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THOMAS ..J. RYAN, P.C.

January 16, 2008
THOMAS J. RYAN

Ms. Barbara McBeth
Deputy Director, Community Development
City of Noyi
45175 West Ten Mile Road
Novi, Michigan 48375

RE: New Basilian Fathers Residence
Reason for Requesting Rezoning and PRO

Dear Ms. McBeth:
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Pursuant to City of Nov! Zoning Ordinance requirements, Section 3402, It is
respectfully requested that the City and the Applicant wi!1 benefit if a Site Plan, along
with the conditions and limitations that can be relied -upon by the Oty, are proposed
as a part of this Petition for Rezoning. The Applicant has simultaneously filed an
Application for Change of Zoning with the City of Nov!. The Applicant is seeking a
SITe specific use as authorized by Mel 125.3501, et. seq., so as to accomplish,
among other things, the objectives of the Zoning Ordinance through a land
development project review process based upon the site planning criteria to achieve
integration of the proposed land development project with the characteristic of the
project area. Currently, the property in question Is north and west of Eleven Mile
and Taft Roads within the City of Novi. The property owners, David and Karen Kurtz
are fully supportive of this rezoning effort, as indicated by their acknowledgen~ent

and signatures supporting the effort. -

The purpose of the rezoning Is to allow the Basilian Fathers of Michigan to rezone
the property from single family use, as acknowledged by the Master Plan, to RM-l
Zoning with PRO conditions. This rezoning would accomplish the utlllzation of the
property for a residence living area for 14 living units for the Basilian Fathers, who
operate Novi Detroit Catholic Central High School with common dining, community
rooms and a chapel provided for them.

As part of the PRO conditions, the Applicant is agreeing to location, size, and height
of buildings, structures and improvements( as -well as set backs, landscapingl
buffers, design and architectural attractiveness. The Applicant is committed to the
preservation of the woodlands and other open space. The AppliCi;lnt is further
preserving the natural resources and features to benefit the property and City as a
Whole.
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The Applicant will commit to the additional following requirements. The Applicant
wi/I construct and continue the sanitary sewer and the sidewalk on Eleven Mile Road
and Taft Road, as well as the water system to allow the Oty to complete a loop of
its system. The applicant will dedicate an additional right of way on Taft Road and
Eleven Mile Road for purposes of the City of Novi's future right of way usage. On
Eleven Mile Road, the Applicant will dedicate an additional ten (10) feet to preserve
the future forty-three (43) foot one~half right of way on Eleven Mile Road. On Taft
Road, the Applicant will further dedicate twenty-seven (27) feet to presetve the one­
half right of way of sixty (60) feet on Taft Road.

Applicant respectfully requests the approval of the RM-l zoning with the PRO
overlay

Respectfully submitted,

THOMAS J. RYAN, p.e.

Thomas J. Ryan
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MAS"rER PLAN AND ZONING COMMITTEE
MINUTES - EXCERPT JANUARY 9, 2008

(DISCUSSION OF PROPOSED REZONING)



cityofnovi.org

MASTER PLAN AND ZONING COMMITTEE

CITY OF NOVI PLANNING COMMISSION
Regular Meeting

Wednesday, January 9, 2008 I 7 PM
Novi Police Department 145125 W. Ten Mile

(248) 347-0475

DRAFT

ROLL CALL
Present: Members Victor Cassis, Michael Lynch, Michael Meyer, Wayne Wrobel
Absent: John Avdoulos (excused)
Staff Support: Barbara McBeth, Deputy Director of Community Development; Mark Spencer, Planner

APPROVAL OF AGENDA
Moved by Member Lynch, seconded by Member Wrobel:

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

Motion to approve the Agenda of January 9, 2008. Motion carried 4-0.

AUDIENCE PARTICIPATION
No one from the audience wished to speak.

MATTERS FOR DISCUSSION
1. Basilia" Fathers, Rezoning 18.673, SP07-59 PRO

Review of the request to rezone 4.15 acre parcel on the northwest comer of Eleven Mile and Taft
Road, Section 16, from R-1 to R-T with a Planned Rezoning Overlay.

Planner Mark Spencer discussed the abbreviated Planning Review. The plan includes an 18,000 square­
foot residence with 14 living units, a chapel, offices, community room and two miscellaneous rooms. The
current zoning allows 1.7 units per acre. The request is for approximately 3.37 units per acre. This is a
use not specifically called out in the Ordinance. It is not a single-family use, and it is not senior housing.
It is a group-type home facility. It is residential and can be done with a PRO with siteplan-specific
measures.

The plan is deficient in certain areas. The plan submitted to begin this process is only a concept plan
which, by definition, is limited in its detail. The side- and front-yard setbacks must be 75 feet. The plan's
front yard and exterior side yard are deficient by five feet and 25 feet, respectively, and when actually
measured against the proposed road widths in the Thoroughfare Plan, the deficiencies will be about ten
feet greater. The Project Manager, Planner Kristen Kapelanski, noted that the parking lot setbacks are
met The Master Plan density calls for 1.65 density; the density requested is slightly more than the R-4
density of 3.3.

Deputy Director of Community Development Barbara McBeth stated that Staff also considered whether
RM-1 should be considered (low density MUltiple Family Residential). RM-1 would allow a bUilding of two
stories (up to 35 feet), and the setbacks are fairly consistent with the R-T, but the use is more of a
Multiple Family Residential style.

Barrier free parking spaces should be added to the plan. A lighting plan must be submitted with the
Preliminary Site Plan. Sidewalks and dimensions are missing from the plan. The Applicant provided a
Community Benefit statement in a cover letter, and all the variances he will need to ask for must also be
listed. There are regulated woodlands onsite. The Applicant will save some of the woodlands but he has
not offered to place them in a conservation easement. It does not appear that there are wetlands on the
site.
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The benefits identified by the Applicant include preservation of natural resources, limitation of site uses
for a priests' residence, construction and continuation of the sanitary sewer line along Eleven Mile, Eleven
Mile and Taft Road sidewalks, the provision of continuing education of Catholic Central's young men, and
community use of spiritual and counseling services of the Basilian Order.

The surroundings of the site include the school and bus garage to the south, duplexes to the west, a
vacant parcel to the east, a church caddy-corner, a house to the north and a temple is being proposed
two properties to the north. There are also several single family homes in the area. There are some
interesting land uses in the area that aren't strictly residential.

John Argenta from COP Architects addressed the Committee. The priests are currently living in Livonia,
near the old Catholic Central. They wish to live closer to where they work. There will be mostly active
teaching priests, though it may also house some retired priests. They are basically one-bedroom
apartments with a living room, kitchenette, bedroom and a bathroom in about 700 square feet. There
would be a congregate community room, dining room, kitchen area and chapel. There is no chef on the
weekends. The bUilding code has a category for monasteries and convents, though it is not listed in the
City's Zoning Ordinance. The City first told him that an Unlisted Use Determination would be required.
RM-1 does allow for congregate and communal buildings. The original application was turned in with an
RM-1 request, and Staff asked them to consider R-T. So when the rezoning application was filed, it was
for R-T. They do not have a problem with asking for RM-1, and he prepared a revised site plan.

Mr. Argenta said that the new design is two-story and this reduces the footprint considerably. It will be
designed within the 35-foot height maximum. If the parking was placed underneath the bUilding might get
too tall, but they will look at the possibility in order to save more trees.

There will be eight feet of dense woodland in the front of the bUilding, and dense woodlands throughout
the site. The building will not be readily seen. The new design allows for two eighty-foot and two ninety­
foot setbacks. The density is 3.86.

Ms. McBeth said the Master Plan recommends Single Family Residential. It recommends 1.65 density.
The request does not meet either stipUlation. The R-T is a Single Family Residential district. The use is
more Multiple Family Residential in nature. RM-1 is more appropriate, use-wise.

Chair Cassis thought that the R-T, if the plan revision reduces the need for setbacks should be
considered so that the request continues to fall within the Single Family Residential category on the
Master Plan. The priests have the first right of refusal for the house next door.

A previous R-1 request was presented by developer Mike Fellows, though it was never followed through.
The plans for that request were shared with this Applicant, so this Applicant was able to better understand
the wetlands and woodlands in this area.

Member Lynch noted that the true density of the site is limited to single men and no families. Technically,
the impact to the infrastructure is far less than the density suggests. He liked the two-story design for the
site. More trees can be saved and the view will be blocked. The footprint will be on a lower grade.

Ms. McBeth explained that R-T allows Single Family Residential- two attached units and shared elderly
housing (maximum offcur unrelated people). The City Attorney states that this PRO proposal can be a
deviation from the Ordinance but not a true use variance. The RM-1 more accurately allows for the use.

Member Wrobel confirmed that the Basilian Fathers want the adjacent home and they would use the land
for a buffer zone. Mr. Agenta noted that the Fire Marshal requested another drive. Member Wrobel
asked whether the Applicant would consider a conservation easement. Mr. Argenta thought that was
something that could be looked at in light of all the trees that will be saved.

Member Wrobel thought the parking seemed deficient. Mr. Argenta said he could add a few more
spaces. A kitchen entrance might be added to the plan.
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The water system should be looped, and the issue will be looked at on the Preliminary Site Plan
submittal. The engineer thought the water should be extended along both streets, and the sewer should
come from Andes in the north. That is a different sewer district that the sewer near the school. The water
is also available by the school. Member Wrobel suggested that the right-of-way be dedicated.

Member Wrobel thought underneath parking would save trees and he had no problem with the
suggestion.

Member Meyer thought the Applicant was trying to accommodate the setbacks. He cited the Woodward
and Sixteen Mile priests' residence that is very buffered by natural features. The underneath parking
could indeed save trees. He understood that RM-1 is the better choice, and he thought that perhaps the
City could, in the future, address the language in the Ordinance regarding what residential zones are
acceptable for this type of use. Mr. Argenta commented that this is now an issue in other communities
too, and may have been brought to light now that the Building Code includes monasteries and convents
in their schedules.

Mr. Argenta thought most of the deficiencies listed will be addressed at the time of Preliminary Site Plan
submittal, and he didn't see a problem with any of the issues.

Member Lynch thought the underneath parking could be aesthetically pleasing and would save trees. He
just didn't want the building height to be too high. Mr. Argenta thought that the building height might have
to go to 38 feet with underneath parking. He noted that R-T allows for 2.5 stories. He would further
review the possibilities.

Mr. Spencer wondered whether the Planning Commission might wish to see elevations for a two-story
with underground parking concept. The plan hasn't been truly reviewed yet. This process would go
smoother if these things were reviewed at the concept level. Mr. Lynch would support a small height
variance in order to accommodate this design. Mr. Spencer noted it would also increase the west-side
buffer.

The design will be a pitched roof with shingles, and very residential in nature. The chapel would be
similar, one story and it would be very traditional. It would fit into the same lines as the other building.

Chair Cassis would prefer to keep the request within a housing category. He would accept RM-1
because of the attorney's comments. The PRO proVides a cover to keep surrounding properties from
seeking higher density. He confirmed that the Applicant would work with the Staff regarding a
conservation easement. He said that the underneath parking would be acceptable. He didn't think that
the height variance should be more than a couple of feet. Taft Road should not take on a commercial
feel.

Member Lynch reiterated the Applicant should consider a right-of-way dedication.

Member Meyer also noted that the homeowner closest to the property is the owner of the subject
property, so they are fUlly aware of the concept.

The project will go before the Planning Commission on January 23, 2008. Ms. McBeth said that the Staff
and Applicant will continue discussions regarding the limitation of future uses on the property, since there
could be a change say, forty years down the road. She said the nearby temple proposal will include a
cultural center and the architecture will be interesting.

Mr. Spencer asked the Master Plan and Zoning Committee if they had any specific recommendations
they would like to make. Will the Applicant agree to the R-T height designation? The Applicant said they
would know more about their design in the following week. Member Meyer recommended that the height
of the existing trees be respected in their design efforts, and that the Committee has somewhat agreed
that a three or four foot variance might be acceptable if more trees are saved.

Does the Committee want to have the Applicant agree to certain building materials? The Applicant was
reminded to look at the Far;:ade Ordinance.
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Mr. Spencer encouraged the Applicant to list all the necessary variances in their PRO in order to better
facilitate the approval process.

Mr. Spencer said that because of the nature of the use, the Applicant might wish to consider offering a
limitation on the number of residents. Then, the Planning Commission can use that to justify the rezoning
of the site to RM-1. As stated earlier, the actual residential population emulates Single Family
Residential.

Mr. Spencer noted that the Engineering Review reminds the Applicant that a Stormwater Management
Plan must accompany the design of the site, and if a conservation easement is going to be offered it
should be in the PRO document.

The Applicant stated that some of the property is just heavily brushed and if it was cleared a bit there
would be room for the woodland replacements.

MEETING SCHEDULE
The Committee will meet January 24, 2008. The Committee will need to meet regarding the Master Plan
review prior to the first Planning Commission meeting in February as well.

Member Meyer asked about the Ordinance language, and Ms. McBeth responded that it could be looked
at for inclusion of these kinds of uses - monasteries, convents, group homes, communes, etc. Mr.
Spencer said that the population of these uses could be incorporated into the language.

ADJOURN

Moved by Member Lynch:

Motion to adjourn.

The meeting adjourned at or about 7:30 PM.

Transcribed by Jane L. Schimpf, January 22, 2008
Date Approved:




