areas within the City that are currently under Master Plan review, this site
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being one of them. The decisions that are made must be in line with this Master Plan review or it won't look well
nor will it be the right thing to do.

Member Avdoulos concluded that there is great pride associated with Catholic Central, and while schools get tax
breaks, the City gains a lot by their presence. There is great respect for that institution and St. Catherine's will only
enhance it. The entire proposal will be an enhancement to this area. While the request for RM-2 is really a matter
of semantics, Member Avdoulos felt he had to take the middle ground, and R-4 would be his recommendation.

Member Meyer thanked Mr. Quinn for his eloquent delivery of the historical background of the subject property. In
1989 the Wall Street Journal chose Novi as a top-twenty school district out of 17,600 systems. He said that St.
Catherine's is about to join some very good company. Member Meyer did not have to be convinced about the
virtue or goodness that will come to this community with St. Catherine's. He encouraged the Applicant and his
entourage to remain true to the mission: Make the commitment and do everything that can be done to ensure that
the young women know there is a true dedication.

Member Lynch wanted to make this project happen because everyone wants the school. He agreed that the
Nicoleena density was the remaining issue. He also thought that the R-4 designation was acceptable. Member
Lynch was previously concerned about the traffic issues, though he conceded that his earlier concerns were
probably unfounded - Twelve Mile will be paved, and that is the entrance road for the school. There won't be
much traffic that goes on to Wixom. He felt that the school attendees would be coming from the west. His
personal experience tells him that the paving of Twelve Mile will actually improve the local homeowners' property
values and they will also find that the change is an improvement.

Member Wrobel was excited for the St. Catherine's addition to the City. The concern is the density of Nicoleena
Estates. Member Wrobel could live with an R-4 designation, and he hopes this is acceptable because he wants
the plan to go through.

Member Pehrson confirmed that the City road standards would apply to Twelve Mile and will be reviewed
thoroughly at the time of Preliminary Site Plan submittal. Ms. Kapelanski added that the Applicant and City will
have to determine how to satisfy the County's requirement for passing lanes or the left-hand turn lane. Member
Pehrson asked Traffic Consultant Steve Dearing to comment. He responded that the decision will determine how
the movements in and out of the school and subdivision are handled, hopefully with the least amount of impact on
the through-traffic.

Mr. Dearing suggested a three-lane section be designed across the frontage of the property. Another design
option would be to accordion the road by providing stand-alone left-turn treatments. The improvement could be
accomplished entirely in front of this property's frontage, and can be made independent of any change to the
balance of Twelve Mile heading west to Napier, which is not the responsibility of this Applicant. It would be nice
though, if Wixom and Novi could address the entire stretch of the road, making use of economies of scale, and get
the entire road done at once. The minimum standards set by Oakland County call for passing lanes. They
recognize that center left-turn lanes are a superior design, in terms of safety; it's just hard for them to require the
enhanced solution. There is a cost premium associated with center lanes. Passing lanes have minimal tapers and
represent less cost. There will be signage alerting the drivers about gravel-to-pavement transitions, and signage
about merging. Twelve Mile is not really a through out, so Mr. Dearing wouldn't expect traffic other than the local
residents or school attendees. The fundamental obligation is to provide a safe road. Any additional pavement that
is added to this plan would just make the road safer. He explained that there must be a legal transfer of
responsibility regarding the jurisdiction of the road (from Wixom to Novi).

Member Pehrson thought the presentation of the goals and objectives of the plan was spot-on. Member Pehrson
sought assistance from the City Attorney regarding the language for a motion. He asked whether the Applicant
had any recourse, if they aren't granted exactly what they want. Ms. Kolb said that if the City Council's approval
was for R-4 and the Applicant didn't like it, they could withdraw their application. Otherwise they would have to
explore the appeals process. The Applicant can still present their RM-2 request to City Council even if the
Planning Commission recommendation is for R-4.

Mr. Quinn sought clarification - the R-4 zoning would yield Single Family Residential; he requested that the term
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used be "R-4 density." Ms. Kapelanski said that the deviations from R-4 could be written into the PRO Agreement.
Deputy Director of Community Development Barbara McBeth agreed, since it is the R-T District which allows the
duplexing of units.

Moved by Member Pehrson, seconded by Member Wrobel:

In the matter of Zoning Map Amendment 18.676 and Planned Rezoning Overlay SP07-33A for St.
Catherine of Siena and Nicoleena Estates, motion to recommend approval to the City Council to
rezone the subject properly from 1-1 (Light Industrial), R-A (Residential Acreage) and R-1 (Single
Family Residential) to R-4 (One Family Residential ), for the purpose of allowing a density of 3.3 units
per acre with a maximum of 215 units with a PRO deviation for the duplexes being permitted in that
zoning classification, subject to the Applicant's compliance with all the conditions listed in the Staff
and Consultant review letters, for the reasons that the plan is in compliance with the Zoning Ordinance
and the Master Plan.

DISCUSSION
Member Avdoulos asked Environmental Consultant John Freeland about the stormwater management comment in
one of his review letters. He did not want a future problem with a wooded wetland being adversely affected by this
plan. Dr. Freeland responded that his concern was the discharge into the one wetland is potentially a violation of
an existing conservation easement. In other areas pretreated discharge has been allowed into wetland areas, but
Dr. Freeland needs clarification on whether this is permissible in this case. Dr. Freeland was also concerned
because the Knights Bridge Gate wetland at issue is connected to a larger wooded wetland along Napier. There
are two culverts that travel under Napier that take the water further west. It appears to Dr. Freeland that the
culverts are blocked, which is adding more water to the wooded wetland. If more water is being sent west, will this
exacerbate the problem, and should improvements be made to those culverts?

Member Avdoulos said these areas are sensitive and he wanted to make sure that care was given to this issue.
Dr. Freeland added that there is a lot of work to do on this, and the impacts to the system will have to be justified.
The language of the Wetland Ordinance requires the Applicant to minimize and avoid the best wetlands on a site.
To a large extent the Applicant has done that. They have preserved the east-side complex. Most of the wetland
and woodland impacts are associated with Nicoleena Estates. Phase 1 - 79 regulated trees are proposed to be
impacted, which requires 114 replacement trees. Phase 2 impacts 362 trees, which translate into 482
replacements. Dr. Freeland said the number of trees affected by this plan is not unprecedented; he just wished to
make the numbers known to the Planning Commission.

Chair Cassis said that the tree replacement at Catholic Central was a hot topic in the City. He would like to hear a
commitment from this Applicant regarding their tree replacement. Landscape Architect David Beschke stated that
there were many replacement trees required with the Catholic Central plan, and some were planted elsewhere in
the City via payment into the tree fund. Dr. Freeland said that the replacement plan would be more relevant at the
time of Preliminary Site Plan review. He would also encourage the Applicant to place the replacements back on
this site. He would also like to see a minimization of the impact. Chair Cassis agreed that it would be nice to add
a tree buffer between Nicoleena and Knights Bridge Gate.

Member Avdoulos noted that the design team has been very sensitive to the environmental issues associated with
this site. The open space design will be a benefit to everyone. The impacts to the environment have become very
evident to him throughout the Master Plan review process.

Member Wrobel asked that the maximum unit count of 215 be removed from the motion. Member Pehrson
agreed.

Member Burke agreed that everyone would like to see this project succeed. He thanked Member Avdoulos for his
ability to address outstanding site plan issues at the Planning Commission table. Member Burke supported the
plan.

Chair Cassis thanked the Pelleritos and Mr. Bowman for their contributions to this community. This is an
acknowledgement of the hard work put into this project. He agreed with the comment that with every blessing
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comes a responsibility. This City has been blessed. Chair Cassis said that everyone is passionate about this
plan, and everyone's needs will be met, including the neighbors'.

Chair Cassis thought that the RM-2 designation would not be as harmonious to the area as would Member
Avdoulos' suggestion of the R-4 designation. Chair Cassis could support the motion. He thanked the sisters for
their attendance.

Ms. McBeth complimented the Planning Commission and the Master Plan and Zoning Committee for all of the
hard work they have put into this review. Ms. McBeth wished to add that Wixom has jurisdiction over Twelve Mile,
and she wanted to make sure that the Planning Commission understood that this is another item that will have to
be resolved.

ROLL CALL VOTE ON ST. CATHERINE OF SIENA AND NICOLEENA ESTATES, ZONING MAP AMENDMENT
18.676 AND SP07-33, RECOMMENDATION FOR APPROVAL MOTION MADE BY MEMBER PEHRSON AND
SECONDED BY MEMBER WROBEL:

In the matter of Zoning Map Amendment 18,676 and Planned Rezoning Overlay SP07-33A for St.
Catherine of Siena and Nicoleena Estates, motion to recommend approval to the City Council to
rezone the subject property from 1-1 (Light Industrial), R-A (Residential Acreage) and R-1 (Single
Family Residential) to R-4 (One Family Residential ), for the purpose of allowing a density of 3.3 units
per acre with a PRO deviation for the duplexes being permitted in that zoning classification, subject to
the Applicant's compliance with all the conditions listed in the Staff and Consultant review letters, for
the reasons that the plan is in compliance with the Zoning Ordinance and the Master Plan. Motion
carried 7-0.
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PLANNING COMMISSION

CITY OF NOVI
Regular Meeting

Wednesday, November 7, 2007 I 7 PM
Council Chambers I Novi Civic Center 145175 W. Ten Mile

(248) 347-0475
cityofnovi.org

CALL TO ORDER
The meeting was called to order at 7:07 PM.

ROLLCALL
Present: Members John Avdoulos, Brian Burke, Victor Cassis, Andrew Gutman, Michael Lynch, Michael Meyer,
Mark Pehrson, Wayne Wrobel
Also Present: Steve Rumple, Community Development Director; Barbara McBeth, Deputy Director of Community
Development; Karen Reinowski, Planner; Kristen Kapelanski, Planner; David Beschke, Landscape Architect; Ben
Croy, Civil Engineer; AI Hall, Fa\(ade Consultant; Kristin Kolb, City Attorney

PLEDGE OF ALLEGIANCE
Deputy Director of Community Development Barbara McBeth led the meeting in the recitation of the Pledge of
Allegiance.

APPROVAL OF AGENDA

Moved by Member Avdoulos, seconded by Member Pehrson:

VOICE VOTE ON AGENDA APPROVAL MOTION MADE BY MEMBER AVDOULOS AND SECONDED BY
MEMBER PEHRSON:

Motion to approve the November 17,2007 Agenda. Motion carried 8-0.

AUDIENCE PARTICIPATION
Chair Cassis opened the floor for public comment:
• John Perreca, Island Lake Arbors Condominium Association President: Represented 138 condo owners.

They oppose the rezoning for St. Catherine's, because it would affect their property values and add to the
vehicular congestion.

• Allison Dolan, Glenwood: Thanked the City for the Vision Fair. She was opposed to any rezoning or density
increase in the southwest quadrant. She did not think any more strip malls were needed.

• Tom Farley, Pebble Ridge Estates Homeowners Association resident: Opposed to the rezoning, and he was
disappointed in the communication regarding the Master Plan review.

• Mike Hanson, Greenwood Oaks: Objected to Master Plan revisions for the southwest quadrant. He did not
think that commercial needed to be added to the southwest quadrant.

• Ray Bunio, Dinser Road: Was happy to hear the comments made at the Master Plan study session prior to
the Planning Commission meeting. He acknowledged receipt of the survey materials in the mail. Deputy
Director of Community Development Barbara McBeth explained that some of the Vision Fair postcards were
not mailed and so the City mailed the surveys to those homeowners to give them an opportunity to comment
on the Master Plan review. The tabulations will be updated. Chair Cassis reminded the audience that they
can also access this information through the website.

• Kurt Hesse, Reeds Point Drive: Opposed the rezoning of the three areas. The property values in the area are
deteriorating and more densely-buill homes would exacerbate the problem. He brought in a petition signed by
his neighbors protesting any changes, and they would like evergreens planted along the road to attenuate the
traffic noise.

• Bruce Miller, Nantucket Drive: Moved here for the rural nature of the southwest quadrant. He thanked the
Planning Commission for their position on maintaining this atmosphere.

• Ryan Bishop, Sloan Street: Opposed to the Nicoleena Estates rezoning request because of the woodlands
that would be torn down. The wildlife will be displaced. There are no plans for a pool amenity at Nicoleena
and he is afraid that those residents will come to Knights Bridge Gate. He is concerned about widening
Twelve Mile. The area is too congested.
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• David Hildreth, Nottingham, Pebble Ridge Estates Homeowners Association President: Opposed to rezoning
in the southwest quadrant. He didn't think the area would support commercial. He felt that the City
overlooked his subdivision with the mailings. Deputy Director of Community Development Barbara McBeth
explained that the St. Catherine's/Nicoleena Estates and the Tahoe Substation PUblic Hearing notices were
sent to the adjacent residents and those within 300 feet, but the Novi News reversed the maps in the
publication and therefore the City will renotify the residents and hold the Public Hearing on November 28,
2007.

• Dennis Ringvelski, Nantucket Drive: Recommended that the 300-foot notification requirement be reconsidered
for a greater distance, because people further than 300 feet will be affected by a project's noise, lights, etc.
City Attorney Kristen Kolb said that the 300 feet requirement comes from the State zoning act.

• Brenda McCloskey, Greenwich Drive: Recommended that the notification requirement should be a one-mile
radius. Deputy Director of Community Development Barbara McBeth encouraged people to review the
Planning Commission Agendas on the City's website, and noted that even the packet material is available to
review.

• David Cooper, Knights Bridge Gate: Concerned about the 300-foot radius of the Public Hearing notices.
• Carol Ringvelski, Nantucket: Stated that the Citizens for Responsible Development, CRD, was in place years

ago to protect the corners at Beck Road and Ten Mile. She wished to keep commercial along the Grand River
corridor.

• Rob Shalhoub, Old Dutch Trailer Park: Felt that the City did a terrible job of notifying people about the Vision
Fair.

CORRESPONDENCE
The Public Hearing correspondence received for St. Catherine's/Nicoleena Estates will be read on November 28,
2007.

MATTERS FOR CONSIDERATION
1. ST. CATHERINE OF SIENA ACADEMY & NICOLEENA ESTATES ZONING MAP AMENDMENT 18.676

WITH PLANNED REZONING OVERLAY, SP07-33A
Consideration of the request of Lakeside Oakland Development LLC, for Planning Commission's
recommendation to City Council for rezoning in conjunction with a Planned Rezoning Overlay of property in
Section 18, south of Twelve Mile, west of Wixom Road from 1-1, Light Industrial, R-1, One-Family Residential
and RA, Residential Acreage, to RM-2, High Density, Mid-Rise, Multiple-Family Residential. The subject
property is approximately 115.89 acres. The Applicant is proposing to construct a 120,000 square-foot private
girls' school, a 9,250 square-foot educational facility, a 7,200 square-foot convent, a 1,400 square-foot
concession stand and a 230-unit duplex condominium.

Planner Kristen Kapelanski said that the rezoning request covers 115 acres and was submitted in conjunction with
a Planned Rezoning Overlay. The request is for the property to be zoned RM-2; the Master Plan designation is
Special Planning Project Area #2 and is open for review during the City's current Master Plan review. In Wixom to
the north are vacant land, a co-op, a condo and an apartment complex, zoned IRO, RC-1 and B-3 and master
planned for Multiple Family Residential, Community Business and Industrial/Office/Research. To the west is
Knights Bridge Gate, zoned OS-2 but developed according to a consent judgment, and master planned for Single
FamilyResidential. To the south are Catholic Central, Island Lake and Old Dutch Farms, zoned R-A, R-1 and MH
and master planned for Single Family Residential, Educational Facility and Mobile Home. To the East are Cadillac
Asphalt and vacant land, zoned 1-2 and B-2 and master planned for Community Commercial. There are wetlands
on the site, mainly in the northeast portion. There are woodlands but they concentrated near the edges.

Staff does not support the rezoning request for several reasons. The proposed 3.6 density is well below the RM-2
density and the Staff would like the Applicant to consider the R-T designation, or any of the Single Family
Residential designations. The traffic study was insufficient. The Engineering Review did not find any utility issues
associated with the proposed rezoning. The Landscape Review indicated that the Applicant should submit
additional information at Preliminary Site Plan submittal should the plan move forward. There may be a problem
with the stormwater routing and flooding. Additional study would be required. Easements from the neighboring
properties will be reqUired. The Wetland Review indicates that a non-minor use wetland permit, MDEQ permit and
a buffer encroachment letter will be required. The Woodland Review and the Traffic Review both indicate that
additional information will be necessary at the time of Preliminary Site Plan submittal. The Fire Department
Review will also look for additional information.
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Major conditions of the PRO can include a limited list of permissible uses and density, the paving of Twelve Mile,
and other deviations from the Ordinance.

The Public Hearing notice was published incorrectly and therefore the Public Hearing will be held at the next
meeting. Ms. Kapelanski asked the Planning Commission to ask questions of the Applicant tonight so that he can
be ready to answer them at the Public Hearing.

Matt Quinn addressed the Planning Commission for the developer, Mr. Frank Pellerito. He has owned this site for
15 years. Mike Dewan was available to talk about St. Catherine's. Others who are connected to this project
include Sr. Mary Samuel of the Dominican Sisters of Mary, Mother of the Eucharist; Fr. Richard Elmer from
Catholic Central; attorney Tom Ryan; architect John Argenta; engineers Andy Wozniak and Julian Wargo;
woodland consultant Woody Held; landscape architect Rich Hodak; MSU traffic consultant Dr. William Taylor;
construction consultant Greg Kruetzer; and construction manager David Hamilton.

Mr. Quinn said this quadrant includes the "Grand Plan" land. In 1990 this quadrant was zoned for Heavy
Industrial. Fendt Concrete, Stricker Paint and the other adverse uses in downtown were going to be relocated to
this land. The Paragon property owners, now Knights Bridge Gate, filed a motion against the Grand Plan. The
City Council vote failed; it was 4-3 and it had to be at minimum, 5-2. A junior Grand Plan, other Heavy Industrial
users and Meijer's are all projects that have been considered for this land.

Mr. Quinn showed the limits of Mr. Pellerito's land. He said that the land was under review during the last Master
Plan review as well and, at that time, they were working on some plans for the site so they asked the Planning
Commission not to put an industrial designation on the site. They are seeking the RM-2 designation to facilitate
some aspect of the high school land acquisition.

Mr. Quinn said that Knights Bridge Gate is developed at 5.4 units per acre. The mobile home park is built at eight
units per acre. The adjacent Island Lake land is built to a density of three. Nicoleena Estates is proposed at 3.6
density.

The girls' school sits on 51.89 acres and will accommodate 700-750 students. The athletic fields are not lit. There
will be a convent for ten nuns.

Father Elmer told the audience that four sisters left their larger Dominican duty and formed a smaller community
where life would be like the olden days. They wear their habits at all times. Prayer and the Eucharist are the most
important parts of their day. The sisters are an inspiration. They are young - they average age is about 25. They
now have about 83 nuns. This is an excellent teaching community. Their mother house is in Ann Arbor.

There will be a Catholic research education building on the site as well. It will share the parking in the front. Its
function will be for on-site meetings and technological meetings. Mr. Dewan said that Cardinal Maida wanted a
catholic school in the northwest area of the archdiocese. Catholic Central came, and now it is time to address the
call for a girls' schooL The education bUilding and the tech center will allow catholic schools to meet with others
throughout the United States who can help them with their educational programs.

Mr. Quinn said that the Novi seniors and Novi Parks and Recreation would be working with St. Catherine's on
renting this facility for meetings. It could be used by community groups.

The girls' site is 65% open space. The eXisting wetland and woodland areas were shown on the plan, as were the
mitigation areas. There is an overall drainage plan. The Catholic Central overflow parking can now go on St.
Catherine's.

Mr. Pellerito will pave the rest of Twelve Mile from the east to the west boundaries of the site. They will continue
the two-lane road and provide the accel and decel lanes. Twelve Mile is under the jurisdiction of Wixom, and St.
Catherine's will work with whomever to make these improvements. A sidewalk will be added along the entire
length of Twelve Mile.

Nicoleena Estates is on 64 acres. There is a heavily wooded area along the boundary of Island Lakes. The
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proposal has been reduced from 258 to 230 units. The duplex frontages are eighty feet. The R-T density is 4.8,
so this is better than the duplex density. This density is less than all of the densities adjacent to Nicoleena. The
open space is 70% of this site. The buffering along the east has been saved. On the south, the entire wooded
area has also been saved. There are 180 feet between the closest house and the edge of the boundary. There
are 330 feet between the closest home and the boundary near Island Lake. There are plantings proposed in the
area of Knights Bridge Gate. Additional information will be provided at the time of Preliminary Site Plan submittal.
The closest house to that boundary is fifty feet; the next two are sixty feet; the next two are 110 feet. There is a
preserved woodland area. The detention basins will go in the southeast area. The homes in that area are 215
feet from the boundary.

Mr. Pellerito anticipates selling Nicoleena Estates to an actual builder or developer. He anticipates the price of
these homes will be about $250,000-$300,000. No construction would take place for two to five years based on the
economy. Each unit would be about 1,500 square feet. Any woodlands removed will be replaced.

Mr. Quinn said their Traffic Consultant has turned in a supplemental traffic study. They have determined that the
intersection at Grand River and Wixom is already an east-west failure during peak hours, but all cars make it
through the cycle in the north-south directions. In 2008 the 1-96lWixom interchange will be improved, and the
Grand RiverlWixom Road interchange will also be improved. This new interchange will be designed to handle
future traffic. The Catholic Central traffic light clears all cars through its cycle, including the northbound turning left.
The Applicant's traffic survey supposes that an additional 65 cars will turn at this light, which is based on 29% of
Catholic Central's population coming from southerly cities. 5% of the students come from South Lyon, and they
may use Grand River, Ten Mile or Napier Road. The remaining traffic would come from the expressway or Grand
River. The AM peak will be most affected. The PM girls' school peak is minimal and will occur before the 5-6 PM
traffic peak.

Member Burke said that he hasn't heard any objections to the high school, but people have objected to the
Nicoleena density. He asked about the donation of land being tied to the RM-2 designation. Mr. Quinn explained
that the plan is one big plan, one big value, one big idea. The value of the high school property is substantial and
is currently zoned Light Industrial, which has a significant value. Mr. Pellerito is giving up the Industrial zoning, but
is seeking the RM-2 designation because that will affect, on an appraisal basis, the future value of the property.

Member Wrobel was concerned about the Twelve Mile traffic and he would like more information available about
the traffic impacts to that road for the Public Hearing. Mr. Quinn said there are two entrances to Nicoleena
Estates; but Member Wrobel was still concerned because of the proximity of those two entrances to one another.
He appreciated that the Applicant has redesigned the residential component. It is now more palatable.

Member Meyer appreciated the open space on the plan. He appreciated learning more about the density of
residential properties in the area. He was concerned about the word "greed" that seems to be emanating from the
comments. He asked Mr. Quinn to comment. Mr. Quinn responded that this is an unusual business decision
because the property is being donated. If this were pure business, this would never happen. Mr. Pellerito is in the
business of making money, but in this instance, he is comingling business and benevolence together. One cannot
put a true value on what he is losing, nor what benefit he is receiving. He is a business person, and the 3.6
density is a business decision. Anything less than that does not yield a profit. He asked others to look around at
the neighboring densities; those were business decisions made to make more money.

Father Elmer said the educational center could be summed up in two words: research and resource. The best
minds in Catholic education will be able to get together and discuss, e.g., how to keep Catholic education
affordable, how to keep a Catholic identity, curriculum issues, discipline, etc. This building will be source for
educators to come to get their campaigns underway.

Member Meyer confirmed that Catholic Central overflow parking would be allowed at St. Catherine's. Based on
the comments made to Member Meyer at the Vision Fair, he aske(j Catholic Central to be more assertiVe in asking
its afterschool activity participants to be quieter outside, deferring to the possibility that neighboring homeowners
may have already retired for the evening. Father Elmer responded that the announcers have already been asked
to turn down their volume.

Member Lynch has not heard any complaints about the high school, though approving this plan means the City is
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losing Industrial tax-base. Member Lynch thought that good education outweighs the lost tax. There will be by
products from the traffic for other Novi businesses.

Member Lynch thought that Napier Road would become more active once Twelve Mile is paved. He thought the
school traffic would mostly come from the south and southwest, because there are girls' school options already in
place to the east. Napier Road is the path of least resistance.

Member Lynch would like the actual densities of the neighboring sites determined. He thought that Knights Bridge
Gate had a 4.7 density, not 5.4 (348 units on 74.5 acres). Member Lynch said that Island Lake has 784 units on
901 acres, which is .87 units per acre. He thought that the manufactured home park is at eight or less than eight.
The average density in the area is 1.49, according fo Member Lynch's calculations. He appreciated that the
Applicant has gone from proposing 248 to 230, but he thought this was still three times more than what the area is
already developed.

Member Lynch said that the PRO requires a community benefit. He thought that allowing seniors to use the
education bUilding was similar to Oak Pointe. Twelve Mile being paved and the City taking ownership of the road
means that the maintenance of this road becomes the responsibility of the Novi taxpayers. Does Twelve Mile
benefit the City? It only benefits that piece of the world. The Applicant has listed the construction of the drainage
system to facilitate the road system; this is already expected of all developments. The sidewalk is already
required. The coordination of the drainage system is already expected. Wetland mitigation areas are expected.
Member Lynch thought that the Wixom/Grand River was already saturated and if more is added the intersection
will become gridlock. Is the City ready for this? Member Lynch did not know.

Member Lynch said that citizens look at the Master Plan as a commitment. He wondered what message was
being sent if the City changes the zoning in this area. He thought the school was a wonderful addition but he
hated seeing the school plan tied to the housing. Member Lynch thought that the school was a great addition but
didn't want to see it get rejected because of the high density housing.

Member Avdoulos explained that the Master Plan and Zoning Committee met previously with the Applicant to
discuss this plan. Member Avdoulos thought it was more palatable to put a school on this site than to put an
Industrial user on this site. This provides for an excellent educational park in an area of the City that is accessible
from the expressways. It buffers some residential areas. It is not as high of a use as what an Industrial building
could be. The value of education outweighs the loss of tax revenue. The layout of the site is optimal, so that the
Twelve Mile fronting building creates a buffer between the schools, and the athletic area is surrounded by 60-70%
open space.

Member Avdoulos thought the educators chosen to come here is phenomenal. He thought Novi was blessed for
this choice as well as for Mr. Pellerito being in a position to make'such an offer.

Member Avdoulos thought that the traffic issue that was brought up at the Vision Fair probably resulted from
people seeing all the duplexes on the plan and that generated the concern. The Vision Fair results will be posted
on line, and many of the traffic items were also identified by the Planning Commission.

Member AVdoulos said this plan will increase the density from what is now just an open field. The proposed
zoning, RM-2, can yield densities of 31.1, 20.7 and 15.6 for one-, two- and three-bedroom units, respectively. The
Applicant is proposing 3.6 units per acre. The residentially-zoned densities are currently at .8 units per acre, 1.65
units per acre, etc. The proposed 3.6 density is close to the 3.3 units allowed in R-4, which also allows eighty-foot
frontages. The height requirement and setbacks are the same. This zoning made more sense to him. His
recommendation to City Council would likely be to consider the R-4 zoning. This would yield about 215 units
rather than 230. This would save a bit more of the woodlands. Ariana Court could be eliminated which would
create a greater buffer near Knights Bridge Gate. The RM-2 designation, as described in the Planning Review,
does not make sense when compared to the density that the Applicant is proposing. The R-T zoning is an
alternative zoning but it allows a 4.8 density. He was glad that the Applicant listened to the previous comments
and resubmitted a plan that has undulating roads and more open spaces.

Member Avdoulos asked whether the detention basin on the proposal could be modified and made smaller in an
effort to save more of the natural features. Civil Engineer Ben Croy responded that the Applicant could look at
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pervious pavement, though there isn't a standard in place for using this on the road system, especially in light of
the Michigan winters. It is used more for parking lots. The Applicant could look at vegetated swales and bio
retention, and those types of alternatives. This proposal will still yield a significant detention area regardless.

Member Avdoulos said this is a unique situation in that a plan is being reviewed at the same time as the Master
Plan review. Based on sound planning principles, Member Avdoulos would prefer to move up the residential-zone
scale rather than a zoning that seems to pick and choose. R-4 also allows religious institutions so there is some
fleXibility in this zoning classification.

Member Avdoulos said that the final recommendation to City Council will take into account the comments made
throughout the Master Plan review which includes the comments from the citizens. The underlying property now is
1-1, R-A and R-1, and he just didn't see where recommending RM-2 made sense to him at the moment.

Member Gutman almost wished that the two parts of this proposal were not linked. He hates to see properties
leave the tax rolls, but he thought it was a nice project. He didn't see how the residential portion of the plan could
be built in this economy, though he understood that economics was not within the Planning Commission's purview.
The citizens are always stating that density is an issue, and therefore he would like to see the density of the
residential portion be greatly reduced.

Chair Cassis thought that the plan should go together in a logical and compatible way. Chair Cassis told Mr.
Pellerito that the housing component should be designed for families with children; these people will send their
children to the surrounding schools. This could address both the density and traffic concerns, and the plan's effect
on the City's infrastructure. Economically speaking, Mr. Pellerito will not lose much money if he builds one big
home instead of two smaller duplexes. Mr. Quinn said that other things must be considered. Chair Cassis said
that four-bedroom homes can be designed at 1,800 square feet; they don't have to be 5,000 square feet. Chair
Cassis cited Taft Knolls as a newer subdivision of smaller-sized homes. Chair Cassis said the duplex design is a
concern to the neighbors; it is seen as a design that diminishes their own home values.

Chair Cassis said that the Planning Commission is encouraged by the design and they would like to reach a
compromise that would be acceptable to all. Mr. Quinn responded that he was pleased he had the opportunity to
give a review of the plan at this meeting, prior to the Public Hearing. Chair Cassis was glad that the Applicant has
saved wetlands and woodlands. He was pleased with the proposal for another parochial school; this is great for
the community. What Catholic Central has already done for this community is so positive. The addition of a girls'
school gUided by spiritual sisters will be wonderful.

Transcribed by Jane L. Schimpf, November 20, 2007
Date Approved: Angela Pawlowski, Planning Assistant Date
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SP# 07-33A/Rezoning 18.676

.. Petitioner
Lakeside Oakland Development, LLC (Frank Pellerito)

ReView Type
Proposed Rezoning from 1-1 (Light Industrial), RA (Residential Acreage) and R-l (One-Family
Residential) to RM-2 (High Density, Mid-Rise Multiple-Family Residential) with a Planned
Rezoning Overlay

Project Summary
The petitioner is requesting comment on a proposed
rezoning with a Planned Rezoning Overlay. The PRO
acts as a zoning map amendment, creating a

Property Characteristics
• Site Location:

• Site Zoning:

• Adjoining Zoning:

• Site Use(s):
• Adjoining Uses:

• Proposed Use:

• Site Size:
• Plan Date:

West side of 12 Mile Road, west of Wixom Road, east of the
Napier Road
B-2, Community Business; 1-1, Light Industrial; RA,
Residential Acreage; R-l, One-Family Residential
North (City of Wixom): IRO, Industrial Research Office, RC-1,
Multiple Family Residential, B-3, General Business; East: B-3,
General Business, 1-1, Light Industrial, 1-2, General Industrial;
South: MH, MobileHome; West: OS-2, Planned Office Service
Agricultural Production (~65% of the site), Vacant (~35%)
North: Vacant, Leisure Co-operative Housing, Wixom Meadows
Condominiums, Meadowood Park Apartments (City of Wixom);
West: Knightsbridge Gate; South: Catholic Central, Old Dutch
Farms Mobile Home Park; East: Cadillac Asphalt & Pavin , sam's
Real Estate, Novi
Promenade Shopping
Development, Varsity
Lincoln
St. Catherine of Siena
Academy, Associated
Convent and Catholic
Educational Research
Center & Nicoleena
Estates Condominiums
115.89 acres
09-17-07
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"floating district" with a conceptual plan attached to the rezoning of the parcel. PRO requests
require a 15-day public hearing notice for the Planning Commission, which offers a
recommendation to the City Council, who can grant the final approval of the PRO. As a part of
the PRO, the underlying zoning is changed, in this case to RM-2 as requested by the applicant,
and the applicant enters into a PRO Agreement with the City, whereby the City and applicant
agree to any deviations to the applicable ordinances and tentative approval of a conceptual plan
for development for the site. After final approval of the PRO plan and agreement, the applicant
will submit for Preliminary and Final Site Plan under the typicai review procedures. The PRO
runs with the land, so future owners, successors, or assignees are bound by the terms of the
agreement, absent modification by the City of Novi. If the development has not begun within
two years, the rezoning and PRO concept plan expires and the agreement becomes void.

The parcel in question is located on the south side of 12 Mile Road, between Wixom Road and
Napier Road in Section 18 of the City of Novi. The property totals 115.89 acres. The current
zoning of the property varies by parcel. The applicant has identified five parcels that will be
included in the development. The attached map identifies each parcel and indicates the
existing zoning. The applicant has indicated that the rezoning is being proposed to facilitate the
construction of a residential development (Nicoleena Estates) and a Catholic girl's high school
(St. Catherine of Siena) along with an associated convent and Catholic Educational Research
Center on the site in the future. Currently, some portions of the proposed site are zoned 1-1,
which does not permit the proposed uses. In addition, the residential zoning (RA and R-l) of
other portions of the development does not permit the proposed density. A school is a Special
Land Use in the RM-2 district.

The applicant appeared before the Master Plan and Zoning Committee on August 29th
, 2007 and

resubmitted a revised concept plan for review shortly thereafter. As part of the revised concept
plan, the density of the proposed Nicoleena Estates was reduced by 16 units resulting in a
density reduction from 3.8 units per acre to 3.6 units per acre. The applicant also made some
modifications to the plan incorporating comments from the first round of reviews and prOVided
additional information requested by specific disciplines.

Recommendation
Staff does not recommend approval of the proposed Zoning Map Amendment .and Planned
Rezoning Overlay, which would rezone the property from I-I, Light Industrial, R-l, One-Family
Residential and RA, Residential Acreage, to RM-2, High Density, Mid-Rise, Multiple-Family
Residential. Approval is not recommended for the follOWing reasons.

o The density of the proposed rezoning is far above what is necessary to permit the
proposed development. The applicant could achieve the same density with a rezoning
to RT with a Planned Rezoning Overlay. The girl's high school and associated structures
would also be permitted in the RT district.

The City of Novi is currently in the process of enlisting the heip of outside consultants to further
study the subject properties and the density of and types of development that would be
appropriate for the area. The requested residential density is far beyond what is currently
recommended on the site, RA and R-1 densities, with a maximum of 0.8 units per acre and 1.65
units per acre, which would result in a development of approXimately 155 dwelling units. The
suggested density of 3.6 units per acre (230 dwelling units are proposed) would be a drastic
change from what is currently allowed on the SUbject properties. Please see the attached map
shOWing the densities of surrounding residential developments. The applicant should consider
amending the proposal to request an R-1 through R-4 or, at a maximum, additional limitations
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on the density as a part of the RT zoning with a Planned Rezoning Overlay. The applicant has
met the requirements of Article 34 and the concept pian and Planned Rezoning Overlay
Agreement conform to the PRO ordinance. Should the applicant receive a recommendation
from the Planning Commission and the approval of the City Council, he may proceed to
Preliminary Site Plan submittal.

Master Plan for Land Use
The Master Plan for land Use currently identifies the majority of the property as a Special
Planning Project Area. This essentially means that this area was left open for further study and
the Master Plan does not currently designate a future land use for the property. Presently, the
Planning Commission has opened certain sections of the Master Plan for review. The project
area is currently being reviewed by the Master Plan and Zoning Committee for Recommendation
to the Planning Commission concerning the future land use of the site. A small portion of the
project area is identified in the Future land Use Map as Community Commercial. However,
considering the overall size of the development and the fact that the designation line splits an
existing parcel, the portion designated as Community Commercial can be conSidered negligible.
The previous Master Plan, adopted in 1999, identified office and dight industrial uses for the
subject properties.

Existing Zoning and Land Use
The follOWing table summarizes the zoning and land use status for the subject property and
surrounding properties.

Land Use and Zoning

'-"
For Subiect Properl:\ and Adiacent Properties

Master Plan
Existing Zoning Existing Land Use Land Use

-- Designation

B-2, Community Business; 1-1,
Special Planning

Subject light Industrial; RA, Residential Agricultural production
Project Area

Site Acreage, R-l One-Family (~65%), vacant land
(small amount of

Community
Residential

Commerciai)

City of Wixom - IRO, Industrial
City of Wixom - Leisure Co- Multi-Family,

North Research Office, RC-l, Multiple
operative Housing, Vacant, Community

Parcels Family Residential, B-3, General
Wixom Meadows Business,

Condominiums, Meadowood Industrial
Business,

Park Apartments Research Office

B-3, General Business, 1-1,
Cadillac Asphalt & Paving,

Eastern Sam's Real Estate, Novi Community
Parcels

light Industrial, 1-2, General
Promenade Shopping Commercial

Industrial
Development, Varsity lincoln

Southern
Catholic Central High School, Educational

Parcels
R-l, One-Family Residential Old Dutch Farms Mobile Facility, Mobile

Home Park Home Park
Western

OS-2, Planned Office Service Knightsbridge Gate Single Family
Parcels
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Compatibility with Surrounding Land Use
The surrounding land uses are shown on the above chart. The compatibility of the requested
RM-2 zoning with the zoning and uses on the adjacent properties should be considered when
examining the proposed rezoning with PRO.

Directly to the north of the subject property is the City of Wixom. The properties to the north
are zoned IRO (Industrial Research Office), RC-l (Muitiple Family Residential) and B-3 (General
Business). The parcels to the north are currently mostly residential with some vacant iand in
between. The Leisure Co-operative Housing, Wixom Meadows Condominiums, and Meadowood
Park Apartments would be similarly Impacted by the proposed development. The City of Wixom
has indicated that the three aforementioned properties are developed with an average density
of 9 units per acre. Additional traffic and noise would be the most noticeable impact to these
existing multiple-family developments. Although the proposed density of Nicoleena Estates is
less than what currently exists in the neighboring properties of the City of Wixom, the proposed
development would add a considerable amount of new residents to the area, as well as
increased traffic from the proposed high school and associated uses. For additional information
regarding traffic concerns, please see the Traffic Study submitted by the applicant and the
attached review letters from the City's Traffic Consultant.

The properties to the east of the subject property, Cadillac Asphalt & Paving, Sam's Real
Estate, Novi Promenade Shopping Development and Varsity Lincoln. The proposed RM-2
rezoning with PRO would not negatively impact the properties to the east. Cadillac Asphalt and
Paving would most likely be minimally impacted. Depending on the types of services they offer,
they may see a slight Increase in business as new residents in the area use their services. Sam's
Real Estate will also be only minimally impacted. The Novi Promenade Shopping Development
will see an increased customer base in the area and will be positively impacted as the new
residents and students frequent their businesSes. The Varsity Lincoln car dealership will be
minimally impacted as car dealerships are "regional-type" businesses that serve communities as
opposed to local neighborhoods. Although there will be an increase in traffic as a result of the
proposed development, this should not negatively affect the existing commercial businesses.

The properties to the south of the subject property are Catholic Central High Sc~ool and Old
Dutch Farms Mobile Home Park. The proposed St. Catherine of Siena girl's Catholic high school
will compliment the existing boy's Catholic high school. The two uses will blend together to
create a seamless transition from one educational facility to the next. The applicant has
indicated that there is a possibility that the two schools may work together to collectively share
some of the sports facilities each has to offer and use the neighboring school as a resource for
both educational and extra-curricular actiVities. Old Dutch Farms Mobile Home Park is currently
developed at a density of 8 units per acre. Some residents may object to the loss of open

.space that will occur as a result of this development and the noise typically associated with a
high school. Traffic impacts will also be a concern.

The properties to the west of the subject property comprise Knightsbridge Gate residential
development. The proposed rezoning with a PRO will likely have both positive and negative
effects on the adjacent residential development, which is developed with a density of 5.4 units
per acre. Impacts to Knightsbridge Gate will be similar to those impacts described for the
adjacent residential properties in the City of Wixom and the adjacent Mobile Home Park.
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The development of St. Catherine of Siena and Nicoleena Estates Condominiums would add
traffic and noise to the area. A Traffic Impact Study has been submitted by the applicant.
However, this study does not adequately quantify the proposed impacts or address all the
traffic concerns on the surrounding .road network. For additional information, please see the
Traffic Impact Study review letter prepared by the City's traffic consultant. The noise from the
high school would not significantly alter the noise levels in the area as a high school already
exists on the neighboring site. The proposed high school and residential development would
add a large amount of new residents and "daytime" visitors associated with the high school to
the area which would significantly alter the character of the existing neighborhood.

Comparison of Zoning Districts
The folloWing table provides a comparison of the current and proposed zoning classifications.
One alternative has been proVided at this time, the RT, Two-Family Residential district. The RT
district would be the only other logical district that would be permit the density shown on the
concept plan and permit the high school, convent, and educational center. The RM-2 district
requested by the applicant would permit the uses and density indicated on the concept plan.
However, the density permitted in the RM-2 district is far above what the applicant is
suggesting. For purposes of comparison, the existing zoning of the site is listed as RA. In
actuality, some portions of the site are zoned 1-1 and R-1. This was not listed as it would not
permit both the residential density and institutional uses proposed by the applicant.

RAZoning RM-2Zoning RT Zoning
(EXisting) (Proposedf (Alternative)

1. One-family 1. All uses 1. All uses permitted
dwellings. perniitted and and as regulated

2. Farms and as regulated in in the One-Family
greenhouses the RM-1 Low- Residential
subject to the Density, Low- districts.
standards in Rise Multiple- 2. Two-family
Section 301. Family district. dwellings (site

3. PUblicly owned 2. Multiple"family built).
and operated dwellings. 3. Shared elderly
parks, parkways 3. Accessory housing as defined
and outdoor buildings and uses by Section 201 and

Principal
recreational customarily subject to the

Permitted
facilities. incident to any of requirements in this

Uses
4. Cemeteries which the above section.

lawfully occupied permitted uses. 4. Accessory bUildings
land at the time and uses customarily
of the adoption of incident to any of the
this ordinance. above permitted

5. Public, uses.
parochial and
other private
elementary
schools offering

I
courses in
general
education and
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RAZoning RM-ZZoning RT Zoning
(Existinq) (ProDosedf (Alternative)

not- operated
for profit and
not including
dormitories.

6. Home
occupations, as
set forth in
Section 201 of
this ordinance.

7. Accessory
buildings and uses
customarily
incidental to any
of the above uses.

8. Family day care
homes, as
regulated
pursuant to Mel
125.583b,
provided the
licensee shall
occupy the
dwelling as a
residence.

1. The raising of 1. Retail commercial There are no Special
nursery plant services and office Land Uses in the RT
materials provided uses (subject to district.
no such stock or specific
any related conditions).
material shall be
sold on the
premises.

2. Dairies when
operated as an
integral part of a

Special land dairy farm, with
Uses no retail

commercial sales
to customers on
the premises.

3. The keeping and
raising of livestock
subject to the
requirements of
Section 401.7 of
this Ordinance.

4. All principal uses
oermitted subiect
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RAZoning RM-2Zoning RT Zoning
I

(Existing) (Proposed) (Alternative)
to special
conditions and
regulated in
Section 402 of this
ordinance.

5. To promote the
City's heritage,
historical buildings
in residential
districts may be
occupied by
limited
nonresidential
uses so as to
encourage their
preservation as
historical
landmarks.
Subject to the
conditions in
Section 302 of the
ordinance.

1 bedroom =31.1
dwelling units/gross
acre

Maximum
Density 0.8 (Dwelling 2 bedroom =20.7 4.8 (Dwelling Units/Net
(Dwelling Units/Net Site Area)

dwelling units/gross
Site Area)

Units/Net Site acre
Area)

3 bedroom = 15.6
dwelling units/gross
acre

Building
2.5 stories or 35 feet 5 stories or 65 feet 2.5 stories or 35 feet

Heiqht
Building

Front: 45 feet Front: 30 feet Front: 30 feet
Setbacks Sides: 20 feet Sides: 10 feet Sides: 10 feet
(Residential
Development) Rear: 50 feet Rear: 35 feet Rear: 35 feet

Building Front: 75 feet Front: 75 feet Front: 75 feet
Setbacks

Sides: 75 feet Sides: 75 feet Sides: 75 feet
(School Rear: 75 feet Rear: 75 feet Rear: 75 feet
Development)

Infrastructure Concerns
An initial engineering review was done to analyze the information that has been provided thus
far. The City's engineering staff noted that the concept plan proposed would not have a
discernible impact on the public utilities when compared to the existing zoning and that
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additional detail would be required at the time of site plan submittal. An easement will be
required for the both stormwater management and the sanitary sewer and there are some
concerns regarding the capacity of the wetlands on the Knightsbridge Gate Development with
regard to the stormwater management plan proposed. Additional information can be found in
the attached review letter. A full scale engineering review will take place during the course of
the Site Plan Review process.

A Traffic Impact Study was reqUired for this rezoning with PRO request. The conclusion of the
study is as follows, "The analysis...indicates that the proposed development of a girl's high
school and the adjoining residential development alone would have a minor impact on the
operation of the intersection (Grand River Ave. and Wixom Road):' The City's traffic consultant
also reviewed the Traffic Impact Study, concept plan and rezoning request. The traffic
consultant noted that the Traffic Impact Study appears to be lacking and noted a number of
concerns with the data evaluation and projected impacts. Additional information can be found
in the attached review letters.

The City's Fire Marshall also did an initial review of the proposed plan. He noted that the
applicant will be required to provide additional details regarding fire hydrant placement and that
secondary access to the Catholic Educational Center will be reqUired.. For additional
information, please see the Fire Department's review letter.

Natural Features
There are some regulated woodlands and wetlands on the site, mostly grouped on the high
school site with some regulated woodlands bordering the residential portion of the
development. The applicant has proposed mitigation on-site and wishes to also mitigate at this
time for any future impacts to the commercially zoned property to the east. The revised
concept plan appears to reduce some woodland impacts and impact a small wetland (Wetland
Q) that was not preViously impacted. Overall, with regards to the woodlands and wetlands on
site, the changes in the concept plan are positive, but fairly minor. Therefore, additional
woodland and wetland reviews were not performed. The location of any woodlands and
wetlands will need to be field verified by the applicant with the submittal of any site plan for the
parcels. Impacts to these natural features will be reviewed and discussed in detail during the
site plan submittal for any project on the property. Please see the attached woodland and
wetland review letters from the original concept plan submittal for additional information.

Development Potential
Development of a portion of the project area under the current 46.9 acres of 1-1 zoning could
result in a moderately sized office or industrial establishment of approximately 612,000 square
feet depending on the parking requirements of the particular use.

Development of a portion of the project area under the current 30.5 acres of RA zoning could
result in a housing development of approximately 25 houses, depending on the specific plans of
a developer and the size of the proposed houses.

Development of a portion of the project area under the current 40.6 acres of R-1 zoning could
result in a housing development of approximately 67 houses, depending on the specific plans of
a developer and the size of the proposed houses.

The development of a multiple family housing project under the proposed 115.89 acres of RM-2
zoning could result in a large scale, multi-story housing facility. However, the Planned Rezoning
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Overlay, if approved, would hold the applicant to the proposed plan, meaning a large scale
multi-family development would not be permitted per the conditions of the Planned Rezoning
Overlay and approved concept plan.

Major COnditions of Planned Rezoning Overlay Agreement
The Planned Rezoning Overlay process involves a PRO plan and specific PRO conditions in
conjunction with a rezoning request. The submittal requirements and the process are codified
under the PRO ordinance (Article 34). Within the process, which is completely voluntary by the
applicant, the applicant and City Council can agree on a series of conditions to be included as
part of the approval.

The applicant is required to submit a conceptual plan and a list of terms that they are willing to
include with the PRO agreement. The applicant's conceptual plan has been reviewed and the
following are items shown on the plan by the applicant and interpreted by the Plan Review
Center as conditions they are willing to attach to the PRO.

1. 12 Mile Road will be paved along the boundaries of the proposed property.
2. Limitation of uses and density.

Ordinance Deviations
Under Section 3402.D.1.c, deviations from the strict application of the Zoning Ordinance may be
permitted by the City Council in the PRO agreement. These deviations must be accompanied
by a finding by the City Council that "each Zoning Ordinance provision sought to be deviated
would, if the deviation were not granted, prohibit an enhancement of the development that
would be in the public interest, and that approving the deviation would be consistent with the
Master Plan and compatible with the surrounding areas." For each such deviation, City Council
should make the above finding if they choose to include the items in the PRO agreement. The
following are areas where the current concept plan does not appear to meet ordinance
requirements. The applicant should include a list of ordinance deviations as part of the
proposed PRO agreement.

Building Height
Section 2400 of the Zoning Ordinance lists the maximum height for each district. Under the
standards of the ordinance, the maximum bUilding height permitted in the R-1 through R-4
district is 35 feet. The applicant has indicated that all buildings, except the auditorium
portion of the proposed school will be less than 35 feet in height. The auditorium at its
highest point will be apprOXimately 50 feet in height. The Community Development
Department finds that the City Council should act on this ordinance deviation in
the PRO Agreement or the applicant should modify the plans to conform to the
ordinance.

Barrier Free Spaces
The Barrier Free Code indicates that one barrier free van accessible space should be
provided for any parking area having one to twenty-five spaces. Six spaces are shown for
the proposed convent, three in the garage of the convent and three in the driveway.
However, none of these spaces are barrier free. One barrier free van accessible space
should be prOVided. The applicant should indicate whether this space will be
provided on the response letter.

Major and Minor Drives
Currently, a private street is shown adjacent to the tennis courts and practice field and
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ending at 12 Mile Road. Five foot sidewalks are required along private drives. A sidewalk is
proposed adjacent to this drive and ending at the tennis courti. Per the ordinance, this
sidewalk should extend up to 12 Mile Road. The Community Development
Department finds that the City Council should act on this ordinance deviation in
the PRO Agreement or the applicant should modify the plans to allow this.

Items-for Further Review and Discussion
There are a variety of other items inherent in the review of any proposed development. At the
time of Preliminary Site Plan, further detail will be provided, allOWing for a more detailed review
of the proposed development. After this detailed review, added concerns with the site layout
may be identified and additional variances may be uncovered, based on the actual product
being proposed. This would require amendments to be made to the PRO Agreement, should
the PRO be approved. The applicant should address these items at this time, in order
to avoid delays later in the project.

Number of Parking Spaces
From a parking perspective, there is no specific standard in the Zoning Ordinance for a
convent type use. The applicant has indicated that the residents of the convent will share
three cars and the proposed three-car garage will house these vehicles with three additional
spaces in the driveway for any visitors. The Planning Division feels that this parking
arrangement will be sufficient to meet the parking needs of the convent. The Planning
Commission is asked to make a finding under Section 2505.10 that the amount
of parking provided is adequate for the use being proposed. By recommending
the proposed plan for approval, the Planning Commission would effectively
approve the proposed convent parking.

Lighting
A photometric plan is reqUired at the time of Preliminary Site Plan submittal due to the site
being adjacent to a residentially 'zoned property.

Landscape Standards
The applicant should review Section 2509 of the Zoning Ordinance to ensure they meet the
landscape requirements. Once a formal submittal has occurred, the City's Landscape
Architect will review the concept plan for deficiencies. -

Public Benefit Under PRO Ordinance
At this time, the applicant has identified several items of public benefit. These are called out in
the Community Impact Statement and the Supplemental Letter (dated September 14, 2007)
submitted by the applicant. These items should be weighed against the proposal to determine
if the proposed PRO benefits clearly outweigh the detriments of the proposal. The benefits
proposed include:

12 Mile Road will be paved along the east, west-northerly boundaries of the subject
property.
The applicant will construct the north-south link of 12 Mile Road from its northern
property line to the point where connection to the existing pavement will be made.

- The applicant will construct the sidewalk on the south side of 12 Mile Road from the east
boundary to the west boundary of the subject property. (This would be associated with
the typical development of the property.)
The applicant will construct the necessary drainage to facilitate the road system.
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The applicant will be coordinating the facilities to address the overall drainage and water
quality within the district, including the property to be rezoned and the adjacent
commercially zoned property owned by the applicant. (This would be associated with
the typical development of the property.)
Wetland' mitigation for the wetland impacts from the residential, educational and
adjacent commercial property will be constructed on the Academy property
simultaneously so as to minimize future construction impacts and create a large natural
area to include both wetland and forested upland habitats. (Wetland mitigation would
be required per the Ordinance, although it wouldn't have to necessarily be on site.)
The construction of the St. Catherine of Siena Academy girls high school will serve as
another cultural resource to the residents of the City who attend the school and who will
have the opportunity to participate in many of the theater, drama and music events as
well as being able to become involved in the athletic activities at the school. (This would
normally be associated with the construction of any school throughout the City.)
The City will benefit by haVing a quality educational facility. (This would normally be
associated with the construction of any school throughout the City.)
The Catholic Educational Research Center will be made available to the City for
scheduled senior citizen programming and for other city associations that require a
meeting area.
The impact of the proposed high school and the residential development will not be the
cause of the needed improvements at Wixom Road and Grand River Avenue.
The proposed land development project will result in an enhancement of the project
area as compared to the existing zoning.
A conservation easement will be placed over remaining and created woodlands and
wetlands.

For additional information on the proposed public benefits, please see the Community Impact
Statement and the Supplemental Letter (dated September 14, 2007) prOVided by the applicant.

Applicant Burden under PRO Ordinance
The Planned Rezoning Overlay ordinance requires the applicant to make certain shOWings under
the PRO ordinance that requirements and standards are met. The applicant should be prepared
to discuss these items, especially in part a, where the ordinance suggests that the enhancement
under the PRO request would be unlikely to be achieved or would not be assured without
utilizing the Planned Rezoning Overlay. Section 3402.0.2 states the follOWing:

a. Approval of the application shall accomplish,among other things, and as
determined in the discretion of the City Council, the integration' of the
proposed land development project with the characteristics of the project
area, and result in an enhancement of the project area as compared to
the existing zoning, and such enhancement would be unlikely to be
achieved or would not be assured in the absence of the use of a Planned
Rezoning Overlay.

b. Sufficient conditions shall be included on and in the PRO Plan and PRO
Agreement on the basis of which the City Council concludes, in its
discretion, that, as compared to the existing zoning and considering the
site specific land use proposed by the applicant, it would be in the public
interest to grant the Rezoning with Planned Rezoning Overlay; provided,
in determining whether approval of a proposed application would be in
the public interest, the benefits which would reasonably be expected to
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accrue from the proposal shall be balanced against, and be found to
clearly outweigh the reasonably foreseeable detriments thereof, taking
into consideration reasonably accepted planning, engineering,
environmental and other principles, as presented to the City Council,
follOWing recommendation by the Planning Commission, and also taking
into consideration the special knowledge and understanding of the City by
the City Council and Planning Commission.

• Submittal Requirements
The applicant has prOVided a survey and legal description of the property in
accordance with submittal requirements.
The rezoning sign should be erected on the property, in accordance with submittal
requirements and in accordance with the public hearing requirements for the
rezoning request. This sign should be erected no later than 15 days prior to the·
scheduled public hearing.
A traffic impact study has been submitted.
A community impact statement has been submitted.

eport by piaf(erKdsten Kapelanski (248) 347-0586
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Item Required Proposed Meets CommentsRequirements?

Master Plan
Special Planning Project

No change N/AArea

Zoning B-2, I-I, RA, R-l
RM-2, B-2 (no

N/A
See attached review

change) letter.
St. Catherine of
Siena girl's high

Permitted Uses
See section Article 7 of school, Convent, see attached review
the Zoning Ordinance Catholic Education letter.

Center, Nicoleena
Estates

Applicant has
indicated that all
buildings (excluding
the school building)
will be less than 35

Building Height Elevations not feet.
35 feet Yes/No

(Sec. 2400) proVided. The proposed
school building, at
its highest point,
will be
approximately SO
feet.

Building Setbacks - High School, Convent, Education Center (Sec. 2400)

Front (North) 75 feet + Yes

Interior Side 75 feet or the height of 75 feet + Yes(East) the main building,
Interior Side whichever is greater Approx. 84 feet Yes(West)
Rear (South) 80+ Yes

No more than 30% of
setback shall be used
for parking, Yes
maneuvering lanes,
loadIna and dumpster.

Building Setbacks - Nicoleena Estates (Sec. 2400)

Front (North) 30 feet 75 feet + Yes
Interior Side

10 feet Approx. 48 feet Yes
(East)
Interior Side

10 feet Approx. 44 feet Yes(west)

Rear (South) 35 feet 75 feet + Yes
Minimum lot

50 feet Approx. 100 feet Yes
width (Sec. 2400)

.



Proposed Meets CommentsItem Required Requirements?
Minimum floor No information

Yesarea per unit 750 square feet
provided.

.. (Sec. 2400)
Maximum
percent of lot 25% of lot area can be Yes
area covered covered by all bUildings

jSec.2400)
Maximum Density
(dwelling

4.6 3.6 Yes
units/net site
area) (Sec. 2400)

Public Utilities
All public utilities must be Yes
available

Parking Setbacks - Section 2400
Front (North) 20 feet 100 feet + Yes

Interior Side 20 feet 100 feet + Yes
(East)

Interior Side
20 feet 100 feet + Yes

(West)
Rear (South) 20 feet 100 feet + Yes

High School:
1 parking space for
each teacher,
administrator, or other
day employee
60 employees = 60
parking spaces required

1 parking space for
every 4 students over
driving age, or the 250 spaces The Planning Division
requirements of the prOVided

feels the proposed 6
auditorium, whichever is spaces will be
greater sufficient to meet the

Number of Auditorium capacity of
Yes

parking needs of the
Parking Spaces 500 with 1 space/3.4

convent. See review
(Sec. 2505) seats reqUired letter for additional

500 ocCupants/3.4 = information.
147 spaces

60 + 147 = 207
parking spaces
required

Convent:
Applicant has indicated
that 3 vehicles will be
shared by convent 6 spaces prOVided
residents.



Item Required Proposed Meets CommentsRequirements? .
Catholic Education
Center:

Although adequate1 parking space for
every 3 people parking is not

available immediately

Occupancy of 196 41 spaces adjacent to the

people
provided proposed catholic

Education Center, the

196 people/3 =65 Planning Division

spaces reqUired feels that parking
460 spaces elsewhere on the site

Nicoleena Estates: prOVided wili fulfill any

2 parking spaces for additional parking

each dwelling needs the catholic
Education Center230 dwellings x 2 = may have.460 parking spaces

required
90-degree spaces
should be 9 feet wide by
19 feet deep With a 24- Spaces sized and In locations where

Parking Space foot wide aisle; when measured spaces are not 19
Dimensions adj. to landscaping, appropriately

Yes feet deep, a four inch
(sec. 2506) spaces can be 17 feet throughout the site curb should be

deep, with a 2 foot Indicated.
overhang into the
landscaped area
High School:
6 barrier free spaces 6 spaces (2 van
reqUired (1 van accessible)accessible)

provided

Barrier Free Convent:
See review letter

Spaces
1 van accessible barrier obarrier free for further

(Barrier Free free space reqUired spaces prOVided Yes/No?
discussion of this

Code) catholic EdUcation item

center: 3 van barrier
4 barrier freefree spaces required (1
spaces prOVided (2van accessible) van accessible)

Barrier Free 8 feet wide with a 5 foot
wide access aisle for

Space standard bJ. Spaces sizedDimensions Yes
(Barrier Free 8 feet wide with an 8 appropriately

Code) foot wide access aisle
for van accessible

The applicant has
Barrier Free Signs indicated that one
(Barrier Free One barrier free sign is No signs shown. No barrier free sign wili
Design Graphics reqUired per space be shown for each
Manual) space at the time of

Preliminarv Site Plan



Item Required Proposed Meets CommentsRequirements?
submittal•

.

Accessory Buildings (Sec. 2503.1)

Accessory buildings shall Accessory
not be erected in any bUildings located in Yesrequired front yard or rear yard and side
exterior side yard. yard of property.

The total floor area of
Accessoryall accessory buildings

shall not occupy more bUildings less than
Yes

than 25% of any
25 % of required

required rear yard. rear year.

Each accessory building
shall meet all setback Accessory
requirements for the buildings set back Yes
zoning district in which appropriately.
it Is proposed.

A detached accessory
building shall not be
located closer than 10 Accessory
feet to any main bUildings set back Yes
bUilding and 6 feet to appropriately.
any interior side lot or
rear lot line.

I

Accessory Structures
such as flagpoles and

Accessory
dumpsters will

Structures (sec. require review and

2503.2) approval from the
Community
Development
Deoartment.

Each accessory
structure shall meet all Accessory
setback requirements structures set back Yes
for the zoning district in appropriately.
which it is orooosed.



·

Item Required Proposed
Meets

CommentsRequirements?
Photometric plan
required at the time of Photometric plan

Lighting (Section Preliminary Site Plan
N/A should be submitted

2511) due to site being with Preliminary Site
adjacent to residentially Plan submittal.
zoned property
A 5' wide sidewalk shall

Sidewalks (City be constructed along 12 5' sidewalk
Code Sec. 11-276 Mile Road required by

proposed along 12 Yes
(b)) the City of Novi's

Mile Road.Pedestrian and Bicycle
Master Plan.

5' sidewalk
proposed along
residential streets
and private drives.
Sidewalk along The proposed
drive south of 12 sidewalk should

Residential 5' sidewalk reqUired Mile and adjacent extend to 12 Mile
Sidewalks (Sec. along all residential to the proposed No Road. See review
2400) streets school, tennis letter for

courts and practice additional
field terminates at information.
the tennis courts
and does not
extend to 12 Mile
Road.

All uses and
Major and Minor developments shall Road networkDrives (Sec. include a public road proposed.

Yes
2514) network or private drive

network.
Drive shown on

There shall be a private the far western
portion of the Yes"major" drive.
property on 12
Mile Road.

Where on-street parking
is proposed it shall be
limited to one side of a
minor drive and the Approx. 28 feet Yes
drive shall be a
minimum of 28 feet
Wide.
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PLAN REVIEW CENTER REPORT
October 10, 2007

Engineering Review
St. Catherine of Siena and Nicoleena Estates

SP #07-33A

Petitioner
Lakeside Oakland Development, LLC

Review Type
Concept Site Plan (Second Submittal)

Property Characteristics
• Site Location:
• Site Size:
• Date Received:

South side of 12 Mile Rd, between Napier and Wixom Road.
115.89 acres
September 2007

Project Summary
• Phase 1 includes construction of a school complex (St. Catherine of Siena Academy),

athletic facilities, and associated parking. Site access for the school would be provided
by two drive approaches on 12 Mile Rd and one connection to catholic Central High
School to the south. Future Phase 2 includes construction of a 230 unit condominium
development (Nicoleena Estates). Site access for the residential development would be
provided by an additional drive approach on 12 Mile Rd along with a connection to 12
Mile through Phase l.

• Water service would be provided by extending the 12-inch water main at the
Knightsbridge Gate development along the south side of the 12 Mile frontage of this
development. A connection would also be provided to the Catholic Central development
creating a looped system between Napier and Wixom Roads.

• Sanitary sewer service would be proVided by a connection to an eXisting sewer within
the Catholic Central development as well as a proposed connection to Knightsbridge
Gate through a stUb. Two on-site pump stations are being proposed to serve the
development. Nicoleena Estates is proposing a lift station connecting to Knightsbridge
Gate stub and St. Catherine's is proposing a lift station to connect to Catholic Central's
sanitary system. The private sanitary sewer on catholic Central's property will require
dedication to the City. Further analysis of the sanitary system is required.

• Storm water for the majority of Phase 1 would be collected and routed to a large
sedimentation basin and then discharged into the on-site wetland. Since the wetland
flows northward across 12 Mile into the City of Wixom, and drainage concerns have
been noted in this area, further information will be required addressing any potential
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drainage issues. Storm water for Phase II would be routed to a storm water
management basin consisting of a forebay and detention basin. This basin would
discharge west into the wetland system on the Knightsbridge Gate property. A drainage
easement will most likely be required for this discharge.

2.

3.

9.

8.

10.

5.

4.

The plans shall indicate any improvements proposed to 12 Mile (i.e. paving, drainage
ditches, etc.). Detailed information is not reqUired at this time.

The City of Wixom shall be notified of the proposed development as Wixom will
require various submittals throughout the approval process. 12 Mile Road is
currently under the jurisdiction of the City of Wixom, and will require a right-of-way
permit for the proposed improvements.

Indicate whether the streets proposed within the development are proposed to be
public or private.

A S-foot separation distance shall be provided between the sidewalk and back of
curb along the main drive Within the school complex.

Provide a note on the plans that all work shall conform to the current City of Novi
standards and specifications. .

Water Main

6. A pressure reducing valve may be required because the proposed water main route
would cross pressure districts. Further analysis of the system will be reqUired.

Sanitary Sewer

7. The existing sanitary stub from Knightsbridge Gate shall only be extended for gravity
sewer service. No additional flow via force main shall be permitted.

As previously discussed, a new design proposing a single pump station shall be
proposed for this developmel'lt.

A sanitary sewer easement will be required over the portion of existing private
sanitary sewer within the Catholic Central High School site accepting flow from the
proposed development, and shall be accepted by the City as public sewer. This off
site sewer easement must be executed by both parties prior to final approval of
the plans. A draft of the easement shall be submitted at the time of the
Preliminary Site Plan submittal for review, and shall be approved by the City prior to
final signatures.

The capacity of the downstream infrastructure shall be studied to determine the
impact of the flows being proposed for this development. Further detail will be
reqUired to verify adequate capacity exists in the sanitary sewer district serving this

Comments:
Because of the nature and scale of this concept plan a complete engineering review couid not
be conducted. Any items shown on the plan that are not in conformance with Chapters 11 and
12 shall be addressed prior to approval and may reqUire a variance from City Council. Approval
of the concept plan does not imply approval of non conforming items unless specifically
addressed and approved.

General
1.
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development, or if improvements are necessary (see attached Brian Coburn memo
dated 7/31/2007 for further information).

11. The sanitary sewer system shall be designed to accommodate future flows from
Parcel 22-18-100-004, iocated on 12 Mile.

Storm Sewer
12. It appears that the current storm water design flow for Nicoleena Estates is based

on an available flow rate of 20 os through the 18-inch culvert. Based on the
information available it does not appear that this culvert alone has a capacity of 20
os. Further calculations will be required supporting the capacity of this culvert and
the 12-inch culvert to the north. If the capacity is less than originally assumed, the
discharge rate from the proposed storm water basin may require further reduction.

Storm Water Management Plan
13. All storm water management plans shall conform to the new Engineering Design

Manual for the City of Novi. The latest revision was made September 24, 2007.

14. As discussed, there is an 18-inch CMP culvert and a 12-inch CMP culvert crossing
Napier along the frontage of the Knightsbridge Gate development. Field observation
has revealed that both culverts are currently blocked with soil/debris and do not
currently pass any drainage. To allow the existing wetland to properly drain these
culverts shall be repaired or replaced. According to the City's wetland consultant the
wetland currently has increased water levels that may be harming the forested
wetland east of Napier. No further discharge to this wetland can be permitted until
the downstream drainage route can be reestablished, assuming this would lower the
water level in the wetland to proper levels.

15. The storm water discharge from Nicoleena Estates to the existing wetland Within the
Knightsbridge Gate development is not conveyed by means of a watercourse, and
therefore will require an easement to permit the drainage. This easement must
be executed by both parties prior to final approval of the plans. Drafts of
the easement shall be submitted at the time of the Preliminary Site Plan submittal
for review, and shall be approved by the Oty prior to final signatures.

16. The drainage route downstream of the 18-inch and 12-inch culverts shall be shown
on the plans. Any cross-sections or other Information shall be provided for
reference.

17. The wetland system on the northeastern portion of the property drains north across
12 Mile into Wixom. Since this wetland is proposed to be used for storm water
storage, the downstream impacts due to the additional flow shall be addressed.
Drainage concerns have been noted in this area.

18. The storm water discharge from the school complex to the existing wetland north of
Twelve Mile does not appear to be conveyed by means of a watercourse for the
entire route to the storm water basin further north, and therefore will require an
easement to permit the drainage. If a watercourse does exist, evidence must be
presented to support its existence (i.e. a defined channel having bed and banks). If
required, this easement must be executed by both parties prior to final
approval of the plans. Drafts of the easement shall be submitted at the time of



Engineering Review ofConcept Site Plan
St. catherine ofSiena Academy and Nico/eena Estates Condominium
SP#07-33A

October 10, 2007
Page 4of6

the Preliminary Site Plan submittal for review, and shall be approved by the City
prior to final signatures.

19. The calculations provided show that the storm water elevations on-site will only
increase slightly during a 100-year storm event. The affect on any off-site
connecting wetlands due to the additional drainage shall also be addressed. Provide
an analysis of the off-site wetland systems accepting discharge from the site. The
analysis shall include the lOO-year storm water elevations within the wetlands for
pre- and post-development conditions.

20. The new runoff coefficient values located in Section 2.1.1 of the new Engineering
Design Manual shall be used for this development. The new coefficients will result in
an increase in the required storage volume.

21. Strom water conveyed from the softball fields shall be pre-treated prior to discharge
into wetland K 1-48. Consider designing bioretention (Section 2.8 of the new
Engineering Design Manual) or a vegetated swale (Section 2.9.3) as an alternative
for the proposed grassed waterway. Design guidelines can be found in the new
Engineering Design Manual (located on the city website).

22. Storm water from the proposed varsity field and track shall be pre-treated prior to
discharge into wetland M-5. Again, consider using bioretention or a vegetated
swale.

23. The proposed spillway on the east side of the drive approximately 300 feet north of
the connection to the Catholic Central site shall pre-treat storm water prior to
discharge into Wetland M-2.

24. Sediment basins are required to hold a first flush volume calculated by the formula
Vf/= 1815 x A x C. The current formula used in the proposed calculations results in a
larger volume, which would be acceptable to the City.

25. A 25-foot vegetated buffer shall be prOVided around the perimeter of the Phase 2
storm water basin. This buffer shall not encroach onto adjacent lots.

26. Access to each storm water basin, including the school complex sedimentation basin
and wetland outlet control structure, shall be provided for maintenance access in
accordance with Section 11-123 (c)(8) of the Design and Construction Standards.
This access shall not encroach onto adjacent residential lots.

27. Provide a sheet or sheets entitled "Storm Water Management Plan" (SWM P) that
complies with the Storm Water Ordinance. This plan must detail the storm water
system design, calculations, details, and maintenance as stated in the ordinance.
The SWMP must address the discharge of storm water off-site, and evidence of its
adequacy must be provided. This should be done by comparing pre- and post
development discharge rates and volumes. The area being used for this off-site
dischargeshould be delineated and the ultimate location of discharge shown.
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The following must be submitted at the time of Final Site Plan submittal (following
Preliminary Site Plan sUbmittal):

28. A letter from either the applicant or the applicant's engineer must be submitted with
the Final Site Plan highlighting the changes made to the plans addressing each of
the comments listed above and indicating the revised sheets involved.

29. An itemized construction cost estimate must be submitted to the Community
Development Department at the time of Final Site Plan submittal for the
determination of plan review and construction inspection fees. This estimate should
only in'c1ude the civil site work and not any costs associated with construction of the
building or any demolition work. The cost estimate must be itemized for each
utility (water, sanitary, storm sewer), on-site paving, right-of-way paving (including
proposed right-of-way), grading, and the storm water basin (basin construction,
control structure, pretreatment structure and restoration).

The following must be submitted at the time of Stamping Set submittal:
30. A draft copy of the maintenance agreement for the storm water facilities, as outlined

in the Storm Water Management Ordinance, must be submitted to the Community
Development Department with the Final Site Plan. Once the form of the agreement
is approved, this agreement must be approved by City Council and shall be recorded
in the office of the Oakland County Register of Deeds.

31. A draft copy of the 20-foot wide easement for the water main to be constructed on
the site must be submitted to the Community Development Department.

32. A draft copy of the 20-foot wide easement for the sanitary sewer to be constructed
on the site must be submitted to the Community Development Department.

33. An executed copy of any reqUired off-site utility easements, including the Catholic
Central sanitary segments, must be submitted to the Community Development
Department.

34. An executed copy of the drainage easement on the Knightsbridge Gate property
must be submitted to the Community Development Department.

The foJlowing must be addressed prior to construction:
35. A City of Novi Grading Permit will be reqUired prior to any grading on the site. This

permit will be issued at the pre-construction meeting. Once determined, a grading
permit fee must be paid to the City Treasurer's Office.

36. An NPDES permit must be obtained from the MDEQ because the site is over 5 acres
in size.

37. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact Sarah
Marchioni in the Community Development Department (248-347-0430) for forms and
information.
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38. A permit for work within the right-of-way of Beck Road must be obtained from the
City of Wixom. Please contact the City of Wixom at 248-624-0141 directly with any
questions. The applicant must forward a copy of this permit to the City.

39. A permit for water main construction must be obtained from the MDEQ. This permit
application must be submitted through the City Engineer after the water main plans
have been approved.

40. A permit for sanitary sewer construction must be obtained from the MDEQ. This
permit application must be submitted through the City Engineer after the sanitary
sewer plans have been approved.

41. Construction Inspection Fees to be determined once the construction cost estimate
is submitted must be paid prior to the pre-construction meeting.

42. A storm water performance guarantee, equal to 1.5 times the amount required to
complete storm water management and facilities as specified in the Storm Water
Management Ordinance, must be posted at the Treasurer's Office.

43. An incomplete site work performance guarantee for Phase I (non-residential) will be
calculated (equal to 1.5 times the amount required to complete the site
improvements, excluding the storm water facilities) as specified in the Performance
Guarantee Ordinance. This guarantee wili be posted prior to TCO, at which time it
may be reduced based on percentage of construction completed.

44. An incomplete site work performance guarantee for Phase II (residential) equal to
1.5 times the amount required to complete the site improvements (excluding the
storm water detention facilities) as specified in the Performance Guarantee
Ordinance, must be posted at the Treasurer's Office.

45. A street sign financial guarantee in an amount to be determined ($400 per traffic
control sign proposed) must be posted at the Treasurer's Office.

46. Permits for the construction of each retaining wall must be obtained from the
Community Development Department (248-347-0415).

Please contact Benjamin Croy, PE at (248) 735-5635 or Lindon Ivezaj at (248) 735-5694 with
any questions or concerns.

cc: Rob Ha , City Engineer
Kristen Kapalanski, Community Development Department
Tina Glenn, Water &Sewer Dept.
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MEMORANDUM

To:

From:

Re:

Date:

Rob Hayes, P.E., City Engineer
Barb McBeth, AICP; Planning Director

Brian Coburn, PE, Civil Engineer fie..
Review of PRO Impact on Public Utilities
51. Catherine of Siena Academy and Nicoleena Estates

July 31, 2007

***********************

The Engineering Division has reviewed the Planned Rezoning Overlay (PRO) proposed for 51.
Catherine of Siena Academy and Nicoleena Estates. The request consists of approximately 115
acres located south of 12 Mile Road and west of Wixom Road in Section 18. The applicant is
requesting a PRO to construct a high school consisting of approximately 700 students, a convent with

'20 sleeping rooms, a 10,000 square foot educational facility, and a concession stand on 51.89 acres.
The applicant is also proposing a 246 unit condominium on 64 acres.

Utilitv Demands
Because this is a PRO request, the analysis will be based on the concept plan that has been provided
and not the proposed zoning. The existing zoning of the parcels is a mix of RA, R-1 and 1-1 and
would typically yield between 150 and 430 residential equivalent units (REUs) for a warehouse use in
the 1-1 district or a factory use in the 1-1 district, respectively. An REU equates to the utility demand
from one single family home. The master plan designates these parcels as a special planning area
which does not define a specific use; therefore, the existing zoning was used to determine sanitary
sewer capacity. If the parcels were to receive a traditional rezoning to RM-2, it would result in
approximately 3,100 REUs. Based on the concept plan provided with the application, we estimate a
demand of approximately 285 REUs will result from the proposed development.

Water System
Water service is currently available from the existing water main constructed with Knightbridge Gate
and the water main constructed with Catholic Central. A water main stub to the east of the site for
eventual connection to Wixom Road would be recommended on a potential site plan. Additionally,
there will need to be a pressure stUdy to determine the location of a pressure reducing valve to isolate
Knightsbridge Gate and Catholic Central from the Island Lake Pressure.District, which operates using
a booster pump. The City's water model indicates that the development of the PRO concept plan
would decrease pressures by approximately 3 pounds per square inches (psi), but would not have a
negative impact on the overall system if looped properly.

Sanitary Sewer
The project is located within the Lannys Sanitary Sewer District. As you know, we are currently
undertaking a project to increase the capacity of the Lannys district with the addition of a diversion
chamber, pumping station and bypass forcemain along the Beck Road and 1-96 corridors. The design
of the Lannys bypass project was based on the Master Plan for Land Use that was adopted in 2004.
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Review of PRO Impact on Public Utilities
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Based on the topography of the site, the sanitary sewer flow coLild be discharged easterly or westerly
from the site. Any flow that is discharged to the west impacts three existing pump stations
(Knightsbridge Gate, Napier Road, and Wixom Road) along with the proposed Lannys Bypass Pump
Station. The flow to the. east would impact only the Lannys Bypass Pump Station. Therefore, we
support the applicant's proposed plan to construct a new pump station to direct all sanitary flows to
the east. We can estimate based on the information provided that the PRO concept plan could result
in an increased peak sanitary sewer discharge of 0.25 cubic feet per second (cfs) over the anticipated
flows assuming a warehouse/office use in the 1-1 district, or a decrease of 0.1 cfs in flow assuming a
factory use In the 1-1 district. If the PRO request is approved by the City Council, we would require
the applicant to provide a sanitary sewer basis of design. Additionally, the applicant would be
required to study the existing capacity of the downstream infrastructure to determine the impact, if
any, of the flows being requested under the PRO.

Summary
The concept plan included in the PRO application does not have a marked impact on the public
utilities when compared to the existing zoning, which could otherwise yield double the number of
REUs for the site depending on the 1-1 building use proposed.

cc: .Ben Croy, P.E.; Civil Engineer
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TRAFFIC REVIEW
FOR PLANNED REZONING OVERLAY



October 5, 2007.

Ms. Barbara E. McBeth
Deputy Director Community Development
45175 West Ten Mile Road
Novi, MI 48375-3024

Re: St. Catherine of Siena & Nicoleena Estates - Concept Plan - 2nd Review
SPNo.07-33A
OHM Job No. 163-07-322

Engineering Advisors-

As requested, we have reviewed the revised concept plan for St. Catherine ofSiena and Nicoleena Estates
Condominiums. The plans were prepared by Zeimet - Wozniak & Associates, Inc. and are dated
September 17, 2007.

OHM RECOMMENDATION
At this time, we recommend approval ofthe concept plan, subject to the following corrections be made
prior to next stage submittal.

DEVELOPMENT BACKGROUND
• The site is currently zoned as RA (Residential Acreage), R-I (One-Family Residential), and 1-1

(Light Industrial).
• The applicant is proposing the rezoning ofthe property to RM2 (High Density Multiple Family).
• The property contains approximately 115.89 acres.
• The applicant is proposing condominiums on 64 acres and a catholic girls' school on 51.89 acres of

the property.
• The TIS was submitted for the proposed development.

ROADWAY NETWORK
The development is located west ofWixom Road on the South side of 12 Mile Road. Wixom Road is
functionally classified as a minor arterial with a posted speed of35 mph. and is under the jurisdiction of
the City of Nov!. 12 Mile Road is considered a non-residential collector with a posted speed limit of25
mph, and falls within the jurisdiction of the City of Novi. The developer has proposed three (3) access
points on 12 Mile Road.

SITE PLAN CORRECTIONS
L Geometry:

• For the southbound school entrance drive, south ofsouthern end of the boulevard, we strongly
believe that the horizontal curve should be flattened to avoid the danger of the southbound
vehicles drifting to the left ofthe center of the road.

• At least 50' tangents should be provided between the reverse curves.
• The horizontal curve at Kristen Court south of Units 102 and 103 should be modified so that it

intersects the north-south stretch of Kristen Court at close to 90 degrees.

2. 12 Mile Road Improvements: The plans provide a right turn taper and acceleration taper at the site
driveways on Twelve Mile Road. The traffic impact study performed for this development states that
majority ofthe school and condominium traffic will come from the east. Therefore, the site drives
will experience extensive eastbound left turns. Hence, we believe that a center left turn lane on 12
Mile Road would be more beneficial for such traffic to make left turns without blocking the

~OOO·PlymcuthRoad I UvOliia,:Michlg<im48150
p. (734) 52~:6711 I t.(7?4).S22'6427

www.ohm~advlsor.s.com



eastbound through traffic and for the storage ofleft turning vehicles. We also strongly recommend
that such improved 3-lane section of 12 Mile Road should be extended from Nicoleena Drive to the
beginning ofthe north-south segment of 12 Mile Road.

3. Sidewalk: We strongly recommend that the sidewalk on the east ofthe Siena Drive should be
extended to the 12 Mile Road for improved pedestrian accessibility.

4. Traffic Control on Nicoleena Estates local Streets: The traffic control signs should be installed on the
local minor drives based on the "Safe Approach Speed" calculations to enforce the stopping or
yielding for the local major drives.

5. ADA Compliance:
• The ADA compliant sidewalk ramps must be provided where the sidewalk crosses the roadway.
• Each barrier free parking stall southwest ofcatholic educational center should be provided with

the standard R7-8 sign (RESERVED PARKING), as described in the Michigan Manual of
Uniform Traffic Control Devices (MMUTCD). An additional sign R7-9a (mod) (VAN
ACCESSIBLE) should be provided at van accessible stalls.

• The type ofADA ramps should be clearly noted on the plans.
• A copy ofthe MOOT Standard Plans for Sidewalk Ramps (R-28-F) should be included in the

plan set.

6. Parking Stalls: Width ofthe parking stalls adjacent to the turnaround areas should be 9' from the face
of the curb. Such typical should be clearly labeled on the plan.

7. Sign Code Call-outs: The sign codes compliant to the MMUTCD shall be noted on the plans along
with the signs.

8. Sign Quantity Table: A traffic sign quantity table should be shown the plans. The table should
include a briefdescription, sign code, dimensions, and quantity for each sign.

9. Loading Area and Dumpster: The location ofloading area and dumpster should be clearly noted on
the plans.

10. Traffic Circulation Plan: The traffic circulation plan for the school buses and the passenger vehicles
dropping-offthe pupil, in terms of the number of vehicles, the path taken by such vehicles, and the
drop-off area should be included in the site plans.

If you have any concerns or questions, please feel free to contact us at 734-522-6711.

Sincerely,
Orchard, Hiltz & McCliment, Inc.

Stephen B. Dearing, P.E., PTOE.
Manager ofTraffic Engineering

~
....•..'.' .. ' . .
.. " --" .

Anita S. Katkar, P.E.
Traffic Project Engineer
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October 5, 2007

Ms. Barbara E. McBeth
Deputy Director Community Development
45175 West Ten Mile Road
Novi, MI48375-3024

El19lneering Advisors

Re: St. Catherine of Siena & Nico)eena Estates - Traffic Impact Study - 2,d Review
OHM Job No. 163-07-326

As requested, we have reviewed the re-submitted Traffic Impact Study (TIS) for S1. Catherine of Siena
and Nicoleena Estates Condominiums. The TIS was prepared by William C. Taylor, PhD., PE. and is
dated September 2007.

OHM RECOMMENDATION
At the time of the review of re-submitted TIS, we discovered that it was re-submitted without revision per
the review comments from the earlier review. On September 13,2007, we had received an e-mail from
the author of the TIS, Mr. William Taylor, stating that he would be modifYing the study report as
appropriate and had requested more information. The requested information was provided to Mr. Taylor
on September 14, 2007. Hence, we are awaiting the revised TIS based on the review comments from the
earlier review and the CDmmWlication between Mr. Taylor and us thereafter.

Ifyou have any concerns or questions, please feel free to contact us at 734-522-6711.

Sincerely,
Orchard, Hiltz & McCliment, Inc.

Stephen B. Dearing, P.E., PTOE.
Manager ofTraffic Engineering

~,.• ""

"• . r

_.. :01 \ ", , ,
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..... '.

Anita S. Katkar, P.E.
Traffic Project Engineer

AtMmclqt! Cotnrrllirilties' 34U:OO:fllymoulh Road 1 Livon1a, MlchlganA8150
p, (734) 522'6711,'1 f. C7~4) 022;15-127
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LANDSCAPING REVIEW
FOR PLANNED REZONING OVERLAY



PLAN REVIEW CENTER REPORT
October 8, 2007

Rezoning and PRO Landscape Review
07-33 St. Catherine of Sienna

and Nicolenna Estates

Review Type
Rezoning and PRO Landscape Plan

Property Characteristics
• Site Location: Wixom Road / Twelve Mile
• Site Zoning: R-l, RA, 1-1 (Proposed PRO)
• Site Use(s): Residential/ Educational
• Plan Date: 9/17/07

Recommendation
Staff currently has no principal issues with the Rezoning and PRO Application
for St. Catherine of Siena Academy and Nicoleena Estates. No Landscape Plan
has been submitted at this stage of the approval process. As the project enters the
Preliminary Site Plan Approval phase, all requirements of the Landscape Ordinance must
be met.

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This
review is a summary and not intended to substitute for any Ordinance. For the
landscape requirements, see the Zoning Ordinance landscape section on 2509,
Landscape Design Manual and the appropriate items in the applicable zoning
classification. Also see the Woodland and Wetland review comments.

~~?'"
~eW~d by: David R. Beschke, RLA
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August 8. 2007

Ms" Barbara McBeth
Pepuly Direclot of Community Deve!opmeli!
Cityo{ Novi .
45175 WestTen Mile Road
NoVi, MI48375. '

Re:8t.· Cliltb~rineQfSiena AClldemy anq Nlcoleena Estates, (SP#07-33)
Wetiarid Reviewpf tl)e Concept PI~n .'

Pear,Ms,' McBeth,:

.EIiVironmentalCOnsUlllng & Teohn6iogy (fern has rE!vieWeq the Pttipo~E!Cl.st cathern1e .
.of-Siena ACOldemy and Nicoleen$' ,Estat~ concept f;'lari (Plan) and the llQrreSponding
clocumeJiIatitirt (Rezoning' alJ(i PRO Aj:lplicatioh) 'pr.epared by '£l;li~'1N6znlak &
A$sociatas.. CDPA Archne~lil a,nd Glissil'n,' Met;; Andriese Associates -'dated .July 1.1.,
2007. The !"Ian \WIG reviewed for conform.ance, with' the City ~ Novi Wetland ahd '
Wal<!ltnourseProiectldn OrdinanceOJncl1he riat\Jral feiltu'tes setback Pl'PVilillonl; in. the'
Zonirrg Ordliiflnce, ' . . .

. ' ..
i:X1stJng Conditions and PioposadlmWcts, '.' '"
The prpp~ed pro~ct Wll!conSlrUcl a Catholic'hlgh ~chool for girls, ,iJ.' con\!,ent for (he
hoUslnQ of. al'lproodmat~ly ten sisters" a Csth.6Iic,Educational Research Center, athletic
fields sl'ld 123 dupl'exe& (246 Imm.) for the NicQleena EstetlOS l;iond9riilnllilt1s. The, Plen ' '
propQses two (2) phaSes of develQpment on t11.. site: 'Phase..1 'shall Inciude:the .' .
cqnquclioli ,of the St., .Cetharln.e,. of Sl!inli\ Academy. co/wen!. Cathalio educational
Center, liarsity freld aM t!"/l~ twQ (2) pradit<e fields, tanlllS Sburts;. two (2) s~Il, fields
$S ~Il as fiv!?, (5) pro.posoo weiland' mltlgatiqn ,areas. I'lhl;jse. 2, ,consists of the
cOr:Wlru'c!lcln of the Nil;lQ!~ena ,Estates COI'ld,onifnlums (12~dljplex.es; 246,units).· In
addition, the ,Plar.I propOllS$ an On-slle storm water ~imentatiQn basin (Phase 1) lana

. anOI'HOiill'; sedimentation 'bei!lln/detenlion bli$ll'l (Phase 2)., The, Phil'! l:iutretlt!y'
propOses a 'tolal of 6.13. acrfJ$ .of pr-9PQ$~ ~!larW n;itig?rtion l5, areas; M·1
1nrl?ugb. M-5). This proposed project is located soLfin of 1W¢lvi MillO 'Road am;1 we!jlt of
Wi:<om Road In Section is, " " ,

. . . ., ".'.
Tne proleci !lite currentlY consiSts at fj.\!~ '(S) projeCt p~rce)s•. 'A t6talof ~my~jhr~e(23) .
wetlaod .~r:e\il$ h",ve,been ,identilied and ,i!lurv.ey;;q Wilhfn these parcels lWetlands A
tlirough W, delineall';d by I<Ing So, MacOr,eliqr. EnVironmental" Inc,), Appri)xlm!iltelil
fhlitelill'1 (1~) acres of weu..nd a(e looated on :the proposed ..'projectlailEi, The IJroject ,
IJroposes ,Impacts 'Q several oflhese weiland ,areas. ·.A lqtal gf 4.55 acri3S of wEJt)ailc!
impact are proposed on the Plan. "The follOwlngtabie summarizes the eJilstlng wetlanil
ar.e-as and the proposed wetland Impacts: ' ,: . '

i
1

l
I

I
i
I
f
I
~
I
I
t

I
I
,I
I
I

I, I

I
i
I
I
I

I
,I
I
I,
I
I
1
!
1



. r\·, .
St Oal:herim,of Sf(fill~A~,;my and Mica/eens Estate.. (SP#07-SS)
Wef/and Review ofths Concept plan
Mgwt 8,2007 .
Pagil2 '

Tllble 1, WEit~nd cf:l1.racler:l$PCll I;l!'ld l'll'9pO$e(l rmoae::ts,

Wetiand Total ,Area
ID 1'<$9u1atbry Status (acra)

A City Re'aUlatw 0.73
.MDEQ(;> 5 :?lcr~)t

B , , .eltv ReaJil<lled ' 5.35
C . ,Cit" R~gulated 0;04
D 'City RegUlated 0,76
E City Regulated 2.21

. F.. City ReauJata'd ... O..Q4 "

H ' '0ilV Reaulated .'ll.1t. ,
I . , GHv Rej;jufated 0.10
J 'Cl'v,Reatllated '0.93,

. K' Cf:v Ratrufated ,1.-59
. . 1:.. . Cl 'v ReaiJlated . 0,0-1

·N . CiyReaulated '. ,0.14
OChlReaulated, O.1i'r
P,c'lV'Reou!at$d , 0.003 ':

:. ' ' .B .. Cltv.R~\ilated .... . . 0;0(1
S'CltvReaulated '." OJl1
T Cl '!1 Regulated (l,W
.u .'. CitV R~mtJafed . . '0.04
'if 'Ci:v ReauJated 0.01

PfQPJ:>sed ..
. Impa"ct~rea
,[acrel '

11.73

0.01

0.04
',0.16

0;04·." ..
0.49
'0.00

O.DO
0.:1)0

" '0.;00 ';'
.D.DO

,"0:00' ,
"(tOo '

'" ,,: 0.00:
O~I;l(;\, .
0..00'

:0.00

0.00·
,'0;00 '

..-,.....~.~.
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I
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I
I
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I
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!

.'~ProJ~clptdt:iQ$es Impacts to W~flMc\$ A, '(3 and IIrnited'.iT.l'lp~cts toW~tl;'lnd ,~. 'on the
Phase 1 portion of the :project. Weiland A will be litre<:! for the tlUfpose of ¢hstruc\lrig

'th.e St. .Cathel'lnl'l of Siena AClidemy. Welland G Wul be, filled fof trie purpose of
cortslrJ,lJ:b'ng the Athletic fields. ana lriack. T/1a lImited Impact to Welland B Is for. thill
purpOQe :of. ~tf\,lcting a, boartiWlllk along tile 'south side of Twelve Mile: ~Qad;
Because 'thi~ wetland fa great£it than'tive (5) acres In size, -any lmpaob> to this .wetlWld
wJ1t require a permit from-tile MDIEO. . . '. ' , . . ". -

l . • . - • • . • - . . . . .' •

Severalwetlard lmpll~ llre propO$!ld 1or"F'h~e 2 pf the projeCl {Nilipleeo'il E.~t<!les,
condominiUms). The flYing of Wetland .Ils 'proposed for _the construction "OfSiena prive '
and Unl11(J2:ihe fifllng of Wetland Q )s'proposed for fue' construction of prOposed Units
.~. " .

Addillonallmpaols to'~off-Sne'Wetlands C. b, 1=, F. T and-U are also prQj:lased ~1'I the .
. Plan. 'The PI.1n proPoslls the complete mUng of GE\cn 'of these six (6) we:llan\!S, ~
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St. Cathetfn9 ofSiena Ad:~~my end Nicoleena Esiates (SP!J07-3S) C
Wetland Reviewaf.tlle concept Plan
Augu3I: B, 2007
PageS

purpose of these proposed weiland fiUs Is currently not claar 'as there does not £ppear to
be a Site l"lan provided for this portion of the property (Pai'tlel 1 and the portion of Parcel
:2 zoned a~~). It Is tile ApptiGllnt's responsiii/llty ·to clarny tlTe> necessity of these impacts.

In ?i:ld.ilion to w!>llan4 imPllcts; the Pllln also !i\Ppears.to propose impaGts to th,e 25--fuot '
nalural features {letback (wetl'illid bUffer) of mOst of the lmpac;ted wetlands fist~ above.
Tha Plall does- Ilot ,currently .speclfy/quantlfy,thepl"Oposed wetland buffer Impacts,. 'rhe
propb~ We\latid':\luffet impact /:jUanlllies' (both proposed areaahd proposed volume of
cut or.fill) should be-added to the "'reliminary SitaPlan.

Reco_ndations· ' " .
EOT eurreilfly,rec.oinme.nt4 Oondii/onaiApprov?i of the,'Con<:ept Plan contingent
on the, 'clarif!calion of thefblfo1lJ(1ng ,comments in the PniJ/millary Site 'Plan
submittal:' " ." . ". '

..... '_.~-_.

I
!
"

j

I
!
,
I
i
;. ,

1, ECT will t:ondu!lL~ weiland boundarY lierification .at the·tline of Preliminary Sife
Plan eubmiltal for the'proposed project slte to ,!l.ssess wrrem -wetland dorii:lllions
and Verify the' w"t1fil1d bO\-ln$lrl00, l:CT -WJIl complete an -essei1llellty
assessment at thaUime' in order to '(amY 'the tun911pns' 1,)f 'Iilacli, wetland 'llnd the-
associated regulatO'ry status {Ifeach wetland. ' . . ..

'2. It is the Applicani's rellPOllsibii!ty to pro~de an ~EjmaWel'>'anaiysl$ daS6rlbing
Why the .prQPolled 'm/llan<l1Wetlemd buffer Jll1pacta: arjil' unavoidable. This. Is
espe\lia.l1y trueTor !h~"oo.s~e" Wel)iJndS liSted ontlTe> PI~, (W~and.~ C, p, ~, F.
T ancl V), .:~c:r will, need 't9 see a sl'e ,plan .that JI!l!Straf.esthe: prop'osed
deve/opmenioh f'arclIl 1.6hd .Pafes'. 2' (ptjrt!O/1 7.oJ1ed B-2) prlfi¥ to·

, . apptoyltig 'flU! impacts lo Wstltmds c; D,$, P, t tlnd Q. .' .. " ' ,. '
3. T~ Pl'o!n. CUrretltlY.prOposes III .total ,of l3.1,?,!lCreS·of propo$,ed Wetland inltlgatloll

,(5'.pr~;:M:1 thrQugh}Jl-5): 'A more:deti!ll~ Weiland M~a1lon PIari sh.aJl.be·
submm&cl,With ti16 nellt plan l'lubml\!:'iJ!. ' ,TI)is plan !'1halllneTude e,mitigatIOn 'cost
estimate ·that oUlline'll 'fh.e quantltje$ and, tyj:i~'Qf propOfie<l pll!1r\tlriS materials :
associ,atEid With the 'wetland rhlf/!!1anon 'areas 'as well ..as ali associafed (:Qst '
eslimme Tor thewl<!fand mltig'alion mliltetiat' aM constructIOn tests.. In addition, '.
pl;;;a~ provide clarification on how the wetland millgatlon ·acreage of 6.13 was

.determined. ' • . '. . . , , .
4: As stated 'in '/iem #2. aOove,.lf Is the' App!i<;ant's re~po1'lslJoliltY to further e>£plafn, .

the netiessi!y of the proposedfilling of 3.16 acr~ \If "Oft-Slle" wetland (wej]i;lnds
C.,D, E. F, Tend U), .The flUrrenlPlan .d06$ not i'rIolude a proposed Sile Plan for'
this parcel, ht1wever. the f'IElI1 C!i!i\$ i\:)rJl'ie complete limng of these si)( (6)
wetlands. The need .for 'thE!S!e wefl!ind Impacts Is Currently :unclear. As stated
above, ECT ,will: need to review a s~e plan tnal 'iIluSl;r.ates.. the 'proposed
.developm.ent !In 'ParJ~el 1 #!lod Parcel 2 (portlon zoned B-2) prior to approving
ImpaQle toWeJlands C. 0,:t;, F. T and U. '.':

5. As propOsed; the .Plait.will rettUlte a Ciiy of IiIp11i Non-MIner Usa:WeII.maPermit
for l!Je proposed wetland fills, an MDEQ Wella!1d Permlf (for the oonstructi,on of
the propo,sed poardwalk through 'state-r~ulated Wetland B along Twelve Mile
Road) and ,an AlJthQrl'zatiOll. to J;:ncral;loh Jhe 25-Foof Nfl/ural Features' Se.tbaok .
forthEl alisocialed impacts to tlTe>Wetland buffers. • .

6. It Is ihe Appllcanfs respomllbllity to prOVide cprrespondence Withlfrom the MDEQ
regarding the application for a weiland -\.Ille Permit for the project. Tl:1e sYpportlng

..
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~'- ~~.. .. ". r .
Sf. Oathering ofSiena A&..:.Jmyana NitJoIeena Estates (SP#07-33) ....
Wetland ReviewaFfhe Concept Plan
August 8, 20(JJ
Page <1

docul'llentation stales that the wetlands permitapplicallon will be included With
IhOl PreDmlnl;lr)l Site Plan SubmittaL.. Please proVId., a copy of any MDEQ
wetlanli pE!lrmit application or Issued MOEQ wetland permit to the Gily and t~ our
ofIlce for rei/lew. .

if you have anyquesfiohs, please contact us..

RespectfUlly Submitted.

~NVlRO~l\IIE.N1AL CONSlJLilNG & TECHNOLOGY, iNC,

r;:£¥~.
Peter F. Hill. P~E,
Ass~date Engineer

cc: Angela PawlowskI
Kristen Kapelarrskl
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WOODLAND REVIEW FOR
PLANNED REZONING OVERLAY



Ent/lronmems/ ConSlJfffng " Technolpgy, Inc.

August 16,2007

Ms. Barbara McBeth
Deputy DirectorofCommunityDevelopment
City ofNovi
45175 WestTenMile Road
Novi, MI 48375

Re: St. Catherine ofSienaAcademy and NicoleenaEstates (SPif. 01-33)
Wetland BOlJlldmyVerification

DearMs. McBeth:

Environmental Consulting & Technology (ilcT) has reviewed wetland boundaries In the field
with the Applicant'. consultant (Mr. Woody Held ofKing & MacGregor Environmental) at the

.proposed St. Catherine of Siena Academy and Niooleena Estates project site near the corner of
12-MOe Road and NapierRoad. This letter is a summary ofour£indin!!s and recommendations.

WetJgn4Inve1tlJJrp andBo1DUlm Update
The Concept Plan shows twenty-three ('23) we!laud areas mapped at the site on fIVe (5) parcels.
Following ouffield verification, three more &mall wetland areas were added wid another wetland
boundary (Wetland 1') was significantly expanded. These revIsions have been surveyed and
shown on an updsted Welland Plan prepared hy Zeimet Wozniak and dated July 19, 2007. Over
thirteen (13) acres of wetland are located on the proposed project site and the Applicant is
proposing to fill about five (5) acres of it.

Regulatory StiIUIS
The site contains a wide range ofwetland qual!f:y, and, for the most part, the proJlOsed project
would avoid the "ighes! quality wetland complexes; which includa wrested,' emergent, and open
water wetland habitat. At Jeast some of the wetlands on the site lW most likely MDEQ-regulated
and wonld require an MDEQ permit for proposed impacts. The Applicant's conmlfant has asked
the Ci"ty to consider Wetlands A, I, T, and X as "nonessential" and net require mitlgalion to ill!.
them. While we agree that Wetlands r. T, and X appear to have very limited wetland value,
We!land A appears to have a slgnifiClint stonnwater storage function that would need 10 be

,addressed in the sife plan. ECT recommends that the Ci"ty not make a final determination of
regulatory status and essentiality \lntil the MDEQ has detennined what it will regulate.

Additibnal Concerns
In BeT's Concept Review letter dated August 8, 2007, we listed six {6} ccncerns that the
Applicant needs to address in ils next submitlal. As a result of further investigation, we add two
more cOI!llCrns:

22OD~

eo.r..."" SISMO
AnnAt~Ml
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st Catherine ofSIena Academy and Nfcoleena Estates (SP#07-33)
Wetland Boum;[aryReview
August 16, 2007
Page 2

1. The Plan proposes to discharge stormwater Into a wetland that extends onto the
Knightsbridge Gate prope~ west ofthe NicoleenaEstates prop~. According to BCT's
:records, this wetland was placed Into a. Conservation Easement (CB) per final site plan
requirements for Knightsbridge. The addilioD ofa stormwateroutlet to this wetland likely
violates the Conservation Easement. Even If It does not, We are concerned with the
prospect of adding additional stormwater to a high-quality forested wetland complex
within the Knlgblsbrldge Gate Development. We believe the risk ofdrowning lUIllIY trees
Is high. BeT recommends that an alterllative means of stonnwater management be
developed for the NlaoleenaEstates property. .

2.. BeT also understands that Wetland B, a large (5.35-acres) wetland complex WQutd be
used for stormwater discharge. This wetland does contain some mature trees along its
perimeter, however it appears to have considerablll non-forested freeboard available for
water stm'3ge. This wetlWld is connected via a small (l6-inch?) culvert un<ler l2-Mile
Road that appears in disrepelr and may be partially plugged. BCT recommends the
Applicant coordinate with lis and the City's .Engineers to detennine dtainage
characteristics ofthe property north of 12-Mile Road and what the stonnwater discharge
from the proposed projectwould mean to downstream properties and residents.

Tfyou have allY questions, please contact us.

Respectfully Submitted,

ENVIRONMENrALCONSULTING & TECHNOLOGY, INC.

~~
John A. Freeland, Ph.D., PWS
Environmental Scientist

ec: Angela Pawlowski
Kristen Kapelanski
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Proposed 'WOOd!al/!:!fWuai:ts " ' , ," ,
Tile Oveil1!1 Nt1t£ltaIF/?i1fUr6$ .tmPtict Slim/wiry rIM (Sl1eal L-1 ,0) 'stat~ fum 411 total freeS
ar.e lp !¥l'~movedreqU!ring ?9~ 'reptEi,c$.inenttrees. ;Phase 1 requiras 1fle felliOllal,rff 79
treell for a subtotal dl114 requlr~repraCeitJ6ht U\SS$. Phase 2 feqlJ\rl$ too re.rnrnal-of 362
treei! for'a sLlbiolal'of 482 .reqUired rap!a!)ement)filaS', ' As llt¢llga~v~,the prgjfim tofal for
propOSed ,lr~ fltlmOva/s ~ls #1,to!lll tr'!~, re>QuJril'!9 J;OO replacellient trees.' The'proPos~
Plah calls,for.ihe follo....Jlng impa~ts to 'orJ"sltj!j regulated'treelr.,: ' '

Site pian Compliance with Ortpf1lJtt'cegh#r#el' 37stSntlaf£/s , ' , ' ,
The Plan '<lppear.s It) geoarally' comply with the Site Plan standards. Soils,are mapped on the
site., dnainage pat!ems'arees'tlinaled;and tree proteotlOrHe,noels shown fot~ome are:;ls.

August 8, 2ot17

"Ms: Bal'bara McBelh
Director of Planning
OijyotNQIIl
45175 West Ten MfJe 'Road
Novi, Mi 48375

Re: StDa'lherine of SienaAeat;lerny and Nlcoleena Estates (SP#07-SS}
Woodland Review of fue ConteptPlan . ' ' - ,

DeafJ~S: MoBetti: '

EnVironmental Gonsu!!!l1g,&,Techlipltlgy (EQn ttail ~iewed 1l1e,proposeq St,ea:tJieIil1eOf
Siena 'Aoademy flJid 1\licblesfja, Estates Concept Plan (Plan) prepaf,edby Zeimel WOll:ljl"llk &
,AsSociates, CDPA ArPhit~ !;\nd Grlsslm, Mett., Aiidtil$e Assoclates -elated ,ll,lIY,11, ~07.
The:plan and suppQr.llng doou!!'terilatkm were'reViewed ,for~ormailce With,the OilY,of]liovl
Woodland Protection Ordii'll!ll'l¢~ Chapter57. " , " " , ,
".. .' .. " .. -'.. . '. . ,

The gfoPQ$sd projeot will ~on$tIllCta.9athoJIC glri's high SChool; aeonvant~me'hoUliln9'of,
'approximately ,tlllri ii1,ster!l., II Ca.1Pcill~'~qlJ~l;\t!Qnal R.eseal:Ch Qaoler. athle,ilcl fie\(ls .and 12$
.duplexes {246 units} 'for the 'NI901e~n'ill;:$filfesCondominiUms. ,TIW,Plan proPOSElS tWo (.2)
p'hit$\>s -of del(elopmeJit on f,he slW, P.,baSe 1 W,lll,lnclud~ th..oo~i1Jclk>n ¢:th~ St..,Catherina ,
af Si.ena Academy. 'llolivlll1t, C<lthollcEducationaJ ,Center, vamlly.f1eJd,alJd track, two '(2)
praotrce-f/;ilc;b" tenniS CQurts; tllVo,(~" sciflbal\ fields.' as'weB as five {ei} Pf9P.oIlE1-r! ~t!ancr
millgalkm areial;. ,Ptlas~ 2 wllL Inchl~ 'thB ~trucllpn. b'f .. 1/le Nicoleena, Estates. .
'Cont\orriltool1Js (123 dtlpleJles; 246 unJt.s)., Th~ pr-l;lp6sed 'project IS located soull1' of TwelVe
Mjle Road ~n~ west'ofWiXQm Road in Sectlon'lE., ' , " , ' ,

Aftet r~~w'lng ihe crt; :tit :N~l :Qfficiill Woodlands Map, It ap'~~ak:as it fhe '~~periy dOim',
contain ,several' relJ,ulalad woodland,areas a<i,l'Q$lil several dm;erent'ar,:as of ,the site {see, .
'wobdlarltl Map on, the 'followlr\S page)., The prellmln.w $Ite fnformatioi'j provided by fuel ,
Applicant stales Illst there aJ'e 20 'a(l~ at Reg,ulatad Woodlands IoC?ifed on the project s,lte., .

2~e;,_",~.,",~
8""'_", $,. iJtIIJ

ftnnAmo!"M1
• 07JS.1Q5

l1:14)
7~4

I
Environmer$ll Ci:l~1tiiig& Tsehnj:lll:l9Y; lile.



, -_ .. ~. ._-_...... ..'

St. Cati!ei]ne ofSlema ACI1D'<;!fny and Moolesna Bits/iriS (SP#ONi8)
WoqdlandRevIewof the (::OTlGfIpt Plan '.
August 8., 2007.' .
Pege2

S:t. CatheJi!ij,.l>fSl_Ataileilly &; N:!<t\I<le\lll:Estat'll' C".\lil..mfuium, CSPliU7-33-)
. . . , .'W,~~'" ' ._ .' . .

·m~Riipz~,jt i;;~n :' " . .... '. '. ..:
The pro~ecJ FI(an dQe~ 'nol 'appear h provldE1 information t$late~, to the 'proposed
r~placell\ent frsl!I"'!Ooatlons, The Plan should 'Specify ,whether 1he.p~opO$i;>d :replacement
trees wi.ll ~ plaood on'ihe $ll:e, .Replacement tree'loci(ltioJlIl' Clod species shalll;JB 'speoifled
on fue I"hln.. 1n (il(jd~lon. If fue.Appli~ISproposing to,pul; troe replaqernerrFmoney into th!l
CIly's Tiee :F"tllid In; lieu of locating replaeement treas on site,' this shall also be:speclfled on .
thaPlan. ' .. :.' . ." " . ' '.',

Rso6mdIJtlndation..' .' , . . . ' ,
EOT~mm&id$ llonditl.onal'<!pproval 'of lIle Concept PJan at lIli$ time ool'rtlngem on 1I1e.
followinlj itams'\)$/ng addressed 'I,n too Pr.eliminary Site Plan: ' ,

, .. '. - .

i, As'stErted above, the Plan 1ilhallJndlcate the Jooatlons and'type of all proposed on-lSi!e
.' r.!ipl,at;emepHrees., . ' .' . '" ,." .

2. ECT. sh~ll condUct' an .on-site lI\1oc;ldland verlflcatipn at the ii!nil ot Pr~limiliary :Slie
PJan submittal. , ' ' . '., _. . '

3. It lei 1M Applietlnt's resl'ooslbillty to provid'e'an -$Itemat!ves :aryalysls ,dellcrlPlng why
th\il proposed woodland Impacts are- unalltlidabl~, This is espeCially true fer any
pro'pesed tree removals oj) Parcel 1 and on Parcel ~ (potllo.n :i10ned ~-2). ECT Will
neiiilf Ii;) see a sIte plan U!at lIlastr'etes tJ1e prOposed iJelleloJ>lil~nton Parcel 1
ant!' Parcel 2 (pottJo.n ",oned .f3-:2) prior to ppproVing the preliminary Site Plal'l

.'
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.PeterF. HDf, P.E.
Assod<;lta Engineer .

·51, CathlOne of Siena Aa~l'!m)lami N/;;'/eena Esi:iles (SP#07.{J3)
WoodlandReview of the Ganaepi Plall .
:A1ld1JSt 8, 2007
PageS

and aw iml11iC:ts. to Regulafefi WOcdfands·.!dcafed ali this portion of the
:pYDposedpto!ect. .

if you howe any \'fl,les!lons regarding the contenlsof this Jetter;pl~..e co.ntact us.

~espeC!fullysu~rrijtleQ.

ENVIfIOf>!l!ll~NTALCONSULTING & tECi'lNOLOGY~ INC.

.g~~.
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Angela Pawlowskl
Kristen K.apelam;kl

cc:



FIRE REVIEW
FOR PLANNED REZONING OVERLAY



Novi Fire Department
42975 Grand River Avenue
Novi, MI 48375

October 8, 2007

248.349.2162 fax 248.349.1724

TO: Barbara McBeth, Deputy Director
Planning & Community Development, City of Novi

RE: St. Catherine of Siena Academy and Nicoleena Estates, SP 07-33A
Revised Conceptual! PRO
2nd Fire Department Review

Dear Ms. McBeth,

The above plan has been reviewed and is Recommended for Approval with the
following items still to be addressed.

Phase I; Sl. Catherine of Sienna Academy:
1. Additional access is required to the Educational Center. All parts of the building

are to be within 150' Of a fire apparatus access drive. The rear of this building
does not meet this criteria.
The applicants reply indicates the use ofa 20' wide "grasscrete" pavers in
order to obtain access to this bUilding. City code does not allow grass
pavers to be utilized in this manner. This access drive shall be paved and
capable ofsupporting 35 tons.

2. Fire hydrant placement has not been provided. Hydrant spacing is to be 300'
apart maximum and may be reduced to 500' spacing if buildings are equipped
with automatic fire sprinkler systems. No part of a bUilding is to be more than
300' from a hydrant.
The hydrants are shown on a 1" =100' scale plan. This plan scale is too
small to provide a proper evaluation of the hydrant spacing. An
engineering scale ofgreater detail and larger scale shall be provided.

3. Complete: Additional details shall be provided for the accesses to the Catholic
Central property and to the residential property to the southwest.

Phase II; Nicoleena Estates:
1. Fire hydrant placement has not been provided. Hydrant spacing is to be 500'

maximum.
The hydrants are shown on a 1" =100' scale plan. This plan scale is too
small to provide a proper evaluation of the hydrant spacing. An
engineering scale ofgreater detail and larger scale shall be provided.

'-------~~~~~--~~--~~__~~_I



2. The proposed street names are subject to approval by the Street and Project
Naming Committee.
The applicant has indicated the names will be presented to the Street
Naming Committee.

Sincerely,

~//~,---/'
Michael W. Evans
Fire Marshal

cc: file



MEMO REGARDING SURROUNDING DENSITIES



TO:

THRU:

FROM:

DATE:

SUB,IECT:

MEMORANDUM

Members of the Planning Commission

Barbara McBeth, AICP
Deputy Director of Community Development

Kristen Kapelanski, Planner

November 19, 2007

Zoning Map Amendment 18.676, Site Plan 07-33A: St.
Catherine of Siena and Nicoleena Estates - Surrounding
Residential Densities

In order to provide the Planning Commission with the most comprehensive information,
the Plan Review Center completed a brief study of the actual residential densities
surrounding the proposed St. Catherine of Siena and Nicoleena Estates. Following is a
brief description of the densities of the surrounding developments in both the City of
Novi and the City of Wixom.

Knightsbridge Gate
Knightsbridge Gate is located just west of the proposed Nicoleena Estates. It has an
actual density of 5.4 units per acre. This was originally calculated at the time of the
site plan review and approval of the project. When densities are calculated, wetland
areas are not included as part of the overall acreage of the subject property.

Old Dutch Farms Mobile Home Park
Old Dutch Farms Mobile Home Park is located just south of the proposed Nicoleena
Estates. According to City of Novi assessing records, the site is approved for 293
mobile home pads which equals a density of 6.1 units per acre. The Novi Meadows
Trailer Park, which is just south of the Old Dutch Farms Mobile Home Park, has a
density of 5.8 units per acre.

Island lake
Island Lake development is located southeast of the proposed development. It has an
actual density of 1 unit per acre. This is a rather large development (approximately



900 acres) and the density calculation takes into account the entire development, not
just those houses closest to the subject property.

Meadowood Park Apartments
The Meadowood Park Apartments are located in the City of Wixom, on the north side of
12 Mile Road. As determined by consulting the City of Wixom Assessing Department,
the site has an actual density of 9.7 units per acre.

Wixom Meadows Condominiums
Wixom Meadows Condominiums are located in the City of Wixom, on the north side of
12 Mile Road. As determined by consulting the City of Wixom Assessing Department,
the site has an actual density of 8.9 units per acre.

Leisure Co-operative Housing
Leisure Co-operative Housing is located on the north side of 12 Mile Road in the City of
Wixom, closer to Wixom Road. As determined by consulting the City of Wixom
Assessing Department, the Co-op Housing has an actual density of 8.15 units per
acre.

It should be noted that on the north side of 12 Mile Road in the City of Wixom there are
also some vacant properties intermixed with the three developments noted above.
Densities were not calculated for the Catholic Central High School site, the Cadillac
Asphalt and Paving site or the vacant property just east of the proposed development
since no residential development exists nor is any proposed on these sites.





APPLICANT'S
RESPONSE LETTER



ZEIMETW~~o~~~
Civil Engineers & Land Surveyors

40024 Grand River Avenue, Suite 100' Novi, Michigan 48375
(248) 442-1101 • Fax (248) 442-1241

www.zeimetwozniak.com

October 26, 2007

Ms. Kristen Kapelanski
City ofNovi
Planning Department
45175 West Ten Mile Road
Novi, Michigan 48375

Re: Concept Site Plan for
St. Catherine ofSiena Academy & Nicoleena Estates
SP #07-33A

Dear Ms. Kapelanski:

In response to your planning review comments outlined in your correspondence dated
October 8, 2007, we offer the following:

Zoning and Land Use

We believe that the proposed zoning and land use is reasonable and compatible with the
surrounding properties and, when completed, will complement this portion of the City.

Infrastructure

We believe that the City's concerns will be satisfactorily addressed during the course of
the Preliminary Site Plan review process.

Natural Features

We believe that the project is designed to be sensitive to the existing natural features and
has minimized the impacts to the woodlands and wetlands. We look forward to working
with your consultants during the site plan submittal to discuss this in greater detail.

PRO Agreement

This will be addressed by the applicant's attorney.



Ordinance Deviations

1. We will request that the building height deviation be incorporated in the PRO
Agreement.

2. We are proposing that visitors to the convent in need ofbarrier-free parking use the
spaces in the adjacent parking lot.

3. The sidewalk shall be extended to Twelve Mile Road.

Additional Items

We would prefer to address these items in this manner:

1. We believe that the proposed parking count for the convent is appropriate and turn to
the Planning Commission for guidance.

2. A photometric plan will be submitted with the Preliminary Site Plan.
3. A landscaping plan will be submitted with the Preliminary Site Plan.

We look forward to presenting this project to the Planning commission and explaining its
benefits at the earliest opportunity.

JJWfbf

enclosure

z:\06103Letterl3w



~------------ c=...:d=p~~~:~l~::!:

October 26, 2007

City of Novi
45175 West Ten Mile Road
Novi, Michigan 48375

Stacy E. Peterson, AlA

John P. Argenta. AlA

No}lm N. Saymuoh, AlA

Attention:

Re:

Ms. Kristen Kapelanski
Planning Department

St. Catherine of Siena and
Nicoleena Estates Planned Rezoning Overlay
SP#07-33A I Rezoning 18.676
Architect's Project No. 05-070

Dear Ms. Kapelanski:

For clarification, the footprint of the new school building is approximately 120,000 square feet. The height
of the school building will not exceed 35 feet except for the 2,900 square foot fly loft portion of the
audilorium which will not exceed 50 feet. The fly loft area of 2,900 square feet is only 2.5% of the entire
building footprint.

If you have any further questions, please call.

Sincerely,

John P. Argenta, .I.A.
Principal-In-Cha ge

JPAllm

pc: File

E:\pro]aclslunavaJlabJe'OS070\1026D7CJlyofNovlllr,wpd



ZEIMET W~~o~!~~
Civil Engineers & Land Surveyors

40024 Grand River Avenue, Suite 100· Novi, Michigan 48375
(248) 442-1101 • Fax (248) 442-1241

www.zeimetwozniak.com

October 27, 2007

Mr. Brian Coburn, PE
City ofNovi
Engineering Department
45175 West Ten Mile Road
Novi, Michigan 48375

Re: St. Catherine ofSiena Academy &
Nicoleena Estates
Planned Rezoning Overlay
SP #07-33 / Rezoning 18.676

Dear Mr. Coburn:

In.response to your review of the proposed PRO's impact on public utilities dated July 31,
2007, we offer the following:

Utility Demands

The revised layout for Nico1eena Estates now yields a total of 230 condominiums for a
demand of 184 REUs.

The proposed Academy shall serve a student body ofapproximately 750 girls for a
demand of20 REUs.

Therefore, we estimate the total demand to be 213 REUs, which is still less than the
3,100 REUs that would result ifthe parcels were developed under a traditional zoning of
RM-2. .

Water System

The proposed watermain system through the PRO shall be looped to the existing
watennain in Knightsbridge Gate and Catholic Central High School. A pressure reducing
valve shall be installed where needed. We shall work with you to determine its location.



Sanitary Sewer

the PRO shall direct its sewage via a single pump station easterly to the existing sanitary
sewer in Catholic Central high School.

A detailed study shall be provided at the time of final preliminary site plan application
that will demonstrate the available capacity of the downstream infrastructure.

Franchise Utilities

Previously we furnished you with "letters of availability" from DTE and Consumers
Energy for your use.

Summary

We believe that development of the revised proposed PRO will not.have a marked impact
.on the existing public utilities when compared to the traditional rezoning or existing
zoning.

Thank you for your consideration.

V/;~IY yours, t
rr~t-' C J.

Julian J.igo,Z
JJWlbf

enclosure

z:\06103LetterSw



Western Wayne Service Center
8001 l:Iaggerty Rd.
Belleville Rd. Mi 48111

Detroit Edison

"LETTER FOR AVAILABILITY OF ELECTRIC SERVICE"

June 26, 2007

40024 Grand River Ave. Suite 100
l'jovi, Michigan 48375

RE: Novi Development 12 Mile & Wixom Rd.

To Whom It May Concern:

.Your inquiry regarding a statement of availability of electric service for the above named
project has been received.

The Detroit Edison Company maintains electric distribution facilities in the general area
in question and will provide electric service, subject to the rule of the Michigan Public
Service Commission in effect at that time.

Sincerely,

8!M< R. (Ja!'u,.

Bleu R. Carter
Senior Support Specialist
Western Wayne Service Center



Consumers tnerg~ 7345136266 p. 1

-Consumers Energy:'

Natura/Gas

A eMS Energy Company

June 28, 2007

Zeimet Wozniak & Associates
Attn: Earl Miller
40024 Grand River Ave, Ste. 100
Novi, MI 48375

Fax: 248-442-1241

11801 Fannington Rd.
P.O. Bilx 510684
Livonia, M148151-6684

Fax: (734) 513·6266

AVAILABIUTY OF NATURAL GAS
RE: Proposed Rezoning, Parcels 1-5 (Job No. 97228), City of Novi, Section 18
Location: Between 13 Mile Rd, Woodard Ave, and Coolidge Highway

At the present time, Consumers Power Company has adequate natural gas
supplies available to serve the above-referenced project. Your request will be
subject to any restrictions and/or limitations that may be imposed by regulatory
or other governmental authorities, which would preclude the supplying of the
natural gas, and our Standard Rules and Regulations under our Customer
Attachment Program.

Our gas main facilities, however, may not be located adjacent to the parcels in
question and a financial contribution may be required in order to serve the
project. If you need specifics on existing gas main locations, please contacl Map
Request aI877-240-9602.

Paula Shetlon
Customer Energy Specialist
734-513-6257

avaUabltr
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Civil Engineers & Land Surveyors

40024 Grand River Avenue, Suite 100' Novi, Michigan 48375
(248) 442-1101 • Pax (248) 442-1241
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October 26, 2007

Mr. Ben Croy, PE
City ofNovi
Plan Review Center
45175 West Ten Mile Road
Novi, Michigan 48375

Re: Concept Site Plan for
St. Catherine of Siena Academy & Nicoleena Estates
SP #07-33A

Dear Mr. Croy:

In response to your c comments dated October 10,2007, we offer the following:

General

I. Paving and drainage improvements to Twelve Mile Road will be shown on
future submittals.

2. The City of Wixom has bee informed about the proposed development. The
first of what we expect to be several meetings was held on October 21,2007.

3. All proposed streets within the development are private. This is so noted on
Sheet C-1.0 (re: Note # 4 under "Site Notes").

4. For ease ofplowing in the winter, a five-foot separation between the curb and
walk is NOT provided.

5. This note appears on Sheet C-1.0 (re: Note #17 under "Site Notes").

Watermain

6. Further analysis of the water main system shall be performed with preparation
ofthe Preliminary Site Plan to determine the location ofthe pressure reducing
valve. See Note #18 under "Site Notes" on Sheet C-1.0.

Sanitary Sewer



7. The proposed sanitary sewer shall be redesigned so that it does not discharge
to the existing sanitary sewer at Knightsbridge Gate per the originally
proposed layout.

8. The proposed sanitary sewer has bee redesigned so that a single pump station
that discharges to the existing sanitary sewer at CCHS.

9. CCHS has agreed to grant this easement. A draft of the agreement shall be
submitted at the time ofPSP review.

10. An analysis ofthe downstream infrastructure shall be performed with the
preparation with the Preliminary Site Plan to determine what, ifany,
improvements are needed.

II. A stub has been provided to Parcel 22-18-100-004.

Storm Sewer

12. An analysis of the culverts shall be performed with the preparation with the
Preliminary Site Plan to determine the appropriate discharge rate from the
proposed storm water basins in Nicoleena Estates.

Storm Water Management

13. The storm water management plans shall reflect the latest design standards.
14. We agree that the existing wetland situation should be addressed and that the

existing culverts should be repaired or replaced. We believe that this task,
however, falls upon the developers ofKnightsbridge Gate. The task described
appears on the approved plans and either was not done or was not done
correctly. Is the City still holding onto the bond for this development?

15. We shall pursue this easement immediately.
16. The downstream drainage route shall be depicted on future submittals.
17. We shall work with the City Engineer from the City of Wixom to address

potential impacts to the downstream.
18. We shall pursue this easement immediately.
19. Any analysis ofthe offsite wetlands shall be performed with the preparation of

the Preliminary Site Plan to determine the pre- and post-development
conditions based upon the 100-year storm event.

20. The new runoff coefficients shall be used in the calculations.
21. A vegetative swale has been incorporated into the design.
22. A vegetative swale has been incorporated into the design.
23. A vegetative swale has been incorporated into the design.
24. The proposed sediment basins are sized to meet the City's requirements. The

additional storage has been provided to allow for construction tolerances
during grading operations.

25. The 25-foot buffer zone is delineated on Sheet C-2.2.
26. A hard-surfaced road has been provided to permit access for maintenance of

the sediment basins arid outlet control structures.
27. The sheets entitled "Stormwater Management Analysis" shall be revised and

incorporated into sheets entitled "Storm Water Management Plan" and shall



include the infonnation that is required. They shall be submitted at the time
ofPreliminary Site Plan review.

28-46. These items shall be addressed at the appropriate times.

Thank you for your consideration.

JJWlbf

enclosure

z:\06103Letter11 w



LAW OFFICES

COOPER, SHIFMAN, GABE, QUINN & SEYMOUR
1026 WEST ELEVEN MILE ROAD -- ROYAL OAK -- MICHIGAN 48067-2451

CHARLES Y. COOPER
ARNOLD J. SHIFMAN
CHARLES H. GABE
MAlTHEWC. QUINN
PHILIP H. SEYMOUR
KELLI A. ELDRED
SCOlT R. BAKER

October 26, 2007

TELEPHONE (248) 399·9703 -- FACSIMILE (248) 399-1711

EMAil: gulnn@coopershlfman.com

ST. CATHERINE OF SIENA ACADEMY
&

NICOLEENA ESTATES CONDOMINIUM
CITY OF NOVI

TRAFFIC STUDY

NOVIOFFICE
26200 TOWN CENTER DRIVE

SUITE 145
P.O. BOX 352

NOVI, MiCHIGAN 48375·0352
TELEPHONE (248) 349·8050

William C. Taylor, PhD., PE prepared a traffic study dated May 2007 for St. Catherine of
Siena Academy and Nicoleena Estates Condominium. The City Traffic Consultants
reviewed the Traffic Study for the Conceptual Site Plan. Dr. Taylor has been asked to
revise his Traffic Study based upon the reduction in the condominium units from 246 to
230, to contact the City's Traffic Consultants to discuss the concerns raised in the
review letters and he will revise and resubmit a Traffic Study at or prior to the public
hearing to be held on the rezoning and PRO applications.

Further, please find attached the most recent traffic study dated October 2007 which
was also drafted by William C. Taylor, PhD, PE.

Respectfully submitted,

Matthew C. Quinn
Project Attorney



ZEIMET W~~~~~
Civil Engineers & Land Surveyors

40024 Grand River Avenue, Suite 100' Novi, Michigan 48375
(248) 442-1101 • Fax (248) 442-1241

www.zeimetwozniak.com

October 26, 2007

Mr. Stephen Dearing, PE
OHM
3000 Plymouth Road
Livonia, Michigan 48150

Re: St. Catherine of Siena Academy & Nicoleena Estates
SP #07-33A

Dear Mr. Dearing:

In response to your second review of the concept plan for this project dated October 5,
2007, we offer the following:

1. General

• The geometry of the southbound school entrance drive shall be revised.
• Fifty-foot tangents shall NOT be provided between the reverse curves. We

believe that the geometry is responsible to the site's natural features and is
appropriate for the layout of the streets. We have driven similar layouts from
projects in Novi, such as Lenox Park, and concerns such as speed and setting have
never been issues.

• Kristen Court shall be revised.

2. 12 Mile Road Improvements

• The final layout and cross-section to be used is still under study. Further input
from the City ofNovi and the City of Wixom is being sought.

3. Sidewalk

• The sidewalk along Siena Drive shall be extended to 12 Mile Road.

4. Traffic Control in Nicoleena Estates' Local Streets

• A "Traffic Control Sign" plan shall be prepared to meet this requirement..

5. ADA Compliance



• ADA-compliant ramps shall be provided.
• All parking shall be marked and signed.
• ADA ramps shall be appropriately noted on the plans.
• MDOT ramp details shall be included on the plans.

6. Parking Stalls

• The parking stalls shall be dimensioned to provide at least .9 feet from the face of
curb.

7. Sign Code Call Outs

• All signs shall be coded to current MMUTCD standards.

8. Sign Quantity Table

• . A traffic sign quantity table shall be included on the plans..

9. Loading Area and Dmnpster

• The loading area within the school's maintenance yard shall be fully detailed.

10. Traffic Circulation Plan

• A traffic circulation plan shall be prepared.

The above shall be addressed at the time ofPreliminary Site Plan review.

Thank you for your consideration.

Very truly yours~J

i::uia~PE
JJW/bf

enclosure

z:\06103Letter12w
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October 26, 2007

Kristen Kapelanski, City Planner
Community Developm'ent Department
City of Novi
45175 West Ten Mile Road
Novi, Michigan 48375

Re: St. Catherine of Siena Academy &
Nicoleena Estates Condominium
Novi, Michigan

Dear Kristen:

This letter is in response to the Woodland Review letter of August 8, 2007. A revised Natural
Features Impact plan and Tree Survey booklet is being reissued under the Rezoning and PRO
Application resubmission based upon the revised Nicoleena Estates site plan. This site plan
reduces the number of trees being removed along the west side of the site.

This submission is for Conceptual Site Plan only, a landscape plan reflecting required tree
replacements has not been provided at this time. Upon approval of the Conceptual Site Pian a
landscape plan will be submitted for Preliminary Landscape Submission which will include
required replacement trees and all pertinent information relative to these trees.

Richard G. Houdek, ASLA
Partner

RGH/cs



King & MacGregor
Environmental

Inc.

'.-",
:'..

.~~:-:~?~~,~.. ::: ~~. \..\.

40595 Koppernick Rd.
Canton, MI48187

Phone: 734/354·0584
Fax: 734/354-0593

Other Michigan Offices:
Grand Rapids
East Lansing
Traverse City

St. Clair Shores

October 26, 2007
Sent Via Email

Mr. Peter Hill
Mr. John Freeland
Eel
2200 Commonwealth Blvd., Suite 300
Ann Arbor, MI48105

Re: SI. Catherine of Siena I Nicoleena Estates
ECT August 8, 2007 Wetland Review ofthe Concept Plan
ECT August 16, 2'007 Wetland Boundary Verification,

Dear Mr. Hill and Mr. Freeland:

The following comments are provided in response to your letters referenced above.

Additional impacts to u'OffcSiteU
I wetlands are proposed for development ofa

commercially zoned property between the 51. Catherine of Siena Academy .property
and Wixom Road. A site plan for this development tias been prepared and will be
included in an application for permit submittal ... to the Michigan Department of
Environmental Quality. A separate application for a City of Nolii wetland permit will
be submitted for the commercial development.

Impacts to wetland buffers will be quantified at the time of i;'reliminary Site Plan
submittal. \

A' wetland boundary verification was performed by ECT on July 9, 2007 and. the
results reported in Mr. Freeland'slett~r,dated August 16, 2007. Where reque~ted
wetland boundaries were revised. A revised wetland boundary survey was
submitted to 'ECT under cover letter dated August 1, 2007.

An alternatives analysis will be provided at the time of Preliminary Site Plan
submittal.

A detailed wetland mitigation plan,. cost estimate and rationale for the proposed
design will be submitted at the time of Preiiminary Site Plan submittal.

The discharge of storm water t6 the Knightsbridge Gate property is proposed
becatlsethis Is the. current natural path of surface watermovementfrorrl the western
portion of the subject property. The applicant does not have a copy of the
conservation easement for the Knightsbridge Gate wetland and can not respond to
whether the discharge of.stormWater to the wetland is an:activityprohibitad by the
conservation easement. The applicant' requests thalthe City of Novi provide to them
a copy if it is in their possession. The portion of the SUbject property that pr,esently
drains to Knightsbridge Gate constiMes approximately half of the watershed of the
Knightsbridge Gate wetland. Excluding. this discharge could significantly
compromise the hydrology oUhe wetland. If .the drowning of trees in thewetland is a
concern, one factor which would substantially reduce the'potentialfor this would .be
to clean out the several blocked culverts under Wixom Road that are supposed to be
conveying excess water out of this wetland. It is the applicant's understanding these
cuiverts were to have been cleaned out as part of the Knightsbridge Gate utility



Mr. Peter Hill and Mr. John Freeland
ECT

October 26, 2007
Page 2

improvements but this clean out has not yet occurred. The project engineers for the
applicant have done some preliminary evaluation of the potential hydrologic changes
from the proposed development to the Knightsbridge Gate wetland. For example,
the bank full storm in the undeveloped condition contributes runoff within several
hours sufficient to cover the wetland with one inch of water. The same storm event
in the developed condition would contribute storm water discharge sufficient to cover
the wetland with five inches of water but over a 48 hour time period. If the culverts
under Wixom Road are cleaned out and the previously existing outlets from the
weiland re-established, we believe the additional volume of water would have little
chance of drowning the trees.

Storm water management for the SI. Catherine of Siena Academy is anticipated to
include storage in a 0:73 acre sedimentation basin, wetland mitigation areas M-1, M
2 and M-3, as well as Wetland B. Engineering evaluations associated with
Preliminary Site Plan submittal will include quantities of water to be stored and length

, of storage. In coordination with City of Novi engineering staff, an evaluation will also
be made of the downstream conditions north of 12 Mile Road and how the storm
water discharge may affect downstream properties and residents.

We appreciate your time and efforts related to these projects. Please feel free to call
me ,or contact me via email atwheld@king-macgregor.comif you have any
questions or need additional information.

Sincerely,

A!$~(;./~
King & -M;!cGregor Environmental, Inc.
Woody L. Held

Cc: Frank Pellerito (Lakeside Oakland Development, LLC)
Mike Dewan (Degue, LLC)
Andy Wozniak (Zeimet Wozniak)

P:\20051056DOI05648 Grand River Avenue & 12 Mile Road SitelECT Response Itr 10.26.07.doc
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October 26, 2007

Mr. Peter Hill
ECT
2200 Commonwealth
Ann Arbor, Michigan 48105

Re: St. Catherine of Siena Academy &
Nicoleena Estates Condominium
Novl, Michigan

Dear Peter:

This letter Is in response to the Woodland Review letter of August 8, 2007. A revised Natural
Features Impact Plan and Tree Survey booklet will be reissued based upon the revised Nicoleena
Estates site plan. This site plan reduces the number of trees being removed along the west side
ofthe site.

This submission is for Conceptual Site Plan only, a landscape plan reflecting reqUired tree
replacements has not been provided at this time. Upon approval of the Conceptual Site Plan a
landscape plan will be submitted for Preliminary Landscape Submission which will include
required replacement trees and all pertinent information relative to these trees;

Richard G. Houdek, ASLA
Partner

RGH/cs



ZEIMET W~~o~!~~~
Civil Engineers & Land Surveyors

40024 Gmnd River Avenue, Suite 100' Novi, Michigan 48375
(248)442-]]01'Fax(248)442-1241

www.zeimetwozniak.com

October 27, 2007

Mr, Michael W. Evans, Fire Marshal
Novi Fire Department
42975 Grand River Avenue
Novi, Michigan 48375

Re: St. Catherine of Siena Academy &
Nicoleena Estates
Rezoning & PRO
SP #07-33

Dear Mr. Evans:

In response to your review ofthe Conceptual Site Plan dated October 8, 2007, we offer the
following:

Phase I - St. Catherine of Siena Academy

1. Additional paved access to the Catholic Educational Center capable of supporting 35 tons
will be provided,

2. Fire hydrants will be depicted on 50 scale plans to facilitate your review. In as much as
the school, convent, and education center are to be sprinklered, a hydrant spacing of 500
feet has been followed. All buildings are within 300 feet of a hydrant.

Phase II - Nicoleena Estates

1. Fire hydrants will be depicted on 50 scale plans to facilitate your review. A hydrant
spacing of500 feet has been followed.

2. Street names shall be submitted to the Street and Project Naming Committee for
approval. Additional correspondence is attached.

Thank you for your consideration.

Very truly yo:::,)

~::I~.'PE
JJWlbf
enclosure

z:\061 03Letterl Ow



MASTER PLAN AND ZONING COMMITTEE
MINUTES - EXCERPT AUGUST 29,2007

(DISCUSSION OF PROPOSED REZONING)



AMENDED

MASTER PLAN AND ZONING COMMITTEE
City of Novi Planning Commission

August 29, 2007 at 7:00 PM
Novi Civic Center - Conference Room A

45175 W. Ten Mile, Novi, MI 48375
(248) 347-0475

ROLLCALL
Present: Members John Avdoulos, Victor Cassis (7:59 PM), Michael Lynch, Wayne Wrobel
Staff Support: Barbara McBeth, Deputy Director of Community Development; Mark Spencer, Planner;
Beth Kudla, City Attorney
Audience: Father Elmer, Catholic Central; Matt Quinn, Tom Ryan, Andy Wozniak, Mike Dewan, St.
Catherine of Siena

APPROVAL OF AGENDA
Member Avdoulos chaired the meeting. A Master Plan update was added to the Agenda.

Moved by Member Wrobel, seconded by Member Lynch:

VOICE VOTE ON AGENDA APPROVAL MOTION MADE BY MEMBER WROBEL AND SECONDED
BY MEMBER LYNCH:

Motion to approve the Agenda as amended. Motion carried 3-0.

AUDIENCE PARTICIPATION
No one from the audience wished to speak.

MATTERS FOR DISCUSSION
1. Saint Catherine's of Siena and Nicoleena Estates

Request for Discussion to provide comments, suggestions and questions regarding the rezoning of
five parcels totaling 115, 89 acres located on the south side of Twelve Mile between Napier and
Wixom Roads in Section 18 from 1-1, Light Industrial, R-A, Residential Acreage and R-1, One-Family
Residential to RM-2, High Density, Mid-Rise MUltiple Family Residential with a PRO.

Planner Mark Spencer said that this request represents most of the area in the Master Plan Special
Planning Project Area 2. The PRO includes a girls' catholic high school and 246 duplex homes. There
are natural features on the eastern portion of the site, and the Applicant proposes to fill in some of the
wetlands and save the area's woodlands. Wetland mitigation will be added to the area. Maps were
provided to the Committee for review. They were provided a site plan of the proposal. There is a sizable
piece of land that is not part of the proposal.

This request for RM-2 is somewhat unique; the density is less than what would be provided for in the R-T
District. Staff provided a comparison of districts for the Committee to consider, and R-T was proVided as
an alternate for their consideration. Densities in the area include Knightsbridge Gate (5.4) to the west,
Old Dutch Farms (8.0) to the southwest, and Island Lake's·overall density is somewhere between .8 and
1.0. Catholic Central is in the general area, and north of Twelve Mile is Wixom Meadows Apartments and
condos With a density of about 9.

The site plan issues will be discussed at the Planning Commission. The traffic study provided was
inadequate and the City's consultant has provided the Applicant with items to correct.

Deputy Director of Community Development Barbara McBeth said that the Special Planning designation
on the Master Plan occurred in 2004. This is now under review. A consultant team will assist the City in

. the review of this area.

Member Avdoulos remembered that an active adult community was once reviewed for this site but the
plan never came forward. There is a change to the character of the area, going north from Ten Mile to
this Twelve Mile location where the traffic and density become more evident.



MASTER PLAN AND ZONING COMMIITEE
AUGUST 29, 2007, PAGE 2

AMENDED

Mr. Matthew Quinn addressed the Committee, Mr. Pellerito is the owner of the property, The eastern
portion is for the school for 750 women, The access is from Twelve Mile, and a secondary access comes
through Catholic Central. Also proposed are a convent, athletic fields and a catholic educational research
center. The western part of the property is planned for 246 duplexes, The Applicant does not control the
interior section but those owners are aware of this plan and they are not opposed, Mr. Quinn stated the
PRO has been applied for. The density proposed is 3,8 which is less than the 4,8 provided by R-T
zoning,

The wetland plan is to fill some areas and mitigate for them in other areas, This is a "district-wide"
wetland plan that he felt was a coordinated effort that would benefit the area, Mr, Pellerito has agreed to
pave Twelve Mile and connect it to Wixom's pavement as part of the PRO, Wixom has control of Twelve
Mile but they are working with this City to assume the future jurisdiction and maintenance of this road,
Twelve Mile drainage is being designed; the area drains north and that presents problems,

Mr. Quinn felt that no one objected to the high schooL He felt that the standing objection to the plan is the
density, He said that 246 units spread across the entire site would yield an approximate density of 2,
The RM-2 designation gives Mr. Pellerito a value to his donation that makes it worthwhile, The difference
between RM-2 and R-T to him is roughly 4:1, Mr. Quinn asked what difference it made to the City what
the underlying zoning district was in light of the fact that the PRO controls the development of the site,
Mr. Quinn said that the site would never develop as R-A or R-1 because the increased density of the
surrounding developments would preclude that possibility - no one would want a large-lot home backing
up to highly-dense properties, Buffers are being preserved, This project is less dense than everything
else in the area, He did not consider the Island Lake density because he felt that there was only a 100
foot adjacency, thereby making it less of a factor in this review, Conditional approval was offered by the
various disciplines, except that Traffic wants a revised stUdy and Planning wants the underlying zoning to
be R-T,

Member Wrobel confirmed that the Twelve Mile design would be three lanes, Member Wrobel thought
the traffic impact would be substantial. School trips would be about 300-350 in the morning and 246
duplexes would yield about 500 trips in the morning, The Applicant said that by revising their traffic study
they would address this, There will be some impact at Grand River and Wixom Road but it is not
prohibitive, There is also a plan to redo that intersection, Member Wrobel was concerned about the
Twelve Mile traffic, The Applicant maintained that his traffic consultant did not feel the impact was truly
noteworthy,

Member Wrobel appreciated that the density is less than what RM-2 would prOVide, but he thought the
plan had no character.

Member Lynch said that many people don't care about living near high density housing as the Applicant
had suggested; severa/Island Lake residents live next to the manufactured mooile home park, He also
felt that the Island Lake density should in fact be included in the Applicant's presentation to Planning
Commission, He thought the school was a wonderful idea - it Increases the quality of life in the City, He
felt the opposition would be to the density and lack of character of the housing component

Member Lynch had an ethical problem with the statements made by the Applicant regarding the donation
of the land being tied to the value of the property; he maintained that it lacked the spirit intended by the
concept of donating,

Member Lynch was concerned that if Novi takes on the Twelve Mile jurisdiction it would increase the
City's financial exposure,

Member Lynch said perhaps adding a community clubhouse and swimming pool would make the site
more appealing, The density may be reasonable but the design does seem a bit jammed; he would
prefer to review the revised traffic study before taking a position,

Mr, Mike Dewan said the idea for a girls' school was his, There were no strings attached to the Catholic
Central donation, Mr, Pellerito is a very smart and good man who, at eighty years old, wishes to build a
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better community in this area. Mr. Dewan wished to get the highest and best value for the land for Mr.
Pellerito because he is doing such a marvelous thing. In reviewing the site with Clay Pearson, Steve
Rumple and Barbara McBeth, they discussed what the project really did for the community. Removing
the school property from the City's tax base must somehow provide for the community in other ways.

Mr. Dewan said when they designed the site, they hoped to enhance and enlarge the natural buffer. The
wildlife is incredible. Deer are well fed and can't be hunted in this area. There should be merit to the idea
that an industrially-zoned property will now be a wildlife corridor for years and years to come. The smaller
pockets of unregulated wetlands will be captured and the one section will be expanded to make it a high
quality property. That is trUly a benefit. He noted that when Catholic Central was being developed the
City routinely sent others to the campus to see how well they were caring for the natural features on that
site. This theme is being carried over to this site.

Mr. Dewan said they had to search for an order of nuns to represent the school; an Ann Arbor order was
chosen and they will provide ten habited sisters to staff the school. This in itself was a difficult feat. This
is a young order - the average age is 28. These women are vibrant and joyful. They do not want this
school to be anything less than what is Catholic Central. Father Elmer ensured this request was always
considered during the design of this facility - to ensure that this is a great educational environment.

Mr. Dewan said he believed the dictate came from the City Manager's office, that the entire area should
be resolved with this proposal. Mr. Dewan said that they were so far into the process that they could not
involve the independent piece, but they have kept that property owner apprised of their pursuit every step
of the way.

Mr. Dewan said that the traffic study was prepared by the same Michigan State gentleman who prepared
Catholic Central's stUdy. He recalled that the Catholic Central study was reviewed again and again. He
promised he would get the requested information back to the City. He said that the improvements
proposed for Twelve Mile - paving, sidewalks, accel and decellanes - all improve the safety of the road.
The chosen speed limit will also help regulate the flow of traffic. He said that it did not matter to them
whether Wixom or Novi controlled Twelve Mile, and he did not know if Wixom had seen their plans yet.

Mr. Dewan concluded that the area was indeed being improved by this project. The road was being
improved. The wildlifecorridor and natural features were being improved and preserved.

The Committee discussed the manner in which the land donation has thus far been presented as a value
to the contributor. Member Lynch also added that another great benefit is the fact another quality
educational facility is coming to Novi. He asked that the Island Lake density be added to the Applicant's
next presentation when the adjacent densities are discussed.

Mr. Dewan thought that another benefit of this proposal is that its design provides for senior liVing, and
this allows the aging Novi citizenry to downsize and still maintain their Novi residency. Further, the
placement of this school in this area exposes today's youth to a natural environment that will teach them
to be good stewards of the land. They will be close to a hospital where they can volunteer. If this
housing development does in fact attract seniors, this potential alliance is also of great benefit to the
young women to attend this school.

Member Lynch addressed Mr. Dewan's comment regarding senior living and his assertion that this size of
home would not accommodate, for instance, his family of four. Member Lynch thought it might be of
benefit to consider this site specifically for senior living. This could reduce traffic problems. He again
encouraged some type of recreational center so that the community is somewhat self contained.
Duplexes are nice for seniors and he again stated thatsenior living might be a good sell.

Member Lynch confirmed that the PRO is for both elements of the plan.

The Committee discussed the duplexes would be similar to what is being built at Lenox Park, and the cost
is under $300,000, maybe close to the mid-twos. A comment was made that Lenox Park duplexes are
currently selling in spite of the housing market slowdown.
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Member Avdoulos thought the introduction of a girls' school in conjunction with the boys' school makes
sense. The concern is with the residential component. Those sixty acres are currently zoned R-A and R
1. This would yield a density closer to 2. If the design didn't cover the entire land - all the way to the
borders - it would be better - the site would flow better with the natural features of the site. He thought it
was a contradiction, that the Applicant would tout their preservation of natural features and then propose
a very dense development with no openness. The cookie-cutter design needs relief.

Member Avdoulos stated that he was not opposed to the proposed density based on the adjacencies, but
he did think however, that the layout i.s not comfortable. Catholic Central has a nice flow. The girls'
school has a nice flow. Island Lake has a nice flow. There are options which provide relief to setbacks in
exchange for open areas that have been used in PRO plans in the past.

Member Avdoulos thought the residential project should not have a rigid feel. He thought the review
should place the emphasis on the density, the openness and the rigidity of the design. He was not
worried about Twelve Mile and the fact that it isn't paved. Some of it will become paved and have turn
lanes. The traffic associated with the school will have specific timeframes. The natural feature items are
being addressed. He acknowledged that the Island Lake residents may be interested in the progress of
the site plan, because they are stakeholders in the area. He believed that Catholic Central has benefited
the City, and the thought this plan would do the same.

Deputy Director of Community Development Barbara McBeth said that pre-application comments
included a discussion of the west-side residential. This Applicant did make modifications to their plan.
This plan increases the density from R-A, past R-1, almost to the R-T levels. There is a wooded area on
the westerly portion of the site that could be used or enhanced in some·way to buffer the development.
The Applicant did not see that request as being feasible. The driveways near Twelve Mile were modified.
The Staff believes there are too many homes proposed for the piece of property.

Ms. McBeth explained Ihat the Ordinance does not provide for a gated community; the Applicant would
have to seek permission from City Council.

Chair Cassis said that the financial arrangement with the Pellerito family need not be discussed with the
Planning Commission because it is not an indicator that the Planning Commission considers. He
recommended that the Applicant modify the residential aspect of the plan. Chair Cassis felt that in
general a homeowner wants spaciousness around his home and he didn't know whether the Applicant
could find customers who would like this tight arrangement. The Applicant should provide more privacy.
The project will increase the need for pUblic services and these factors enter into the judgment of
determining how much can be allowed in Ihis City.

Father Elmer said that the interchange of students between the two schools has not been discussed.
Catholic Central supports St. Catherine's but it is not meant to be a girls' Catholic Central. The sisters
feel likewise. However, there will be an auditorium at the girls' school, which there isn't at the boys'
school, so it is logical to assume there would be an interchange of sorts in that regard. He also felt that
parents with children at both schools would travel the connector roads to drop their children off. Member
Wrobel was concerned that people familiar with the route would use it as a perceived shortcut through the
area.

Mr. Quinn asked whether there was a concern that the PRO overlay request is based on a rezoning to
RM-2. Member Avdoulos thought the RM-2 designation was being used for setbacks. Planner Mark
Spencer said that when duplexes are proposed, the plan typically meets the requirements of the R-T
District and that is what he thought the plan was reviewed against.

Member Avdoulos did not think the RM-2 classification was a problem. That allows for the bUildings to
get a little tighter, but the plan should allow some open space and free flow. There will be a concern from
Island Lake regarding the buffer zone. There is some natural vegetation in the area. He thought a nice
buffer was proposed near Knightsbridge Gate.

The Applicant stated that he was looking at the woodland area to determine if there was some adjustment
he could make to the plan. Mr. Quinn, representative of the Applicant, said the site is really just a big flat
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farm field. Most all of the southerly trees have been preserved. The easterly trees and the Twelve Mile
trees have also been preserved. The westerly trees are low-grade. Chair Cassis encouraged the
Applicant to consider the preservation of those trees for the exchange of something, i.e., density. He said
that the Applicant could kick his price point up $20,000 and make the site less dense. He thought that
future owners would be families with children attending the catholic schools.

Member Lynch said that the area's residents are concerned that this project will jam in the homes. They
are already having problems selling their homes. Father Elmer said his school was going to address the
volume of the outdoor speaker system and the parking of cars up and down the Island Lake roads.
Member Lynch said that the Applicant should emphasize that the girls' SChool will improve the parking
accommodations for Catholic Central football games.

Mr. Spencer clarified that the City would receive money for the maintenance of Twelve Mile. Any raise in
taxes for road maintenance he felt would be negligible. Member Lynch maintained that Island Lake
banters about the concept that they represent 18-20% of the tax base and therefore taxes are a big issue
to them.

Mr. Spencer stated that the proposal may have less impact on the water infrastructure than an industrial
use.

Mr. Spencer said the Applicant could consider whether designing with fourplexes would maintain greater
open space. The Applicant could add meanders to the roads to add character to the site. Mr. Spencer
suggested that if the future residents, are indeed families relocating near the schools, the Applicant might
consider greater pedestrian connectivity. He thought the Applicant was missing an opportunity by not
designing the site as SUCh. Add sidewalks or pathways for the students to use between the schools. The
natural features would be enhanced by a pathway which can be designed at a low price and people will
usei!.

Ms. McBeth noted that the Master Plan consultant will be reviewing this area for the City's benefit as well.
She suggested the Applicant go back and look at the plans to determine whether any of these comments
could be addressed in a revision, which would go back to the Planning Department for review. She did
not necessarily think this Committee would review a revised set of plans.
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