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Zoning Mlap Amendment 18.673 and PRO SPO? -59
Basilian Fathers Excerpt
AR Wednesday, January 23,2008 | 7 PM
cityofnovi.org Council Chambers | Novi Civic Center |45175 W. Ten Mile

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

ROLL CALL ,

Present: Members, John Avdoulos (7:07 PM), Brian Burke, Victor Cassis, David Greco, Andrew Gutman, Michael
Lynch, Michael Meyer, Mark Pehrson

Absent: Wayne Wrobel (Excused)

Also Present: Barbara McBeth, Deputy Director of Community Development; Karen Reinowski, Planner; Kristen
Kapelanski, Planner, Ben Croy, Civil Engineer; Lindon Ivezaj, Civil Engineer; Dr. John Freeland, Environmental
Consultant; Kristin Kolb, City Attorney

PUBLIC HEARINGS ;

1. BASILIAN FATHERS RESIDENCE PRO, SITE PLAN NUMBER 07-59
The Public Hearing was opened on the request of Basilian Fathers of Milford, Michigan, for a recommendation
to City Council for consideration of a Planned Rezoning Overlay in conjunction with rezoning request 18.673.
The subject property is located in Section 16, at the northwest corner of Taft Road and Eleven Mile, from R-1,
One-Family Residential, to R-T, Two-Family Residential or RM-1, Low-Density, Low-Rise Multiple-Family
Residential District. The subject property is approximately 4.15 acres and the Applicant has indicated that the
rezoning is being proposed to facilitate the construction of a 14-unit residence for Basilian priests.

Planner Kristen Kapelanski described the project for the Planning Commission. To the north of the subject property
are vacant land and an existing single-family house. The Community Development Department has also been
working with a religious group who is planning to construct a temple, a cultural center and a priests’ residence on a
parcel further to the north. To the west are existing duplex homes. To the south are the Novi Community Schools’
bus garage, Parkview Elementary and Novi Meadows. The First Baptist Church is located just southeast of the
subject property. To the east is an existing single-family house, followed by Taft Road and then additional homes
and vacant land on the eastern side of Taft Road.

The subject property is currently zoned R-1, One-Family Residential and the proposed zoning is R-T, Two-Family
Residential or RM-1, Low-Density, Low-Rise Multiple Family Residential. The site is bordered by R-1 to the north,
R-A to the south and west and R-A and R-4 to the east. The Future Land Use Map designates single family uses for
the subject property and the properiies to the north, east and west. The property to the south is designated as an
Educational Facility.

Regulated woodlands cover the majority of the site, as indicated by the natural features map.

The Applicant requested to rezone the property to R-T based on the initial recommendations of the Community
Development Department. However, upon closer examination, it is the recommendation of the Plan Review Center
that the Appticant seek RM-1, because the use better fits this district. Approval of the proposed rezoning to RM-1 is
recommended incorporating the additional public benefits indicated in the Applicant’s response letter. Although this
rezoning would be contrary to the Master Plan, the proposed residence would be compatible with the existing uses
in the area and can be designed to incorporate the residential characteristics of the nearby homes and the
institutional characteristics of the nearby church and schools. The Applicant is requesting a waiver of the Traffic
Impact Study requirement. The City's Traffic Consultant supports this waiver and the Planning Commission is asked
to act on this request this evening. The Engineering Review indicated no major issues with the utility demand
associated with the rezoning.

After receiving comments from the Master Plan and Zoning Committee on January 8", the Applicant made some
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MEMORANDUM

TO: Members of the Planning Commission

THRU: Barbara McBeth, A/ICP, Deputy Director of Community Development
FROM: Kristen Kapelanski, Planner

DATE: January 17, 2008

SUBJECT: Basilian Fathers Residence — Revised Concept Plan

The petitioner is requesting consideration of a Planned Rezoning Overlay (PRO), in conjunction with
rezoning request 18.673 to facilitate the construction of the Basilian Fathers Residence at the
northwest corner of Taft Road and Eleven Mile Road. A concept plan to be attached to the
proposed PRO was submitied for review to the Community Development Department and review
letters were issued on December 19, 2007. The applicant then appeared before the Master Plan
and Zoning Committee on January 9, 2008. At this meeting, the applicant presented a revised
concept plan that had not been reviewed by the Community Development Department. This memo
serves as an update to the review of the proposed revised concept plan, as presented at the Master
Plan and Zoning Committee and addresses the changes that have taken place since the original
submittal and review letter.

The applicant’s revised concept plan shows a multi-story structure that is two stories tall on the
western side of the building and one story tall on the eastern side of the building. The building
itself is surround by associated landscaping and parking on the northern, eastern and western
sides. The applicant has also added a carport to cover the proposed parking on the western side of
the site and has added a dumpster near the eastern side of the site. The parking has also been
increased from twenty spaces to twenty-two spaces as part of the revised concept plan and a
detention pond has been included on the far eastern side of the property adjacent to Taft Road.
The proposed location of the detention pond could result in the loss of additional regulated trees,
Lastly, the applicant has included a five foot sidewalk along Eleven Mile Road and an eight foot
pathway along Taft Road.

The Members of the Planning Commission should refer to the applicant’s response letter which
addresses the issues raised in the original Planning review letter (dated December 18, 2007), this
memo and the additional staff and consultant review letters.



Basilian Fathers Residence — Revised Concept Plan

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. These have
been revised from the original Planning review letter (dated December 18, 2007) to address the
changes incorporated in the revised concept plan. '

Setbacks
The chart below outlines the applicant’s proposed setbacks and the required setbacks under the
RT and RM-1 district standards.

i Front Yard | Rear Yard Side Yards
Building Setback :
- Applicant 76 feet (from future 76 feet 91 feet (east)
Proposal right-of-way) 76 feet (west)
RT Zoning 75 feet 75 feet 75 feet
RM-1 Zoning | 75 feet | 75 feet 75 feet
Parking Setback
Applicant 300+ feet (east
ngosal 66 feat 35 feet , 20 feet (vgest) :
5 75 feet (exterior)
RT Zoning 75 feet 20 feet L et
. 75 feet (exterior
RM-1 Zoning 75 feet 20 feet [ 20 fe et((i 5 ten‘o_r))
Accessory Structure Setback - Dumpster
Applicant 100+ feet 100+ feet 44 feet (interior)
Proposal .- |
RT Zoning 75 feet | 20 feet 20 feet (interior) |
RM-1 Zoning 75 feet [ 20 feet 20 feet (interior)
Accessory Structure Setback - Carposrt
Applicant 66 feet 81 feet 55 feet (interior)
Proposal
RT Zoning | 75 feet _ 75 feet 75 feet
| RM-1Zoning | 75 feet | 75 feet 75 feet
Building Setbacks -

- Front Yard: The applicant is proposing 76 feet of setback from the future right-of-way for
the front yard of the building. The Community Development Department finds no need for
deviation in this situation as this meets the requirements of the ordinance.

- Rear Yard: The applicant is proposing a setback of 76 feet for the rear yard of the building.
The Community Development Department finds no need for deviation in this situation as
this meets the requirements of the ordinance.
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PLAN REVIEW CENTER REPORT
December 18, 2007
. Planning Review ;
Basilian Fathers Residence Planned Rezoning Overlay
Rezoning 18.673 SP #07-59

cityofnovi.org

Petitioner
Basilian Fathers of Milford, Michigan (Rev. James O'Neill, CSB)

‘Review Type
Planned Rezoning Overlay, in conjunction with rezoning request 18.673
__g__m[ Characteristics
Site Location: Northwest corner of Taft Road and Eleven Mile Road
e Site Zoning: R-1, One-Family Residential
= Adjoining Zoning: North: R-1; East, West and South: RA, Residential Acreage
» Site Use(s): Vacant _
e Adjoining Uses: North: vacant, existing house; East: existing house, Taft Road,

vacant (across Taft Road); West: existing houses (duplexes);
South: Parkview Elementary School, Novi Meadows School, bus -

garage
e Proposed Use: Residence for 14 Basilian Fathers
Site Size: 4,15 acres
Plan Date: 11/05/07

Project Summary :
The petitioner is requestmg cons:deratlon of a Planned

Rezoning Overlay, in conjunction with rezoning
request 18.673. The PRO acts as a zoning map
amendment, creating a “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
recommengation 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 RT as
requested by the applicant, and the applicant enters
into @ 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 typical review procedures. The PRO runs with the land, so future owners,
SUCCessors, or assighees are bound by the terms of the agreement, absent madification by the










Planning Review of Planned Rezoning Overlay December 18, 2007

Basilian Fathers Residence Page 4 of 12
" | (across Taft Road) _ units/acre)
Parkview Elementary School, ;
Southem RA, Residential Acreage Novi Meadows School, bus Educalt!onal
- Parcels Facility
_ __garage ;
' | ' Single Family
\:;’estern ‘ RA, Residential Acreage Existing duplexes (Density 1.65
arcels , : ‘
. | units/acre) |

Compatibility with Surrounding Land Use

The surrounding land uses are shown on the above chart. The compatibility of the requested
RT zoning with the zoning and uses on the adjacent properties should be considered when
examining the proposed rezoning with PRO.

The properties to the north are zoned R-1, One-Family Residential and contain existing single’

family homes and vacant land. The proposed Basilian Fathers Residence would have little
impact on the existing homes to the north. The addition of 14 residents to the area would have
a negligible impact on the traffic and noise in the area. -Since the design of the residence would
be residential in character with some institutional features, such as the chapel, it would blend in
with the existing homes and the nearby existing church. Although a formal site plan submittal
has not taken place yet, a religions temple, cultural center and priest residence has been
proposed for a parcel north of the subject property on the west side of Taft Road. The Basilian
Fathers Residence would also complement this proposed development.

The properties to the east of the subject property, an existing single family home, Taft Road

and vacant land (across Taft Road) are zoned RA, Residential Acreage. The proposed RT
" rezoning with PRO would not negatively impact the properties to the east. The eXisting single
family home adjacent to the subject property would experience the most impacts; however,
these would be minimal. As stated in the preceding paragraph, noise and traffic impacts would
be insignificant and the proposed development would blend in well with the existing homes and
the institutional uses already present in the area.

The properties to the south of the subject property are Parkview Elementary School, Novi
Meadows School and a Novi Schools bus garage. The impacts that would result from the
proposed Basilian Fathers Residence would not affect the school as traffic and noise impacts
would be negligible. Additionally, the proposed development would act as a buffer between the
existing homes to the north and the existing schools and bus garage on the south side of Taft
Road.

The properties to the west of the subject property are zoned RA, Residential Acreage and
contain existing duplex houses. The existing duplexes were most likely present before the
current zoning classification of the property, as duplexes are not permitted in the RA District.
As stated in the preceding paragraphs, noise and traffic impacts would be minimal and the
proposed development would blend in weII ‘with the existing homes and the institutional uses
already present in the area.

The proposed Basilian Fathers Residence in the area of Taft Road and Eleven Mile Road would
mesh well with the existing single family homes in the area and the nearby existing and
proposed institutional uses and act as a buffer between the existing homes and the school
facilities.


















Planning Review of Planned Rezoning Overiay December 18, 2007
Basilian Fathers Residence Page 10 of 12

following are areas where the current concept plan does not appear to meet ordinance
requirements. '

Setbacks

The chart below outlines the applicant’s proposed setbacks and the required setbacks under
the RT and RM-1 district standards. -

|  Front Yard |I RearYard - | Side Yards
Building Setback
Applicant 25 feet (east)
Proposal 70 feet 20 feet_ 78 feet (west) I
RT Zoning 75 feet 75 feet ; 75 feet ]
RM-1 Zoning 75 feet 75 feet 75 feet '
Parking Setback
Applicant \ 345 feet (east)
Proposal o8 fee_t oo 20 feet (west)
: 75 feet (exterior)
RT Zoning | 75 feet 20 feet 20 feet (interior)
. . 75 feet (exterior)
RM-1 Zoning ‘ 75 feet 20 feet 20 feet (interior)
Building Setbacks

- Front Yard: The applicant is proposing 70 feet of setback for the front yard of the
building. This appears to be deficient. The Community Development Department
finds that the City Coum:ll should act on this ordinance deviation in the PRO
Agreement.

- Rear Yard: The applicant is proposing a setback of 90 feet for the rear yard of the
building. This appears to be deficient. The Community Development Department finds
no need for deviation in this situation as this meets the requirements of the ordinance.

- Side Yard (east): The applicant is proposing 25 feet of setback in the eastern side yard.
This appears to be deficient. The Community Development Department finds
that the City Council should act on this ordinance deviation in the PRO
Agreement.

- Side Yard (west): The applicant is proposing 78 feet of setback in the western side yard.
The Community Development Department find no need for deviation in this situation as
this meets the requirements of the ordinance.

Parkmg Setbacks '

Front Yard: The applicant is proposing 98 feet of setback. The Community Development
Depariment finds no need for dewanon in this situation as this meets the requirements
of the ordinance.

- Rear Yard: The applicant is proposing 35 feet of setback for the rear yard parking. The
Community Development Department finds no need for devization in this situation as this
meets the requirements of the ordinance.

- Side Yards: The applicant is proposing a 20+ feet of setback for the interior side yard
and 75+ feet of setback for the exterior side yard. The Community Development
Department finds no need for deviation in this situation as this meets the requirements
of the ordinance.-



Planning Review of Planned Rezoning Overlay December 18, 2007
Basilian Fathers Residence . Page 11 of 12 .

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 review, further detail will be provided, allowing for a more detailed
review of the proposed development. After this detailed review, 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.

Building Height ,

The permitted building height in the RT District is 35 feet or 2.5 stories. The permitted
building height in the RM-1 District is 35 feet or 2 stories. At this time, elevations indicating
the height of the proposed buildings have not been provided. The applicant should
indicate the height of the proposed building.

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. Twenty spaces are shown
for the proposed residence. However, none of these spaces are barrier free. One barrier
free van accessible space should be provided. The applicant should indicate where
this space will be provided on the response letter and a barrier free sign should
be included on the plan. The applicant may want to consider marking the 21’ area on
the north side of the building, just east of the center island as a van accessible space.

Sidewalks .

A five foot sidewalk is required along the Eleven Mile Road frontage and an eight foot
sidewalk is required along the Taft Road frontage. The applicant has indicated that a
sidewalk will be provided along Eleven Mile Road but has not indicated the size. No
sidewalk is shown along Taft Road. The applicant should show both required
sidewalks on the plan and indicate the size of each sidewalk.

Public Benefit Under PRO Ordinance

At this time, the applicant has identified several items of public benefit. 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:

- Preservation of natural resources, woodlands and natural features. (Preservation of
regulated natural features or mitigation of those areas that are removed would be
required with any development of the site.)

- Limitation of site uses to only be used for a priests’ residence.

- Construction of and continuation of the sanitary sewer and water lines along Eleven Mile
Road.

- Construction of the sidewalk along Eleven Mile Road to the corner of Taft Road.

- Construction of the sidewalk along Taft Road to the corner of 11 Mile Road.

- Basilian Fathers provide for the continued education of the area’s young men at Novi
Detroit Catholic Central High School.

- City of Novi the opportunity to utilize the spiritual and counseling services of the Basilian
Order.

&pniic_a_nt 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







Planning Review Summary Chart
- Basilian Fathers Residence
Possible Rezoning with PRO to RT (Includes RM-1 Standards)

Site Plan #07-59 with Rezoning 18.673

December 18, 2007

2 Meets
Item Required Proposed Requirements? Comments
Master Plan :
Future Land Single-Family Single-Family Yes
Use Map Residential Residential j
: Proposed density
Residentizl . . isnotin
 Density Map 1.65 units/acre 3.37 units/acre No compliance with
the Master Plan.
Applicant is
proposing a rezoning
RT to RT.
Zening R-1 (RM-1 No
Recommended) Staff is
recommending a
rezoning to RM-1.
All uses permitted in the
One-Family residential
districts, two-family
dwellings, shared
elderly housing and
accessory buildings Applicant is
Permitted Uses | All uses permitted in RT g:ziga” FE’EE.':h"sl " fé"af?.s FREEN
! district, multiple-family unit; Zg(c:lecorlnmon No
dwellings, independent fivin 'areas Staff is
and congregate care 9 ’ recommending &
elderly living facilities, rezoning to RM-1.
convalescent homes,
assisted living facilities,
hospice care facilities,
child care centers and
accessory buildings
- 2 5 Applicant should
Buiding Height R 2.5 stories; 35 Elevations not sl indicate height of
N - e
' RM-1 = 2 stories, 35" | Provided. Eﬂi‘l";i‘:lp"ss‘?d
__, | RT=4.8units per acre
RM-1 = 5.4 t0 10.9 3.37 units per acre | Yes
units per acre
Building Setbacks {S¢&:2400
75 feet or the helght of Applicant should
Front (South) the main building, 70 feet No increase the
whichever is greater

building setbhacks

Plan Review Summary Chart — Basilian Fathers Rezoning 18.673 with PRO
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Meets .

deep, with a 2 foot
overhang into the
landscaped area

Item | Required Proposed Requirements? | Comments
i | |
Exterior Side
(East) 25 feet No
Interior Side
(West) 78 feet Yes
Rear (North) 90 feet Yes
Maximum Applicant should
25% of lot area can be : ' g
gfé;egg\g é%t covered by all bulldings | <15% Yes ;;:d;cate t? ﬁhsquare
(for both RT and RM-1) cotage of the
SRERD : proposed building. |
: ; Meeis requirements
?gmmg Density | e 1 = 1.65) for the RT and RM-1
units/nek site RT = 4.8 3.37 Yes district, but not the
area) ) RM-1 = 5.4 to 10.9 existirlg Zoning
ISR l requirements.
Public Utiities :faf’,‘;g:f Uites st oe Yes
Parking Setbacks '
Front (South) | 75 feet (for RT and RM-1) | 98 feet Yes
Exterior Side
(East) 75 feet {for RT and RM-1} | 345 feet Yes
Applicant should
Interior Side | 0 feet (for kT and RI-1) | 20 feet Yes el
(West)
Rear (North) 20 feet (for RT and RM-1) | 35 feet Yes
1 parking space for
Number of each unit 56 spoces
Parkm_g Sea_lces 14 units proposed = 14 - 22;3 Yes
(oetaaiat parking spaces PR
‘required
This item will need
90-degree spaces to be.verified at
should be 9 feet wide by the time of
19 feet deep with a 24- - Preliminary Site
Parking Space foot wide aisle; when Eg a;gg dappear 0 Plan submittal.
Damensrons adj. to landscaping, ke o Yes? .
£ spaces can be 17 feet tl'? r?:u ughout ghe site In locations where

spaces are not 19
feet deep, a four inch
curb should be
indicated.

Plan Review Summary Chart — Basilian Fathers Rezoning 18.673 with PRO
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