CITY of NOVI CITY COUNCIL

Agenda ltem 1
July 23, 2018

cityofnovi.org

SUBJECT: Consideration for tentative approval of the request of Cambridge of Novi, LLC, for Villa
D'Este, JSP17-52, for a Planned Rezoning Overlay Concept Plan associated with a Zoning
Map amendment 18.718, to rezone from RA (Residential Acreage) to R-1 (One-Family
Residential). The subject property is approximately 51 acres and is located east of Napier
Road on the north side of Nine Mile Road in Sections 29 and 30. The applicant is proposing
a 41-unit single-family ranch housing development in a gated community.

SUBMITTING DEPARTMENT: Community Development Department - Plonning%”"’t’
CITY MANAGER APPROVAL: £

BACKGROUND INFORMATION:
The applicant is requesting a Zoning Map amendment for a 50.60 acre property on the
east side of Napier Road and north side of Nine Mile Road (Section 29,30) from RA
(Residential Acreage) to R-1 (One-Family Residential) utilizing the City's Planned Rezoning
Overlay (PRO) option. According to the applicant, the rezoning request is necessary to
allow the development of a 41-unit single-family housing development (for sale).

The proposed 41 units on 37.7 net acres results in approximately 1.08 units/acre density.
The Master Plan for Land Use recommends 0.8 units per acre for the subject property and
the properties surrounding it. The maximum density proposed is 35 percent less than the
maximum allowed for R-1 (1.65 DUA). As it is a Planned Rezoning Overlay concept plan,
the applicant has agreed to include the proposed maximum density (1.08 DUA) as a
condition of the agreement.

The concept plan has evolved over the last few months, as noted in the Planning Review
letter. The total number of units has been reduced from 56 to 41 units. The development
proposes four unit types with different sizes as opposed to one. The proposed width of units
has increased from 50 feet to 75 feet. Changes to the road layout improve sight distances
and better turning radii. An additional cul-de-sac was introduced to break the long length
of the proposed internal road. Land proposed to be donated to the City has been
increased from 18 acres to 20 acres. Wetland buffer impacts are reduced from 0.45 acres
to 0.33 acres. The Planning Review letter includes more details.

The PRO option creates a “floating district” with a conceptual plan attached to the
rezoning of a parcel. As part of the PRO, the underlying zoning is proposed to be
changed (in this case from RA to R-1) and the applicant enters infto a PRO agreement with
the City, whereby the City and the applicant agree to tentative approval of a conceptual
plan for development of the site. Following final approval of the PRO concept plan and
PRO agreement, the applicant will submit for Preliminary and Final Site Plan approval
under standard site plan review procedures. The PRO runs with the land, so future owners,
successors, or assignees are bound by the terms of the agreement, absent modification
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by the City of Novi. If the development has not begun within two (2) years, the rezoning
and PRO concept plan expires and the agreement becomes void.

Changes to the PRO Concept Plan since the May 21, 2018 City Council meeting:

The current revised plan has included the following changes based on input received from
the May 21, 2018 City Council meeting and additional modifications proposed by the
applicant (also listed in detail in the applicant’'s cover letter):

1.

12.

The gross site acreage has been modified due to a survey error.

» Gross site acreage: 50.61 acres (Previously 51.19 acres)

= Statutory R.O.W. = 0.9 acres

= On-site wetland area: 12.01 acres

* Net site area excluding statutory R.O.W. and wetlands: 37.7 acres (previously
39.18 acres including statutory ROW)|

= Density: 41/37.7 = 1.08 DUA (previously 1.07 DUA based on 39.18 net acres)

= Area to be donated to the City for preservation: 20.22 acres

= Area to be donated to the City for Comfort Station: 0.18 acres (previously 0.21
acres)

The number of units has decreased from 42 to 41. However, the density is increased

slightly due to corrected calculations the applicant provided once the survey error

was discovered.

The applicant has modified the list of public bengefits slightly (as noted near the end

of this letter).

A 238 foot wide area is now proposed to serve as a green space and wildlife

corridor, located north of the entrance drive, and extending through the site.

Villa Drive is shifted north to provide an additional opportunity to provide a buffer

between the neighbor’s property to the south and the subject property.

The detention pond near the northwest corner of the site is proposed to be

relocated a few feet to the east to protect high quality woodlands, and by filling in a

small quantity of regulated wetland.

Updated the tree removal calculations have been provided, as noted by our

reviewers.

Relocated proposed water and sewer lines along the entrance road up to the first

intersection in an effort to protect more trees.

Required tree replacement counts have been reduced to 915 from 943.

. Proposed to relocate ITC Trail to the north side of Nine Mile Road as an additional

benefit to the public.

. Proposed realigning the Garfield Road and Nine Mile Road intersection 33 feet to

the west (however, this is not supported at this time).
The ITC Comfort Station layout has been modified. The proposed picnic shelter is
now located to the west of parking lot. Three additional spaces are added.

Woodland Deviations:
The woodland summary provides the following information for the area identified as
the limits of disturbance. Sheet WP-1 (Woodland Study Plan) notes that a total of 915
Woodland Replacement Credits are required and that 915 Woodiand Replacement
tfrees will be replaced on-site through the planting of Woodland Replacement
materials. Approximately 77 percent of the trees are being preserved and 23 percent
are being removed. The City's Landscape Architect and Woodland Consultant
reviewed the plan and are currently recommending conditional approval primarily

due to the applicant's request for additional Woodland replacement credits for

upsizing replacement tree material.




The Planning Commission recommended that “The applicant shall conform to the
ordinance requirements at the time of Preliminary Site Plan and Woodland permit
review.” A requested deviation to allow upsizing credits for woodland replacement
trees was not recommended for approval at that time. The applicant has indicated
that a request is being made for the City Council to allow the credit for upsizing of
species on the berm at the east end of the development, in order to assist in screening
the view of the two large transmission towers and lines, and to assist in screening the
new development from Nine Mile Road in order to maintain a rural feel. The Woodland
Review letter indicates that the applicant would be seeking a waiver of the ordinance
for a total of 307 tree credits, in order to allow the upsizing of trees on the berm at the
east end of the development. This upsizing credit deviation is not allowed by the
Landscape Design Manual and is not supported by staff. However, the City Council
may approve the requested deviation as a part of PRO Agreement. In the event the
request for additional credit for upsizing woodland replacement trees is not approved
by the City Council, the applicant would have to account for a total of up to 307
replacement frees. A total of $122,800 should be paid into the tree fund, if the required
replacement trees cannot be planted on site.

Relocation of Nine Mile Road and Garfield Intersection:

The applicant is proposing to relocate the Nine Mile and Garfield intersection 33 feet to
the west. This would require encroachment into the City's property (50-22-31-200-021),
which was recently acquired by the City Parks, Recreation and Cultural Services
Department through a Michigan Natural Resources Trust Fund Grant (Department of
Natural Resources). Based on preliminary evaluation of the woodland impacts, the
City's landscape architect has identified that approximately 15 trees will also be
removed if the relocation is approval. The removals mostly include black locusts. The
realignment would also require relocation of Proposed ITC Trail west of Garfield Road.
Engineering and the City's Traffic Engineering Consultant have identified design and
traffic concerns with the proposed relocation, which are detailed in the review letter.

City Parks, Recreation and Cultural Services Director, Jeff Muck had a conversation
with the DNR Grants Coordinator regarding the proposal by the developer to re-align
Garfield which would impact parkland obtained through a MNRTF frust fund grant. The
following provides a summary:

1. There is a conversion application and process for this type of request. Applications
must prove the land being accepted will be used for the same purpose as the
original acquisition, remain dedicated (encumbered) to public outdoor recreation
in perpetuity, and have equal or greater value. Typical conversion acceptances
have been for land swaps to build a library, expand a park, construct a trail, etc. A
land swap for a road re-alignment may not be looked at favorably.

2. The process for the review could take at least one year to complete and there is
not a guarantee that the request will be accepted.

3. Any application for such a change would require new appraisals, environmental
studies and significant staff time to complete the application.

4. While the conversion application is pending, the City would have points deducted
on any submitted grant applications.



Master Planning and Zoning Committee Meetings
The R-1 Zoning requested by the applicant is currently not supported by the Future Land

Use Map. On August 23, 2017, the plan was presented before Master Planning and Zoning
Committee for input. The plan received favorable comments from the Committee. The
Committee directed the applicant to work with staff on issues such as density.

Following the Planning Commission's recommendation for denial at their November 8,
2017 meeting, the applicant submitted a revised plan and requested input from Master
Planning and Zoning Committee. The applicant met with the Committee on January 10,
2018 and received favorable comments, except for woodland deviations requested.

Planning Commission Action
On September 13, 2017, Planning Commission held a public hearing and postponed the
recommendation to Council at a later time based on the following motion:

a. To dllow the applicant time to consider further modifications to the Concept Plan
as discussed in the review letters; and

b. To allow staff to advertise for another public hearing to include the fourth parcel in
the public hearing nofice, as this was left out from the current nofice due to
misrepresentation in the site plan submittal.

On November 8, 2017, Planning Commission held another public hearing and
recommended denial to the City Council based on the fact that the proposed request is
not consistent with the recommendations of 2016 Master Plan for Land Use.

On March 14, 2018, Planning Commission held the third public hearing and recommended
the applicant to move forward to the City Council with three conditions listed below in
addition to the suggested motion by the staff (Staff’'s comments are underlined):

a. The applicant shall redesign the utility layout along proposed internal roads to
avoid conflicts with proposed street trees at the time of Preliminary Site Plan. Street
trees cannot be located within the 20 foot wide utility easements. The applicant
requested an alternate option for planting the street trees within the 30 feet front
yard setback (in the area from back of the curb to building front facade) if there is
a conflict with the utility lines and easements and noted that the minimum required
number of street tree shall be met. However, staff does not object planting the trees
away from the curb, as long as they are planted a minimum of 5 feet away from
the underground water and sewer lines, and 10 feet from all utility structures, and
are planted within 15 feet of the back of the curb. All alternate locations will be
subject to City's Landscape Architect's approval at the time of Site Plan Review.

b. The applicant shall provide a tree survey prior to consideration of Concept Plan by
City Council, in order to allow staff to identify the proposed impacts and to
recommend options to minimize impacts as needed. The applicant has provided
an updated woodland survey and a landscape plan as recommended. Review
letters provided by the City's Landscape Architect and Woodland Consultant are
included in the packet.

C. The applicant shall conform to the ordinance requirements at the time of
Preliminary Site Plan and Woodland permit review. The Planning Commission did not
support the applicant's request to delay the submittal of the plans at the March 14,
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2018 meeting, and instead directed the applicant to meet the standards. The
applicant has agreed to meet the diversity requirements after the meeting, but is
continuing to request additional credits for upsizing woodland replacement trees. A
summary of the comments are provided Page 2.

Previous City Council Action
On May 21, 2018, the City Council considered the rezoning request and postponed the

matter with the following motion:
To postpone consideration for tentative approval of the request of Cambridge of
Novi, LLC, for Villa D'Este, JSP17-52, for a Planned Rezoning Overlay Concept Plan
associated with a Zoning Map amendment 18.718, to rezone from RA (Residential
Acreage) to R-1 (One-Family Residential).

Master Plan for Land Use
The proposed development follows objectives listed in the 2016 Master Plan for Land Use
update as listed below. Staff comments are underlined.

1. Quality and variety of housing:

a. Mainfain the semi-rural character of the southwest quadrant of the City that is
created by low-density residential development and undeveloped land. The
proposed development does propose to protect a majority of natural features on
site_ and provides ample screening from Nine Mile Road. However, the housing
pattern itself looks dense within the limits of development and does not align with
semi-rural character.

b. Provide residential developments that support healthy lifestyle. Ensure provision of
neighborhood open space within residential developments. The proposed
development includes sidewalks on both sides of the streets (for the most part), A
pocket park and a dog park. It also proposes a connection to proposed ITC
Connector pathway.

c. Provide a wide range of housing options. The applicant indicates the proposed
development is geared towards empty nesters.

2. Environmental Stewardship
a. Protect and maintain the City's woodlands, wetlands, water features, and open
space. The applicant proposes to donate about 20 acres (39%) of land with
regulated woodlands and wetlands in the rear.

Ordinance Deviations Requested

Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning
Ordinance within a PRO agreement. These deviations must be accompanied by a finding
by 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.” Such deviations must be
considered by City Council, who will make a finding of whether to include those
deviations in a proposed PRO agreement. The proposed PRO agreement would be
considered by City Council after tentative approval of the proposed concept plan and
rezoning.




The Ordinance deviations that have been identified are included in the suggested
motion.

Benefits to the Public under PRO Ordinance

Section 7.13.2.D.ii states that the City Council must determine that the proposed PRO
rezoning would be in the public interest and that the overall benefits o the public of
approving the rezoning and accepting the PRO Conditions would clearly outweigh the
detfriments of the rezoning and/or any deviations under form the ordinance. The following
have been identified by the applicant as benefits that would stem from the PRO (as listed
in their narrative)

The following are the benefits provided with the revised letter from the applicant dated
March 6, 2018. Staff comments are_ underlined.

1. The Developer seeks to donate approximately 20 +/- acres of land to Novi for
existing park system. This will allow Novi to expand its parkland in this area and will
connect two parcels of City parkland. This donation is conditional that Novi cannot
sell the parcel, or develop the parcel, otherwise the property reverts back to
original owner. Twenty acres would count to about thirty nine percent of total gross
area. The City may reserve the right to make minor improvements in the area to
propose a trail or accessory uses for a trail. The City Council has expressed interest in
acquiring lands with natural features to create nature corridors. The land proposed
to be dedicated abuts proposed ITC trail. This is considered a public benefit.

2. The Developer proposes to build a comfort station for ITC Trailhead per drawings
provided to Novi. After further discussion with City Parks department, staff agrees
that this would be a suitable location for a trail head. A trail head typically includes
few parking spaces, a bike repair station and a possible picnic shelter. This is
considered a public benefit. The current revised Concept plan dated June 7, 2018,
indicates a 20 feet x 15 feet picnic shelter, 7 paved parking spaces with no curb
and gutter. The applicant indicated in his response lefter that the comfort station will
be constructed with Phase 1.

3. Reduction in cost for City of Novi to transport soils from installation of sanitary sewer
on Nine Mile. Allowance for the City to place uncontaminated soils on property at
Nine Mile and Garfield Road. Allowance for City to discharge water on property
from dewatering operation. _These actions would not provide any significant
reduction in costs to the City. On the contrary, they may benefit the developer by
providing soils for the proposed screening berms on the property. These are not
considered benefits to the public.

4. Increase in tax base by $40,000,000. Many Novi residents have children in Northville
Public schools. This project raises funding for schools and has no negative impact to
the school system. Single family homes would increase tax base by $20,000,000
dollars and have an impact on school system. An increase in tax base is
considered an incidental benefit, and not the sort of benefit contemplated by the
PRO ordinance.

8. Provision of an outstanding development and extensive landscaping. All of our
previous developments have exceeded expectations. Villa D'Este will also.
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Conceptual landscape plans appear to provide more landscaping than required
along proposed streets. Staff has noted some conflicts with utility locations. There
may be some benefit to the public in the increased guality proposed.

Corresponding increase to property values near this development. Staff is unable to
quantify any such increases at this time. This is not considered a tangible benefit to

the public.

Paving of part of Nine Mile from Garfield to entrance to Villa D'Este with asphalt
and upgrade the Nine Mile Road and Garfield intersection with lighting and
landscaping. Staff has earlier noted some concerns in the memo dated March 7,
2018 with regards to maintenance when transitioning from asphalt to gravel
surface. The applicant offered to thicken the asphalt to add strength. Additional
details will be required with the Preliminary Site Plan submittal. Please refer to
comments on Page 2.

Staff acknowledges the significant public benefit arising from items numbered 1 and 2,

offered by the applicant. It is staff's opinion that items numbered 3, 4, 5 and 7 do not meet

the intent of public benefits as defined in Section 7.13.2.D.ii for the reasons explained

above.

These suggested benefits arising from the project were removed with the revised letter
from the applicant dated March 6, 2018:

1.

Remove debris and shut down wood chip operatfion on property and increase
property values around the area. There is a redevelopment potential for the
property even if the property is developed according to existing zoning, but
perhaps not as likely.

Generate $224,000 dollars in sanitary sewer tap fees to help pay for the new
sanitary sewer. Sewer tap fees is a standard requirement, cannot be perceived as a
public benefit.

The applicant has added one additional benefit with the revised submittal (in the response
letter dated June 8, 2018) as stated below:

Relocate ITC Trail to the north side of Nine Mile Road. A better design for Novi and
Cambridge will absorb the additional cost at our property line. The City project to
construct this segment of the ITC Trail is estimated to begin construction in late 2018
with completion in Spring 2019. As noted, the estimated completion date for the
City project is much earlier than the potential start of construction for this
development. The City has already started the design efforts for this segment of the
trail, but could consider the change as an alternate to the anticipated design. Staff
recommends that the applicant may choose to contribute to the cost of
construction of the trail adjacent to their property line based on actual cost of
construction to be provided by the City. The City would also request dedication of
the Right of Way prior to construction of the pathway. It should be noted that the
pathway location is subject to final alignment of Garfield Road and Villa Drive
design. Refer to Engineering review for more details. This is considered a public
benefit.




PRO Conditions

The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO
conditions in conjunction with a rezoning request. The submittal requirements and the
process are codified under the PRO ordinance (Section 7.13.2). 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
wiling to include with the PRO agreement. The applicant has submitted a conceptual
plan showing the generai layout of the internal roads and lots, location of proposed
detention ponds, location of proposed open space and preserved natural features and a
general layout of landscaping throughout the development. The applicant has provided
a narrative describing the proposed public benefits. A traffic study was also provided with
the initial submittal and revisions as required. At this time, staff can identify the following
suggested conditions to be included in the agreement:

1. The development will be limited to a density of 1.08 dwelling units per acre with a
maximum of 41 units as indicated on the PRO concept plan.

2. The proposed unit boundary shown on the concept plan (sheet 02) is to be

considered the maximum allowable footprint. Any accessory uses such as hot tubs,

patios, etc. will be provided within the footprint shown on the plan.

A minimum of 15 feet shall be maintained between two buildings.

A minimum of 30 feet is provided between the front fagcade and the back of the

curb.

5. The applicant will work with staff to identify a proper location to connect to ITC frail,
beyond the subject property line.

i~

The items outlined by the Planning Commission should also be addressed in the
drafting of the PRO agreement:

i. Construction of this development shall not be permitted to begin prior to the
public project gravity sewer main in Nine Mile being in place and available for
use.

i. Grading requirements for development shall be superseded based on the
character of Nine Mile Road.

ii. Retention ponds shall be completely screened for safety on all four sides and
above the typical standards.

iv. The City shall confirm that the proposed trailhead agreement will not negate
already existing agreements.

v. The portion of asphalt paving on Nine Mile Road shall be constructed in a
manner to reduce or eliminate issues of the interface between gravel and
asphalt.

City Council Action

If the City Council is inclined to approve the rezoning request with PRO at this time, the
City Council's motion would be to indicate its fentative approval and direct the City
Attorney to prepare a PRO Agreement to be brought back before the City Council for
approval with specified PRO Conditions. Tentative approval does not guarantee final
approval of either the PRO Plan or a PRO Agreement.




THREE PART MOTION, AS FOLLOWS (WITH ONE DETERMINATION TO BE MADE BY COUNCIL):

RECOMMENDED ACTION:
Tentative approval of the request Villa D'Este, JSP17-52, with rezoning 18.718, to rezone the
subject property from RA (Residential Acreage) to R-1 (One-Family Residential) with a
Planned Rezoning Overlay Concept Plan, based on the following findings, City Council
deviations, and conditions, with the direction that the applicant shall work with the City
Attorney's Office to prepare the required Planned Rezoning Overlay Aareement and
return to the City Council for Final Approval:

1. The recommendation shall include the following ordinance deviations and additional
information requested by staff for consideration by the City Council:

a. Planning Deviation from Sec. 3.1.2 of Zoning Ordinance for reduction of the
minimum lot size, setbacks, minimum lot frontage and minimum site acreage as
shown on the proposed concept plan provided,

i. The proposed unit boundary shown on the concept plan (sheet 02) is to be
considered the maximum allowable footprint. Any accessory uses such as
hot tubs, patios, etc. will be provided within the footprint shown on the plan.

i. A minimum of 15 feet shall be maintained between two buildings.

i. A minimum of 30 feet is provided between the front fagade and the back of
the curb.

iv. Rear setbacks will be as shown on the Concept plan, based on the
proposed boundary line of land to be donated to City.

b. Fagade deviation from Sec 3.7, similar dissimilar ordinance, to replace internal
calculation of square footage to a 2200 square foot minimum requirement for this
development;

c. Landscape deviation from Sec. 5.5.3.B.ii and iii of Zoning Ordinance for lack of
berms along the westerly Nine Mile Road frontage and portions of the easterly
frontage, due to existing natural features;

d. The applicant shall conform to the ordinance requirements at the time of
Preliminary Site Plan and Woodland permit review;

e. Engineering deviation from Sec. 4.04, Article IV, Appendix C-Subdivision ordinance
of City Code of Ordinances for absence of a stub street required at 1,300 feet
intervals along the property boundary to provide connection to the adjacent
property boundary, due to conflict with existing wetlands;

f. Engineering deviation from Chapter 7(c)(1) of Engineering Design manual for
reducing the distance between the sidewalk and back of the curb: 15 feet
required, 10 feet proposed;

g. Engineering deviation for absence of sidewalk along a portion of Villa Drive, with
payment into the City's sidewalk fund for the cost of the sidewalk not constructed;

h. Engineering deviation for absence of hard surface for proposed comfort station
parking lot and driveway from Sec. 11-239(b)(1).(2)of Novi City Code, or the
applicant shall provide the hard surface as requested by staff, to be determined
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-OR-

prior to the submittal of the PRO Agreement;

Engineering deviation for absence of curb and gutter for parking lot and driveway
for the proposed comfort station from Sec. 11-23%(b)(1).(2)of Novi City Code, or the
applicant shall provide the curb and gutter as requested by staff, to be determined
prior to the submittal of the PRO Agreement;

Traffic deviation for not conforming to minimum required standards as indicated in
Figure IX.5 of the City's Code of Ordinances for residential driveway, provided the
applicant works with staff to minimize the number of driveways that deviate from
the standard at the time of Preliminary Site Plan;

Traffic deviation from Figure VIII-A in the City Code of Ordinances, for not providing
the minimum width for local residential road for Villa D' Este Boulevard, the stretch
from the entrance gates to the first intersection (28 feet required, 24 feet provided).

Traffic deviation from Section 7.4.2.c (1) of Engineering Design Manual for not
meeting the maximum distance between sidewalk and Right of way line along
Nine mile. A maximum of 1 foot is required for a small portion where it conflicts with
existing wetland areaq;

. Deviation to dllow alternate locations for street tree plantings to avoid conflict with

the utility layout along the internal roads, as detailed in this review letter:

Deviation from the Woodland Ordinance requirements to allow upsizing of
Woodland Replacement trees along the Nine Mile Road berm on the east side of
the development [APPLICANT'S REQUEST]

Tree Type Credit Credit allowed
requested

6' - 8' Evergreens 1 Credit 0.67 credit

10’ - 12' Evergreens | 2 Credits | 0.67 credit

4" Deciduous Trees | 2 Credits 1 credit allowed for 2.5" or more deciduous

Subcanopy 1 Credit 1 credit allowed, if the replacement
planting is from recommended list

The applicant shall meet the replacement requirements per the ordinance standards, by
planting additional replacement trees onsite, or pay the difference into the Tree Fund.

0. The items outlined by the Planning Commission should be addressed in the drafting

of the PRO agreement:

i.  Construction of this development shall not be permitted to begin prior to the
public project gravity sewer main in Nine Mile being in place and available
for use.

i. Grading requirements for development shall be superseded based on the
character of Nine Mile Road.

ii. Retention ponds shall be completely screened for safety on all four sides and
above the typical standards.
iv.  The City shall confirm that the proposed trailhead agreement will not negate
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already existing agreements.

v. The portion of asphalt paving on Nine Mile Road shall be constructed in a
manner to reduce or eliminate issues of the interface between gravel and
asphalt.

2. The following conditions be requirements of the Planned Rezoning Overlay Agreement:

Q.
B

j-

The development shall be limited to a maximum density of 41 units,

The proposed unit boundary shown on the concept plan (sheet 02) is to be
considered the maximum allowable footprint. Any accessory uses such as hot tubs,
patios, etc. will be provided within the footprint shown on the plan.

A minimum of 15 feet shall be maintained between any two buildings.

A minimum of 30 feet shall be provided between the front fagcade and the back of
the curb.

Rear setbacks will be as shown on the Concept plan, based on the proposed
boundary line of land to be donated to City.

The applicant shall work with staff to identify a proper location to connect to ITC
trail, beyond the subject property line.

The applicant shall limit the wetland and woodland impacts to the areas and
percentages indicated on the concept plan at the time of Preliminary Site Plan.
Minor modifications to the approved Planned Rezoning Overlay Concept Plan
(PRO) can be approved administratively, upon determination by the City Planner,
that the modifications are minor, do not deviate from the general intent of the
approved PRO Concept plan and result in reduced impacts on the surrounding
development and existing infrastructure.

Applicant shall comply with the conditions listed in the staff and consultant review
letters.

Completion of ITC Trail comfort station with Phase 1 of the residential construction.

This motion is made because:

Ts

2

3.

The applicant has presented a reasonable alternative to the Master Plan for Land
Use recommendation of 0.8 units to the acre (1.08 units to the acre proposed) for
the parcel as indicated in the applicant’s letter dated December 12, 2017, noting
the appropriateness of an empty-nester residential development for the site given
the layout of the plan, the proposed preservation of open space, the offer to
provide an enhancement to public park facilities, and the provision for landscape
or open space buffering on most sides of the development.

The proposed plan meets several objectives of the Master Plan, as noted later in this

review letter, including:

a. Maintain the semi-rural character of the southwest quadrant of the City that
is created by low-density residential development and undeveloped land
(by protecting a majority of natural features on site and provides ample
screening from Nine Mile Road.

b. Provide a wide range of housing options (by being geared towards empty
nesters, or those wishing to downsize from larger homes.
c. Protect and maintain the City's woodlands, wetlands, water features, and

open space (by proposing to donate about 20 acres (40 %) of land with
regulated woodlands and wetlands in the rear).

The City's Traffic Engineering Consultant has reviewed the Rezoning Traffic Impact
Study and found that the proposed senior adult housing would produce 175 less
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trips per day than 40 single-family homes (as expected to be permitted under the
RA zoning district, and the number of trips produced by the senior adult housing
development is not expected to significantly impact Nine Mile Road.

. Submittal of a Concept Plan and any resulting PRO Agreement, provides assurance
to the Planning Commission and to the City Council of the manner in which the
property will be developed, and offers benefits that would not be likely to be
offered under standard development options.
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APPLICANT RESPONSE LETTER
July 11,2018

(For July 23, Council Meeting)




CAMBRIDGE

July 11, 2018

Ms. Sri Komaragiri

Ms. Barbara E. McBeth, AICP
City of Novi Planning Commission
45175 Ten Mile Road

Novi, Michigan 48375

Dear Ms. Komaragiri and Ms. McBeth:
Below is our response to the review letters received on July 5%, 2018.

Garfield & Nine Mile Road Intersection:

We are open to either option A or B. With Option B, the original submittal will require
that we fill 90’ of the county drain. Option A, which shows no filling, has raised concerns
from traffic regarding the location of the sidewalk to Nine Mile and shifting Nine Mile to
the south. With Option A, we could fill 15’ to 20’ of the county drain which will allow us
to leave Nine Mile in its current position and move the sidewalk further away from Nine
Mile. This should address AECOM concerns. With Option A or B, the AC/DC lanes are
not required due to low traffic volume. With either option A or B, we will work with staff
to address all concerns.

Proposed Unit Boundary:

Only allowed items outside the proposed unit boundary are: driveways, sidewalks, at
grade patios and fire pits, which must be approved by developer.

Comfort Station:

We agree to asphalt paving for the comfort station parking lot with no curb or gutter.
Drainage will be to our onsite catch basin. Comfort station will be constructed with
Phase I.

Construction Timetable:

We would like the ability to start tree clearing and mass grading once construction has
started on the sanitary sewer on Nine Mile Road. We will agree to sign a Hold
Harmless Agreement with the City of Novi.
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Mail Boxes:
To be provided at each driveway.

Additional Community Benefit:

We agree to pay for the ITC trail north of Nine Mile to our eastern property line. We
agree to upsize width of pathway to ten feet.

All additional comments can be addressed at preliminary and final site plan approval.

Our proposal impacts 7.5 acres of woodlands. If we were to submit a proposal for large
lot single family homes, our proposal would impact 20-25 acres of woodlands. With this
empty-nester proposal, we are preserving a majority of the natural features of this site,
we are offering significant community benefits, and we are addressing a growing need
in our community.

We respectfully request Novi City Council approval at this time.

Sincegely,

Mark F. Guidobono
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CAMBRIDGE

June 8, 2018

Ms. Sri Komaragiri

Ms. Barbara E. McBeth, AICP
City of Novi Planning Commission
45175 Ten Mile Road

Novi, Michigan 48375

Dear Ms. Komaragiri and Ms. McBeth:

Attached for your review, is our updated plan for Villa D’ Este. Changes were made to
these plans based upon the comments we received from the Novi City Council on May
21, 2018. We believe these changes have helped to enhance the plan by protecting
more of the natural features of this environmentally sensitive site. Below is a summary
of those changes:

1) Density: We have dropped the density by one unit to 41 units.

2) Wildlife Corridor: We have increased the width of the wildlife corridor to 238
feet through the central part of the site.

3) Neighbor Screening: We have moved Villa Drive behind Mr. Migrin’s home
farther north away from his property line in order to create a larger buffer area
between his property and Villa Drive. The distance between Villa Drive and his
NE corner is 93.5’ and from his NW corner is 66.5’. We are providing additional
landscape screening in this area.

4) Maintain The Rural Feel Of This Area: Homes are set back 500 feet from the
entrance. We are providing significant berming and landscaping along Nine Mile
Road.

5) Trees:

a) We moved the NW detention area to the east in order to protect a
high quality woodlands. This woodland has multiple species of high
quality trees including Red Oak, White Oak, American Elm,
Shellbark Hickory, Black Cherry, Sugar Maple and Silver Maple. In
order to preserve these trees, we will need to fill a very small part of
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e)

a low quality wetland. Weighing these factors, this is, by far, the
most environmentally friendly approach.

After reviewing our grading plan, we have determined that we are
able to protect the trees behind units 36—41. The tree species in
this area include Red Oak, Black Cherry, American Elm, Shellbark
Hickory, Quaking Aspen, Silver Maple, Eastern Cotton wood and
Basswood.

We have included the 36 trees that were missed in the tree removal
calculations in our tree replacement count.

We have relocated the water and sanitary sewer along our
entrance road up to the first intersection in order to save more

trees.

By savings more trees with this plan, tree replacements have been
reduced to 915.

6) Community Benefit: We propose to relocate the ITC Trail to the north side of
Nine Mile Road. A better design for Novi and Cambridge will absorb the
additional cost to our property line.

Garfield Road: We propose to re-align the Garfield Road and Nine Mile Road

intersection 33 feet to the west. This has benefits to the City of Novi.

a)

This protects 90 feet of a county drain, although, the description is
deceptive. Visually, it is beautiful as the drain looks like a small
creek at the bottom of a ravine, and it's worth protecting.

For traffic and safety, this is a better intersection detail as the roads
will intersect at 90 degrees.

Less maintenance as we propose paving the north end of Garfield
for the re-alignment with asphalt per city standards. This is a
significant upgrade as this “chip seal” area has been full of potholes
requiring significant maintenance by Novi over the years.

Buildable Area: Clarification — Under unit data, we have shown the dimension

to the rear of the deck. As an example, with Unit A, the buildable footprint is 50’
x 105’. The improvements allowed in the buildable area footprint, a homeowner
can do home, deck, patio, fireplace, fire-pit, and pool. Outside, the footprint
improvements are limited to driveway, sidewalks and landscaping.



9) Survey: We found a minor error in the survey which reduced the total acreage
by half an acre. A revised survey has been submitted.

We hope that you will agree that the more you study our approach to this site, the more
you will find it makes so much more sense compared to single family lots in such an
environmentally sensitive area.

We respectfully request PRO approval at this time.

Sincerel

. Guidobono

Villa D’ Este/Ms Sri Komaragiri letter
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May 15, 2018

Ms. Sri Komaragiri
City of Novi Planner
45175 Ten Mile Road

CAMBRIDGE

Novi, Michigan 48375

Dear Ms. Komaragiri:

Below is our response to the review letter dated May 7™ & 8™, 2018, for woodlands replacement
and landscaping for Villa D’Este. We agree to drop our request for extra evergreens and we
agree to follow the City of Novi ordinances regarding diversity requirements. We will have our
woodlands consultant go out to the site to pick up the missed trees between units 19 & 20 and
add them to the woodlands replacement plan.

We are asking the Novi City Council to allow us to get credit for the upsizing of species on the
berm at the east end of the development. We are asking this for several reasons:

1) We have a hardship in this area due to two large transmission towers and
connecting high transmission lines. Homeowners that purchase in this area will
want the necessary screening.

2) The residents who live in the area would prefer to have as much screening as
possible along Nine Mile Road to maintain a rural feel.

3) We are offering significant community benefits:

a) 20 acre land donation.

b) Cambridge to build a comfort station for the ITC Trailhead.

c) We have agreed to let Novi use our land as a staging area, dirt storage
area, and discharge point for dewatering operation for construction of the
sanitary sewer on Nine Mile Road.

d) Upgrading and paving the intersection at Nine Mile Road and Garfield.

e) Improve the area by removing debris, logs and trash.
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The second item that is still open and will need to be addressed by staff is the City requirement
that no trees can be planted in utility easements. For this plan, that creates some conflicts
because we need to plant street trees. Also, we would like to plant some trees for screening for
our neighbors and we would like to plant a couple of trees in front of the homes. There is not
enough room to do this when you have 30’ front-yard setbacks between the home and the curb.
We need to make room for water, sanitary sewer, gas and electric easements. It appears the two
options we have are to install the sanitary sewer under the road, or to allow trees in easements for
this community. If Novi agrees to allow trees in easements, we would have no issue putting in
the Villa D’Este association bylaws that the City of Novi has the right to remove trees in order to
repair utility lines with no liability to the City.

In conclusion, we agree to all remaining woodlands and landscape requirements identified in the
consultant’s letter.

Sincerely,

Mark F. Guidobono
Cambridge of Novi, L.L.C.
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CAMBRIDGE !

2077264

March 6, 2018

RECEIVED

Ms. Sri Komaragiri

Ms. Barbara E. McBeth, AICP APR 17 2018

City of Novi

45175 W. Ten Mile Road CITY OF NOV|

Novi, M| 48375 COMMUNITY DEVELOPMENT

Dear Ms. Komaragiri and Ms. McBeth:

Below is our response letter for staffs’ latest reviews for Villa D’ Este.

Density

Gross Density 51.19 acres .82 units per acre
Net Density 38.27 acres 1.10 units per acre

Woodlands

We have decided to drop our request for extra evergreens and follow the City Ordinance
regarding diversity requirements. We still would like to receive credit for upgrading tree size in
the berm areas. We have a hardship due to the ITC high tension lines and towers. Also, we
have promised the residents who live in the area that we will screen the development from Nine
Mile Road in order to maintain the rural character.

Tree Survey

We have completed a count of trees from the tree survey the City of Novi has on file. From

this survey, the tree replacement requirement is 1,138 credits. An updated tree survey is
currently underway and will be provided to the City prior to preliminary site plan approval.

It is typical in Novi that the tree count tends to go up or down slightly once final engineering
drawings are complete due to grading and design factors. We will comply with all of Novi's tree
replacement requirements.

ITC Comfort Station

We have re-designed the comfort station and will provide drawings prior to the Planning
Commission meeting. We will agree to eliminate the asphalt AC lanes off Nine Mile.

Time line would be Phase Il or once the new ITC Trail has been completed from Nine Mile to
Ten Mile roads, whichever happens first. We agree to transfer title of the land to the City of
Novi.
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Paving the Nine Mile Road Intersection

We will reduce the amount of asphalt paving at Nine Mile Road from 300’ to 150’ and we will
eliminate the AC DC lanes per the staffs’ request. Currently, Nine Mile Road has asphalt paving
170’ west of Beck and 690’ east of Napier. We do not see this changing the rural character of
the area. The Oakland County Road Commission allows paving on all their Natural Beauty
Roads. Paved roads require less maintenance than gravel roads. Proper design is key where
gravel abuts asphalt. This is addressed by thickening the asphalt to add strength to it in this
area. We will follow City of Novi standards.

20 Acre Land Donation to Novi

We will transfer title to the City of Novi with the caveat that the City may not develop or
sell property.

Rear Setbacks

This site will be a condo site with no lots, just buildable footprints, so rear yard, side yard and
front yard setbacks are irrelevant. The only improvements allowed outside the footprint will be
landscaping. If Novi would prefer a rear yard setback, we can do 30" with a slight adjustment to
the south boundary of the donated property. This may require a City Council deviation or we
can do 35’ rear yard setback per R-1 requirements by reducing slightly the amount of land
donated to the City of Novi.

Roadway Width
We are proposing a roadway width of 28’ except from the entrance gates to the first
intersection where we are proposing 24’ width through the woodlands to save trees

and create a more natural feeling as you drive into the community. No parking will
be allowed in this area. This may require an administrative or City Council deviation.

Water Service

We will do a looped system with two connections.

Sidewalk / ITC Trail

We agree to connect to the proposed location of the ITC Trail. We have included
sidewalks/paths to the ITC Trail and from our cul-de-sac to Nine Mile Road per staffs’ request.
We consider this a wash with the sidewalks we have eliminated in the

development to save trees.



Revised Public Benefits

Donate approximately 20+/- acres of land to Novi for existing park system. This will allow Novi
to expand its parkland in this area and will connect two parcels of City parkland. This donation is
conditional that Novi cannot sell parcel, or develop parcel, or the property reverts back to
original owner.

The Developer proposes to build a comfort station for the ITC Trailhead per drawings provided
to Novi.

Reduce cost for City of Novi for installation of sanitary sewer on Nine Mile. Allow the City to use
property as a staging area. Allow City to place uncontaminated spoils on the property. Allow
City to discharge water on property from dewatering operation.

Pave part of Nine Mile from Garfield to entrance of Villa D’Este with asphalt and upgrade the
Nine Mile Road and Garfield intersection with lighting and landscaping.

Increase tax base by $40,000,000 dollars. Many Novi residents have children in Northville Public
Schools. This project raises funding for schools and has no negative impact to the school
system. Single Family homes would increase tax base by $20,000,000 dollars and have an
impact on the school system.

Provide an outstanding high quality development and extensive landscaping. All of our previous
developments have exceeded expectations. Villa D’Este will also.

Property values near Cambridge developments see significantly higher increases compared to
other developments. Successful examples include areas around Bellagio and Tuscany Reserve.

Conclusion

The remaining staff comments can be addressed at preliminary site plan approval.

Sincerely,

Ca

ridge of Novi, LLC

L
: Gu1dob}mo/, President
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