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CITY of NOVI CITY COUNCIL

Agenda Item 2
September 28,2009

SUBJECT: Consideration of Zoning Map Amendment 18.682 with Planned Rezoning Overlay (PRO)
SP08-09C from the applicant, J.S. Evangelista, LLC, to rezone property located at the southwest
corner of Fourteen Mile and Novi Roads from RA, Residential Acreage with a Planned Unit
Development (PUD) to RM-1, Low-Density, Low Rise, Multiple-Family Residential, final approval of
the revised PRO Concept Plan, approval of the PRO Agreement, and revocation of the right to
develop under the existing Maples of Novi PUD. The subject property is 3.88 net acres.

".1- ",,'/ I.,
SUBMITTING DEPARTMENT: Community Developm~ri't Department - Planning

CITY MANAGERAPPROVA~

BACKGROUND INFORMATION: The petitioner is requesting consideration of a Planned
Rezoning Overlay (PRO), in conjunction with rezoning request 18.682 for property located at the
southwest corner of Fourteen Mile and Novi Roads in Section 2. The property totals 3.88 net
acres. 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-1 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, use restrictions and tentative approval of a conceptual plan for development for the
site. After final approval of the PRO Concept Plan and agreement, the applicant would 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
rnodification 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.

Prior approval as Senior Housing under Maples PUD
The current zoning of the parcel is RA, Residential Acreage with a PUD. The Maples of Novi PUD
was approved on January 9, 1989. The PUD included one-farnily residential units (Maples of Novi
Condominium), a golf course (Maples Golf Course), local commercial buildings (Maples Place) and
- on the subject site - a senior housing building. The project was proposed as a phased
development and the subject site was approved for a 100-unit congregate care senior apartment
housing building with one and two bedroom apartments. The Planning Commission approved a
Preliminary Site Plan (SP98-57) for this building in January 2000 and the Final Site Plan was
stamped approved in December of 2000. The Planning Commission approved three one-year
Final Site Plan extensions but site plan approval expired in 2005.

Tentative approval granted in 2008 for convalescent (nursing) home
In 2008, the applicant applied for a rezoning to RM-1 with a PRO for a 186 bed/93 unit 62,000
square foot convalescent (nursing) home building and accessory uses for the occupants. This plan
was very similar to the previously approved plan for senior apartments. On September 24, 2008,
the Planning Commission reviewed the rezoning petition and associated Concept Plan SP08-09A
and made a positive recommendation to City Council. At their October 20, 2008 meeting, the City
Council reviewed the rezoning petition and proposed Concept Plan and granted tentative approval
pending City Council approval of a PRO agreement. As part of the PRO approval process, the City
Council will need to revoke the right to develop under the existing Maples of Novi PUD plan and
agreement. Revocation on the basis of the failure to develop a part of a phased development
pursuant to a final site plan approval was contemplated in the forrner PUD ordinance. While final
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site plan approval was secured here, the expiration of that plan made it "of no effect," and required
action to reestablish the approval. A request for renewed approval has not occurred, and instead
the PRO rezoning has been requested.

Current proposal modified from concept plan submitted in 2008
The applicant is now proposing a revised rezoning petition with a PRO to facilitate the construction
of a 76 unit, 110 bed, 56,643 square feet convalescent (nursing) home bUilding and accessory
uses for the occupants. The proposed Concept Plan is very similar to the Concept Plan tentatively
approved in 2008.

This matter was brought before the Planning Commission for a public hearing and
recommendation on September 16th

, 2009. At that time, the Planning Commission reaffirmed the
positive recommendation to rezone the property with the PRO to the RM-1, Low Density, Low Rise,
Multiple Family Residential District including a positive recommendation for the revised PRO
Concept Plan. At the same meeting, the Planning Commission approved the applicant's Concept
Plan as a Preliminary Site Plan (SP08-09) contingent on the City Council approving the rezoning
and the PRO Concept Plan and minor revisions to the Site Plan as requested in the Plan Review
Center reports.

Included with the proposed PRO Concept Plan, the applicant is seeking positive consideration of
several minor Zoning Ordinance deviations as listed in the Planning Review. The Zoning
Ordinance permits deviations from the Ordinance provided that the City Council find 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."
The applicant has stated that these deviations are necessary to construct the project and that
these deviations are reasonable since the use is less intense and the same or similar to the
deviations previously approved senior housing planned for this site. The applicant has also noted
that a wall and landscaping will provide a buffer to the adjoining multiple family residential parcel.

Th r h f II PRO d"e applicant IS a so proposlnQ teo OWlnQ con Itlons:
Currently submitted Previously approved
Concept Plan Concept Plan

Use Use limited to a convalescent (nursing), Same
congregate care and assisted living
with accessory uses including dining,
pharmacy, beauty shop, clinic and
theraov services;

Maximum square footage 56,643 square feet 62,000 square feet
Maximum lot coverage 13% Same
(buildinq)
Minimum ooen space 46% 45%
Maximum number of units 76 93
Maximum beds 110 110 186

These conditions will limit the scope and size of the development and are consistent with the
submitted PRO Concept Plan.

Public Benefit
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. As part of their public benefit, the developer again has agreed to donate, install, maintain
and provide an easement for a City of Novi entrance sign on their site. Staff notes that additional
public benefits include: the development of a 76-unit convalescent facility is slightly less intense
than the previously approved senior apartment building and will have less impact upon utilities and
roads, and the applicant proposed a 6-foot tall screen wall (per the applicant's response letter). A
row of 200 upright evergreen shrubs are proposed on the residential side of the wall and 12
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canopy trees are shown along the west side of the building to soften the wall and buffer the new
bUilding from the apartments to the west. The applicant notes that the use will provide additional
jobs in the community and add to the tax base since this is a for-profit venture and the proposed
long-term care facility will provide a needed facility to the elderly.

The Plan Review Center reports again support the following findings:
1. The applicant's proposal to donate, install and maintain a City of Novi entrance sign and sign

easement, as approved by the City, is a public benefit;
2. Constructing the proposed convalescent facility provides additional public benefit by increasing

the City's tax base, providing an additional long term care facility, providing new jobs, and
expanding service to the City's elderly population is a public benefit; and

3. The ordinance deviations associated with the proposed concept plan are acceptable since the
deviations proposed permit an enhancement of the development that would not occur if not
granted, are consistent with the Master Plan and are compatible with the surrounding area.

A rezoning from RA to RM-1 reqUires the submittal of a Rezoning Traffic Impact Assessment.
Since a traffic assessment was conducted for the Maples of Novi PUD and the proposed use is
less intense that that approved with the PUD, the City's Traffic Consultant continues to recommend
waiver of this requirement.

RECOMMENDED ACTION: Approval of Zoning Map Amendment 18.682 with Planned Rezoning Overlay
(PRO) SP08-09C from the applicant, J.S. Evangelista, LLC, to rezone property located at the
southwest corner of Fourteen Mile and Novi Roads from RA, Residential Acreage with a Planned
Unit Development (PUD) to RM-1, Low-Density, Low Rise, Multiple-Family Residential; final
approval of the revised PRO Concept Plan; approval of the PRO Agreement; and revocation of the
right to develop under the existing Maples of Novi PUD. Approval is subject to the following:

1. Waiver of the Traffic Impact Assessment for the revised petition, because the proposed
convalescent (nursing) home use will generate less traffic than the previouslyapproved
senior housing apartment building;

2. Imposition of the proposed six PRO conditions in the table provided above and as
proposed in the PRO Plan as appropriate limitations on the use of the property in
consideration of adjacent or other area uses;

3. Acceptance of the applicant's offer for public benefits;
4. Approval of the revised PRO Concept Plan SUbject to the Planning Commission's

conditions of approval of the Preliminary Site Plan SP08-09C; and
5. Approval of the PRO Agreement between the applicant and the City Council, including

provisions required to revoke the PUD approval for this site and withdraw this property
form that development.

For the following reasons:
• The petition is consistent with the Master Plan for Land Use 2004 which depicts this area

for multiple family uses and in accordance with the previously-approved PUD;
• The nursing home and other uses described in the PRO Agreement are compatible with the

surrounding land uses;
• Adequate infrastructure exists to support the nursing home and other multiple-family uses;
• The proposed PRO Concept Plan meets the intent of the Zoning Ordinance by providing a

transition between multiple family and commercial development, by protecting and
conserving the character of the area and by providing adequate access and utilities;

• The ordinance deviations associated with the proposed concept plan are acceptable since
the deviations proposed permit an enhancement of the development that would not occur if
not granted, are consistent with the Master Plan and are compatible with the surrounding
area; and

• The applicant's proposal to donate, install, and maintain a City of Novi entrance sign and
sign easement, as approved by the City, is a public benefit. Similarly, constructing the
proposed convalescent facility provides additional public benefit by increasing the City's tax
base, providing an additional long term care facility, providing new jobs, and expanding
service to the City's elderly population is a public benefit.
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Mayor Landry
Mayor Pro Tem Gatt
Council Member Burke
Council Member Crawford

Council Member Mar olis
Council Member Mutch
Council Member Staudt
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PRO CONCEPT PLAN
(Preliminary Site Plan) SP08-09C

1. Reduced Site Plan with proposed parking
changes

2. Building Elevations
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PRO AGREEMENT



PLANNED REZONING OVERLAY (PRO) AGREEMENT
MAPLE MANOR OF NOVI DEVELOPMENT

THIS AGREEMENT, is made and entered into this __ day of ,2009, by
and among J.S. Evangelista Development, LLC, a Michigan limited liability company whose
address is 7071 Orchard Lake Road (referred to as "Developer"); and the City of Novi,
45175 West Ten Mile Road, Novi, MI 48375-3024 ("City"). Wes t Bloomf i e Id, MI 48322

Suite #333

RECITAnONS:

1. Developer is the fee owner and developer of the "Land" described on Exhibit A,
attached and incorporated herein.

II. For purposes of improving and using the Land for an approximately 56,643
square foot convalescent care, congregate care, nursing care, assisted living, or
senior housing facility, retirement home for the aged, or other long-term care
uses, with accessory uses, such as dining, pharmacy, beauty shop, clinic and
therapy services for residents of the facility (the "Permitted Uses"), Developer
petitioned the City for an amendment of the Zoning Ordinance, as amended, so as
to reclassify the Land from RA, Residential Acreage with a Planned Unit
Development (PUD), to RM-I, Low-Density, Low Rise, Multiple-Family
Residential. The RA with PUD classification shall be referred to as the "Existing
classification" and RM-I shall be referred to as the "Proposed Classification."

III. The Proposed Classification would provide the Developer with certain material
development options not available und~r the Existing Classification, and would be
a distinct and material benefit and advantage to the Developer.

IV. The City has reviewed and approved the Developer's proposed petition to amend
the zoning district classification of the Land from the Existing Classification to
the Proposed Classification under the terms of the Planned Rezoning Overlay
(PRO) provisions of the City's Zoning Ordinance; has reviewed and approved the
Developer's proposed PRO Plan (including building fayade, elevations, and
design) attached hereto and incorporated herein as Exhibit B (the "PRO Plan"),
which is a conceptual or illustrative plan for the development of the Land under
the Proposed Classification, and not an approval to construct the proposed



improvements as shown; and has further reviewed and approved the proposed
PRO conditions offered or accepted by the Developer.

V. In proposing the Proposed Classification to the City, Developer has expressed as a
firm and unalterable intent that Developer will develop and use the Land in
conformance with the following undertakings by Developer, as well as the
following forbearances by the Developer (each and everyone of such
undertakings and forbearances shall together be referred to as the
"Undertakings"):

A. Developer shall develop and use the Land solely for an approximately
56,643 square foot facility for a convalescent care, congregate care,
nursing care, assisted living, or senior housing facility, retirement home
for the aged, or other 10ng-tetID care uses with accessory uses such as
dining, pharmacy, beauty shop, clinic and therapy services for residents of
the facility, to the extent permitted under the Proposed Classification.
Developer shall forbear from developing andlor using the Land in any
mauner other than as authorized andlor limited by this Agreement.

B. Developer shall develop the Land in accordance with all applicable laws
and regulations, and with all applicable ordinances, including all
applicable height, area, and bulk requirements of the Zoning Ordinance as
relates to the Proposed Classification, except as expressly authorized
herein. The PRO Plan is acknowledged by both the City and Developer to
be a conceptual plan for the purpose of depicting the general area
contemplated for development. Some deviations from the provisions of
the City'S ordinances, rules, or regulations are depicted in the PRO Plan
and are approved by virtue of this Agreement; however, except as to such
specific deviations enumerated herein, the Developer's right to develop
the facility under the requirements of the Proposed Classification shall be
subject to and in accordance with all applications, reviews, approvals,
permits, and authorizations required under. applicable laws, ordinances,
and regulations, including, but not limited to, site plan approval, storm
water management plan approval, woodlands and wetlands permits, fac;ade
approval, landscape approval, and engineering plan approval, except as
expressly provided in this Agreement. The building design, fac;ade, and
elevations shall be substantially similar (as determined by the City) to that
submitted as part of the Developer's final approval request, as depicted in
Exhibit B.

C. In addition to any other ordinance requirements, Developer shall seek,
obtain approval for, and use best management practices and efforts with
respect to all storm water 'and soil erosion requirements and measures
throughout the site during the design and construction phases, and
subsequent use, of the development contemplated in the Proposed
Classification.
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D. The following deviations from the standards of the zoning ordinance are
hereby authorized pursuant to §3402.D.l.c of the City's zoning ordinance.

1. A valiance on the maximum building height permitted (maximum
35 feet, two stories permitted; 40.75 feet, 3 stories provided).

2. A variance on the maximum amount of parking, loading area and
driveways in required setback (30% maximum; over 30%
provided).

3. A variance in the permitted maximum building length (180 feet
required or up to 360 feet pennitted with increased setbacks; 365
feet without increased setbacks provided).

4. A variance in the minimum building setbacks as follows

a. Building front (east) - 136 feet required; 66.6 feet
provided.

b. Building rear (west) --136 feet required; 37.65 feet
provided.

5. Valiances III the parking, drives and loading area setbacks as
follows:

a. Building front (east) - 136 feet required; 10 feet provided.
b.
c. Building rear (west) --20 feet required; 2.5 feet provided.

E. Developer acknowledges that the Land is the subject of a previously-approved
PUD agreement, dated July 10, 1989 that establishes or permits a different use
for the Land. The City of Novi's Planned Use Development (PUD)
Ordinance, which is applicable to the Land even though the ordinance has
been repealed by amendment of the zoning ordinance, provides, at §2700.1O,
for the revocation of a right to develop under an approved area plan
[§2700.i0.c] where there is no approved final site plan, and also indicates that
the City Council may require a new area plan to be filed and reviewed by the
City or for the City to initiate a zoning change in light of the revocation. The
City and Developer agree that the City Council, in cOllllection with its
consideration of the Application for PRO approval and its approval of this
Agreement, has undertaken all actions necessary to revoke the previously
approved PUD area plan for this Land only, in conformance with §2700, and
that the City is also authorized to approve a zoning ordinance amendment
applicable to the Land in accordance with the current provisions of Article 34
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of the zoning ordinance, which such amendment shall apply to govern the
development of the Land, in accordance with this Agreement and Article 34,
rather than the -previously-approved PUD Agreement and area plan.

F. The following PRO Conditions shall apply to the Land and/or be
undertaken by Developer:

1. Pennitied Uses shall be limited to a facility for convalescent care,
congregate care, nursing care, assisted living, senior housing, retirement
home for the aged, or other long tenn care uses, together with accessory
uses for the use of the residents of the facility only including but not
limited to dining facilities, phannacy, beauty shop, clinic and therapy
services.

2. The facility shall have a maximum square footage of 56,643 feet.

3. Maximum lot coverage for the facility shall be 11 %.

4. The property shall have a minimum open space of 46%.

5. The facility shall have a maximum of76 units, with a maximum of
110 patient beds.

6. Developer shall install a 6-foot tall screen wall, and shall plant 200
upright evergreen shrubs along the residential side of said walL
Developer shall further plant 12 canopy trees along the west side
of the wall to soften the wall and buffer the new building from the
apartments to the west.

7. Developer shall provide an easement for, and shall donate, install
and maintain, a City of Novi entrance sign on the Land. The sign
shall be identical to the City of Novi entrance signs installed
elsewhere in the City.

NOW, THEREFORE, IT IS AGREED AS FOLLOWS:

1.' Upon the Proposed Classification becoming final following entry into this
Agreement:

a. The Undertakings shall be carried out by Developer on and for the Land;

b. Developer shall act in confonnance with the Undeliakings;

c. The Developer shall forbear from acting in a manner inconsistent with the
Undertakings; and
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d. The Developer shall commence and complete all actions necessary to
carry out all of the PRO Conditions.

2. In the e~ent Developer attempts to or proceeds with actions to complete
improvement of the Land in any manner other than as an approximately 56,643
square foot building for Permitted Uses as defined in this Agreement, as shown on
Exhibit B, the City shall provide Developer 30 days written notice of such
deviation and a reasonable opportunity to cure. Failure of the Developer to cure
such condition or abstain from such activity, the City may revoke all outstanding
building permits and certificates of occupancy issued for such building and use
and take any other action permitted under law or equity.

3. Developer acknowledges and agrees that the City has not required the
Undertakings. The Undertakings have been voluntarily offered by Developer in
order to provide an enhanced use and value of the Land, to protect the public
safety and welfare, and to induce the City to rezone the Land to the Proposed
Classification so as to provide material advantages and development options for
the Developer.

4. All of the Undertakings represent actions, improvements, and/or forbearances that
are directly beneficial to the Land and/or to the development of and/or marketing
of the development for the Permitted Uses as defined in this Agreement. The
burden of the Undertakings on the Developer is roughly proportionate to the
burdens being created by the development, and to the benefit which will accrue to
the Land as a result ofthe requirements represented in the Undertakings.

5. In addition to the provisions in Paragraph 2, above, in the event the Developer, or
its respective successors, assigns, and/or transferees proceed with a proposal for,
or other pursuit of, development of the Land in a manner which is in matelial
violation of the Undertakings, the City shall, following notice and a reasonable
opportunity to cure, have the light and option to take action using the procedure
presclibed by law for the amendment of the Master Plan and Zoning Ordinance
applicable to the Land to amend the Master Plan and zoning classifications of the
Land to a reasonable classification determined appropliate by the City, and
neither the Developer nor its respective successors, assigns, and/or transferees,
shall have any vested rights in the Proposed Classification and/or use of the Land
as permitted under the Proposed Classification, and Developer shall be estopped
from obj ecting to the rezoning and reclassification to such reasonable
classifications based upon the argument that such action represents a
"downzoning" or based upon any other argument relating to the approval of the
Proposed Classification and use of the Land; provided, this provision shall not
preclude Developer from otherwise challenging the reasonableness of such
rezoning as applied to the Land as permitted by law.
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6. By execution of this Agreement, Developer acknowledges that it has acted in
consideration of the City approving the Proposed Classification on the Land, and
Developer agrees to be bound by the provisions of this Agreement.

7. ' After consulting with an attorney, the Developer understands and agrees that this
Agreement is authorized by and consistent with all applicable state and federal
laws and Constitutions, that the terms of this Agreement are reasonable, that it
shall be estopped from taking a contrary position in the future, and, that the City
shall be entitled to injunctive relief to prohibit any actions by the Developer
inconsistent with the terms of this Agreement.

8. This Agreement shall be binding upon and inure to the benefit of the parties to
this Agreement and their respective heirs, successors, assigns and transferees, and
an affidavit providing notice of this Agreement may be recorded by either party
with the office of the Oakland County Register of Deeds.

9. The Zoning Board of Appeals (ZBA) shall have no jurisdiction over the Property
or the application of this Agreement until after site plan approval and construction
of the development as approved therein.

10. No waiver of any breach of this Agreement shall be held to be a waiver of any
other or subsequent breach. All remedies afforded in this Agreement shall be
taken and construed as cumulative, that is, in addition to every other remedy
provided by law.

II. This Agreement shall be governed by the laws of the State of Michigan, both as to
interpretation and performance. Any and all suits for any and every breach of this
Agreement may be instituted and maintained in any court of competent
jurisdiction in the County of Oakland, State of Michigan.

12. The PUD Agreement dated July 16, 1989 is revoked as to the Land, in accordance
with §2700 of the prior PUD ordinance, the terms and conditions of the PUD
Agreement, and Article 34 of the zoning ordinance.

13. This Agreement may be signed in counterparts.

[signatures on following page]
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FEE OWNER/DEVELOPER

J.S. EVANGELISTA DEVELOPMENT, LLC

By:

s: Dr. Stella Evangelista
Managing Member

STATE OF MICHIGAN )
) ss

COUNTY OF OA~ND ) .

On thisj~' v· dayOf~ler ,2009, before me appearedJbUCt SJ~[(~
who states that~ signed this document of his own free will duly authorized on behalf of e
Fee Owner/Developer.

CITY OF NOVI

By:
David B. Landry, Mayor

By:
Maryanne Cornelius, Clerk

STATE OF MICHIGAN )
) ss

COUNTY OF OAKLAND )
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On this __ day of , 2009, before me appeared David B. Landry
and Maryanne Cornelius, who stated that they had signed this document of their own free will on
behalfof the City of Novi in their respective official capacities, as stated above.

, Notary Public
County

Acting in County
My commission expires:

Drafted by:

Kristin Bricker Kolb, Esq.
30903 Northwestern Highway
Farmington Hills, MI 48334

When recorded return to:

Maryanne Cornelius, Clerk
City of Novi
45175 West Ten Mile Road
Novi, MI48375-3024

1292106.2
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MAPS

1. Location
2. Future Land Use
3. Zoning
4. Regulated Woodlands, Wetlands,

Floodplains 8r. Natural Features



Rezoning 18.682 & SP08-09 Maple Manor
Location Map
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Rezoning 18.682 & SP08-0B Maple Manor
Future Land Use Map

SINGLE FAMILY

MULTIPLE FAMILY

"0
a::...
Q)

tl GATEWAY
~ SINGLE FAMILY

.............

iUmiifi!!:

•
~I!!!mi'

UifJ~Uii
............. '"..... '"........

.... ::::::::::...... ( .....
""..A''''A~ ~ ~ g~ ~ ~ ~ ii; ~ ~

• Rlnh!-<lf·way. FO"rt'r Mil' ,Rd,

"' loCAL COMMEC

Municipal Boundaries

Legend
Future Land Use 2008 :'55 MOBILE HOME PARK Neighbor's FLU

SINGLE FAMILY LOCAL COMMERCIAL GATEWAY MIXED USE

MULTIPLE FAMILY EDUCATIONAL FACILITY ~ LOCAL COMMERCIAL

.. PD1 PRIVATE PARK

=MULTIPLE FAMILY

TOWNSHIP PARK

SINGLE FAMILY

~
~
(t fno .0

CITY OF NOVI PLAN REVIEW CENTER

Created by Mark Spencer
5/29/08

NOVI COMMUNITY DEVELOPMENT DEPARTMENT
45175 W. TEN MILE ROAD

NOVI. MI 48375-3024
(248) 347-0475

WWW.CITYOFNOVI.ORG

N

W....E 0 220 440 fEET SSO

S

/18.682 Maple Manor f1u.mxd

1,320
I

MAP INTERPRETATION NOTICE

'...~ap informal!on depicted is not intended 10 replace or substitule for
any official or pfim<lry source. This map was intended to meet

National Map Accuracy Standards and use Ihe most recent,
accurate sources availab!e 10 lhe peop!e of the Ciry of Novi.

Boundary measurements and area calcul<llions are approximale
and shou!d not be construed as survey measurements perfonned by
a licensed Mich;gan Surveyor as defined in Midligfln PublicAet 132

01 1970 as amended. p:easc contact lhe City GIS Manager 10
confirm source and acaJracy informalJ'on relJted to Ihis map.



Rezoning 18.682 & SP08-09 Maple Manor
Zoning Map

\
R-IB

"0 RM-l
0::
~

<1>-.-------,
,:,,:
(,)
Q)

o RM

RM-I R-IB
R-IB R-2A

RM-l

H-,a-Roi-Dr-

Fourteen Mile Rd
•• ',. o ••••• o.

ler

C-I
Right-of-Way

b,
IE
n
':'"
~
!!l..

~.,.RM-I

\

)
I R-4

\

pew-Gt

t
\~

~

Legend

Novi Zoning Municipal Boundaries Walled Lake Zoning

OR-A: Residential Acreage Commerce Twp Zoning 0 C-1: Neighborhood Commercial

o R-4: One-Family Res.; 10,000 sq. ft. ~ R-1B: One-Family Res. 0 R-1A: Single Family Res.12,000 sq. ft.

o RM-1: Low-Density Multiple Family R-2A: Two-Family Res. 0 R-1 B: Single Family Res. 9,000 sq. ft.

o MH: Mobile Home 0 RM: Multiple Family Res. 0 RM-1: Multiple Family Res. Low Density

o B-3: General Commercial

MAP INTERPRETATION NOTICE
Map information dep:cted is not intended 10 replace Dr substitute for

any official or plimary source. TIlis map was intended 10 meet
National Map Acwracy Standards and use the most recent,

accurate sources availab!e to Ihe peop~e of the City of Novi.
Boundary measurements and area calculations me approximale

and should not be construed as survey measurements performed by
a licensed Michigan Surveyor as defined in Michigan Pub/leAd 132

of 1970 as amended. Please contact the City GIS Manager to
confirm source and accuraCy illrormaVon related 10 this map.

1,125,750
N
~. 0 187.5 375WWE FEET

S /18.682 Maple Manor zoning. mx

CITY OF NOVI PLAN REVIEW CENTER

Created by Mark Spencer
5/29/08

NOVI COMMUNITY DEVELOPMENT DEPARTMENT
45175 W. TEN MILE ROAD

NOVI, MI 48375-3024
(248) 347-0475

WWW.CITYOFNOVI.ORG



Rezoning 18.682 & SP08-09 Maple Manor
Wetlands, Flood Plains, Regulated Woodlans & Natural Feature Map

I

"0
n::

~
u
OJ
Cl

, Rig~l-of.way
Fourteen Mi!e R~ __ ==- -:-:-_~__ I

Municipal Boundaries

Waterbodies

Wetlands

Legend
Flood Hazard Areas Natural Features Habbitat Areas Regulated Woodlands
100 yr. Flood Zones RANK Woodland Type

D Flood Zone A n High Priority ~ Light

o Flood Zone AE Medium Priority ~ Medium

Low Priority Dense

880

c . ~ ,. I

CITY OF NOVI PLAN REVIEW CENTER

Created by Mark Spencer
5/29/08

NOVI COMMUNITY DEVELOPMENT DEPARTMENT
45175 W. TEN MILE ROAD

NOVI, MI 48375-3024
(248) 347·0475

WWW.CITYOFNOVI.ORG

N&li\ 0 220 440

\V~E FEET

S

/18.682 Maple Manor nat.mxd

1,320,

MAP INTERPRETATION NOTICE

Map information depicted Is not intended to replace or substitute for
any official or primal)' source. This map was intended lO meet

Nalional Map Accuracy Standards and use the mosl recent,
accurate sources available 10 Ihe peop!e of Ihe City of Naill.

Boundary measurements and area calculalions ate approximale
ar.d shou!d not be construed as survey measurements performed by
a licensed Michigiln Surveyor as defined in Mich:gan PublicAet 132

of 1970 <lS amended. Pk!ase conl<lct the City GIS Manager 10
confinn source and accuracy information related to this map.



PROPOSED CITY OF NOVI SIGN



,"

,filIi $lilllllM1l!l!lm

STRlrtlliv tmT",,~

s.:.1.·,·~".·1·4f'

@Q
I

,.

oFt-e
i 1 ,e,,,,,

@ 9 @!&bM!IP"M!&I!!'liitW@®#i@tf@*i!¥@@i@

(,.<M<;.1.;.1·~",';"''''''WI''''blll ....
>!olllk"",r<::;iill<l>';oo<lh"",~,

1"'1~~'Il""itIlf=,lwi'I',"'''''''''
">'I'li"'","~10<;"~I,,,,"-d,

~

~.

o MMC>ol<,I~fI!",I~.'HJl~P

G lIl"p(O"..,,,,rMS~,l]Iw

e lo:"'PUnni""'Oul"l1J~m

G I·:"r"'~,i',

G ;~I"'l~·"\'Vi"~!lI."

G .1M4~111 5>"0(;0\<1

1$ "Mr(/'_c~JJ

(3 "'li\P~~~~~Y

.'I>."fe/lfJ/I'AW«/SI,·,T'/

"ee.
~,.. ,.. ....

,(e\::1'
I" t~lIJ: 1I,11~'

i\O<l"",I\;~RO<ll",

,~
FloIt"'''NI1"I'''''''._~I''''''''= _
~~ ~ (I' "'.'IT,' ~"'UI...

.I~"~>~""""""'-,,,....,:,...,,,(:.
~~~:1:~ _..1-..1- -':--:._,-
''''''':I1JlOlo>:O! i
ti~lj...<. r,I><k<ll«l.h",,;"",,'>!It',,,,"",,, M""",r

l><o~w ...'t"'" ~'l,ll'''"'~:V,"''l;lt" ",,,,,,,,,,,
""",>J,..IoJ~l<lldW"""'I'.1';"'1l)- ,:..,<n(,
"«::,l'od'''';f.r,lI.~



PLANNING REVIEWS



PLAN REVIEW CENTER REPORT
June 11, 2009

Planning Review

MAPLE MANOR OF NOVI PRO
Revised PRO Concept Plan

Rezoning 18.682

Petitioner
J. S. Evangelista Development, LLC

Review Type
Revised rezoning petition from Residential Acreage (RA) with an approved Planned Unit
Development (PUD) to Low Density Multiple-Family Residential (RM-1), with a Planned Rezoning
Overlay (PRO).

Property Characteristics
• Site Location:
• Site Size:
• Surrounding Zoning:

• Current Site Use
• Surrounding Land Uses:

• School District:
• Proposed Use:
• Plan Date:

Southwest corner of Fourteen Mile and Novi Roads
4.6 acres gross, 3.8 acres net
East and Southeast: Residential Acreage (RA) with a PUD;
Southwest: One-Family Residential (R-4); West: Multiple Family
Residential (RM-1); North: MUltiple Family Residential (RM-1) in
the City of Walled Lake; and Northeast: Neighborhood Commercial
(C-1) in City of Walled Lake.
Vacant
East: Maples Place local commercial center; Southeast: Maples of
Novi residential club house and recreation area; Southwest:
Hickory Woods Elementary School; West: Beachwalk Apartments;
North: Lake Village multiple-family residential in City of Walled
Lake; and Northeast: vacant property in City of Walled Lake.
Walled Lake Consolidated Schools
76 unit, 91 bed, 56,643 square feet convalescent (nursing) home
May 12, 2009

Project Summary
The petitioner is requesting a rezoning with a PRO of a 4.664 acre parcel located in Section 2 of
the City of Novi from Residential Acreage (RA) with a PUD to Low Density Multiple-Family
Residential (RM-1) with a PRO. The applicant's revised Site Plan is proposing a three story, 76
unit, 91 bed, 56,643 square feet convalescent home. Currently, the site is subject to the
Maples of Novl PUD conditions that were approved by the City Council in 1989. The approved
PUD has an area of about 230 acres and the proposed development included the Maples of Novi
one-family residential units (built), the Maples Golf Course (bUilt), the Maples Place shopping
center (built) and a senior housing building (not built). The PUD project was proposed as a
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for Rezoning Request with PRO
Map/eManar
18.682

June 11, 2009
Page2af5

phased development with an overall residential density of 4.0 dwelling units per acre. The
subject Maple Manor site was approved for a 100 unit congregate care senior apartment
housing building with one and two bedroom apartments but it was never started. The Planning
Commission approved a Preliminary Site Plan (SP98-57) for a senior apartment building in
January 2000 and the Final Site Plan was stamped approved in December of 2000. The
Planning Commission approved three Final Site Plan approval extensions but the approval
expired in 2005.

In 2008, the applicant submitted a new site plan and a rezoning petition for the property. The
new proposal was for a convalescent (nursing home) facility rather than for congregate care
facility. After receiving a positive Planning CommisSion recommendation, the City Council on
October 20, 2008 made the following findings:

• As part of their public benefit the developer has agreed to donate, install,
maintain and provide an easement for a City of Novi entrance sign on their
site;

• The development of a 93- unit convalescent facility is slightly less intense
than the previously approved senior apartment building; and will have less
impact upon utilities and roads; and

• The applicant's proposed 6-foot tall screen wall with a row of 200 upright
evergreen shrubs on the residential side of the wall along with 1.2 canopy
trees along the west side of the building will soften the wall and buffer the
new building from the apartments to the west;

At the same meeting the City Council granted tentative approval of the rezoning petition and
the PRO Concept Plan subject to approval of a PRO agreement by City Council.

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 portion of the Zoning 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. Their tentative approval included the
following conditions:

1.. Uses limited to a convalescent (nursing), congregate care and assisted living
with accessory uses including dining, pharmacy, beauty shop, clinic and
therapy services;

2. Maximum square footage 62,000 square feet;
3. Maximum lot coverage (building) 1.3%;
4. Minimum open space 45%;
5. Maximum number ofunits 93;
6. Maximum beds 1.86; and
7. Turn movements on Fourteen Mile Road are limited to right out only.

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. The tentatively approved PRO Concept
Plan included a set of Zoning Ordinance deviations listed in the Table below.
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Current Proposal
The applicant is now asking the City Council to approve a revised PRO Concept Plan. The
applicant has stated that the changes were done to accommodate internal building functions
and to Improve the building aesthetics. The revised Concept Plan is very similar to the
tentatively approved Concept Plan. The applicant made the following changes:

• Redesigned the building and reduced the floor area from 62,000 to 57,000 square feet;
.' Reduced the number of units from 93 to 76 and beds from 186 to 91;
,; Increased the maximum height of the bUilding from 36 feet to 40.75 feet;
• Increased the length of the building from 321 feet to 365 feet;
• Increased some of the setback deviations (due to the building length increasing);
• Angled the north and south Wings of the building;
• Eliminated the court yards on the west side of the building;
• Removed access to Fourteen Mile Road;
• Reduced the height of the screen wall i;llong the west property line .from 6 'feet to 4.5

feet; ," .
• Reduced the number of evergreens on thewest side ofthe screen wall from 200 to i 17;
• Moved some of the parking spacestQ the north side ofthe building; and
• Iricreased the number of parking spaces from .88 to 91.

Recommendation
In general the Planning Staff believes the above changes are minor and in keeping with
the general intent of the tentatively approved Concept Plan except for the reduction in
the height of the screen wall and the reduction in the number of evergreens adjacent to
the screen wall that were incorporated into the previous Concept Plan to soften the wall
and buffer the new building from the apartments to the west This wall and planting .. '
configuration was the basis for the Planning Commission's waiver of the required 4.5 to .
6 foot tall berm. The current PRO Concept Plan meets all of the other conditions of City
Council's tentative approval and it includes the public benefit items depicted in the
tentatively approved Concept Plan. . Therefore, the Planning Staff recommends
approval of the revised Concept Plan subject to the applicant increasing the
height of the screen wall to 6 fe.et and increase the number of evergreens to be
planted on the west side of the wall to extend the entire length of the wall for the
following reasons:

• The petition Is consistent with the Master Plan for Land Use 2004 which depicts this area
for mUltiple family uses;

• Nursing home uses are compatible With the surrounding land uses;
• Adequate infrastructure exists to support nursing home and mUltiple-family u~es; and
• The proposed PRO Concept Plan meets'the intent of the Zoning Ordinance by providing

a transition between multiple family andcOmmercial development, by protecting and
conserving the character of the area and by providing adequate access and utilities
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Ordinance Deviations
The revised Concept Plan includes a modified set of Zoning Ordln'ance deviations that are listed
in the Table below. The District requirements and the tentatively approved deviations are also
listed In the Table.

Proposed Deviations - *Items in bold reauire Citv Council approval of the change
Proposed Deviations Required in RM-1 Tentatively Proposed
Ordinance Item & District Approved
(Section No.)
Minimum Lot Area - 1,500 square feet total 908 square feet per Meets Ordinance
(602(2)) land area per bed bed reauirements
Maximum Building Height 35 feet two stories 36 feet three stories 40.75 feet three
(2400) stories

Maximum amount of 30% Over 30% Over 30% (no
parklng, loading area and change)
driveway pavement in
required setback (2400
footnote e)
Maximum Building Length 180 feet or up to 360 321.87 feet 365 feet exc€€ds
(2400 footnote e) feet with increased increased setbacks maximum and

setbacks not provided (see increased setbacks
below) not provided (see

below)
Minimum Building Setbacks Front - 136 feet Front- Front-
(2400 &footnote b, e &t) 68.31 feet bUilding 66.6 feet building

42.51 feet canopy 58.52 feet canopy

Side Exterior - 75 feet Side Exterior- Side Exterior - Meets
54.21 feet canopy Ordinance

Requirements
Rear - 136 feet Rear- 37.73 feet

Rear- 37.65 feet
Minimum Parking, Drives Front - 122 feet Front - 15.5 feet Front -10 feet
and Loading Area setbacks Side Exterior - 75 feet Side Extenor - 57.4 Side Exterior - Meets

Rear - 122 feet feet Ordinance
Rear - 2.5 feet Requirements

Rear - 2.5 feet (no
chanae)

Fa~ade (2520) Siding not permitted Up to 20%cement Up to 18% cement
Region 1 fiber siding fiber trim and siding

Asphalt shingles not Up to 35% asphalt Up to 35.3%
I permitted in Region 1 shingles asphalt shingles
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Approval Process
Due to the number and type of changes depicted on the revised ~oncept Plan, the PlannIng
Staff has determined that the changes are significant enough that the revised Concept Plan
will need approval from City Council and the Final Site Plan will need approval from
the Planning Commission. The Concept Plan approval can occur at the same City Council
meetlng that they consider the PRO agreement. In addition, based on the area and fill quantity
details now provided, Planning Commission approval will be required for a "Non-Minor
WetlandjllVatercourse Permit." The public hearing for the permit can occur at the same
meeting that the Final Site Plan is reviewed.

Response Letter
A letter from either the applicant or the appHcant's representative addressing comments in this,
and in the other review letters, is requested prior to the matter being reviewed by the
gw Council. Additionally, a letter from the applicant is requested to be submitted with the
next set of plans highlighting the changes made to the plans and addressing each of the
comments listed above and in other review letters.

Please contact Mark Spencer at (248) 735-5607 or msoencer@cltvofnovi.org with any questions
or concerns.
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Planning Review
Maple Manor
·sp #08-09C

Petjtioner
J. S. Evangelista Development, LLC

ReviewTvpe
Revised Final Site Plan and Amended Special Land Use Permit

Property Characteristics
.. Site Location:
.. Site Size:
.. Current Zoning:

.. Surrounding Zoning:

.. Surrounding Land Uses:

.. School District:

.. Proposed Use:

.. Plan Date:

Southwest corner of Fourteen Mile and Novi Roads
4.6 acres gross, 3.8 acres net
RA, Residential Acreage with a Planned Unit Development (PUD) 
Tentative,approval of rezoning to Low Density Residential (RM-1)
with Planned Rezoning Overlay (PRO) pending PRO Agreement
approval by City Council
East and Southeast: Residential Acreage (RA) with a PUD;
Southwest: One-Family Residential (R-4); West: Multiple Family
Residential (RM-1); North: Multiple Family Residential (RM-1) in
the City of Walled Lake; and Northeast: Neighborhood Commercial
(C-1) in City of Walled Lake
East: Maples Place local commercial centeri Southeast; Maples of
Novi residential dub house and recreation areai Southwest:
Hickory Woods Elementary Schooli West: Beachwalk Apartmentsi
North: Lake Village multiple-family residential in aty of Walled
Lake; and Northeast: vacant property in City of Walled Lake
Walled Lake Consolidated Schools
76 unit, 91 bed, 56,643 sq. ft. convalescent (nursing) home
(previously reviewed as a 93 unit, 186 bed, 61,583 sq. ft.)
May 12, 2009

Project Summary
The applicant is proposing a three story, 76 unit, 91 bed, 56,643 sq. ft. convalescent home.
The Site Plan is subject to the Maples of Novi PRO conditions that were tentatively approved by
the City Council on October 20, 2008. The aty Council must approve the applicant's rezoning
petition and a PRO agreement before Final Site Plan approval may be granted. The bUilding
size, building height, parking layout, landscaping and fa~ade have changed since the
Preliminary Site Plan was approved. The Community Development Department has reviewed
the changes and due to the number of changes, the Planning Staff has determined that City
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Council will need to approve the revised Final Site Plan as the new Concept Plan and the
Planning Commission will need to approve the Final Site Plan and amend the Special Land Use
Permit.

The Planning CommissIon conditionally approved the Preliminary Site Plan and Special Land Use
Permit on September 24, 2008 with the following motions:

In the matter of Maple Manor, SPOS-09A, motion to approve the Preliminarv Site
Plan, subject to: 1) City Council approval of Rezoning Petition 18.682, PRO, Concept
Plan SPOS-09A and related PRO Agreement} 2) City Council granting a waiver of the
west berm requirement and the Applicantreplacing it with a six foot masonry wall; 3)
City Council granting a Section 9 Fa~ade Waiver sUbject to the Applicant modifying
the fafi/de to add decorative dormer windows on the front and rear fa~ades,or other
equal method of mitigating the expanse of asphalt shingles} and 4) The Applicant
makIng minor corrections listed in the Staff and Consultant review letters} for the
reason that the site plan: 1) Meets the intent of the Master Plan; 2) Meets the intent
of the ZOning Ordinance; and3) Is otherwise in compliance with Section 3402, Article
6, Article 24 and Article 25 of the Zoning Ordinance and all other applicable

. provisions of the Ordinance.

In the matter of SP08-09A, Maple Manor, motion to approve the Special Land Use
Permit for a convalescent (nursing) home SUbject to: 1) City Council approval of
Rezoning Petition 18.682, PRO, Concept Plan SP08-09A and related PRO Agreement;
and 2) Compliance With all conditions and requIrements listed in the Staff and
Consultant review letters} for the reasons that the Planning Commission finds that
the use is otherwise in compliance with all applicable provisions of the Zoning
Ordinance and that relative to other feasible uses of the site, the proposed use: 1)
Will not calise any detrimental Impact on existing thoroughfares or the capabilities of
public services and faciliiles} 2) Is compatible With the natural features and
characteristics of the land and adjacent uses of land; 3) Is consistent with the goals,
objectives and recommendations of the City's Master Plan for Land Use; 4) Will
promote the use of land In a socially and economically desirable manner; S) Is (1)
listed among the provision of uses requiring special Land Use review as set forth in
the various zoning districts of this Ordinance, and (2) is In harmony with the
purposes and conforms to the applicable site design regulations of the zonIng district
in which if is located; and 6) and the plan meets the requirements ofSection 2516.

At their October 20' 2008 meeting, City Council made the following findings:
• As part of fheir public benefit the developer has agreed to donate, Install, maintain

andprovide an easement for a City ofNovi entrance sign on their site;
• The development ofa 93- unit convalescent facility Is slightly less Intense than the

preViously approved senior apartment building} and will have less impact upon
Utilities androads} and

• The applicant's proposed 6-foot tall screen wall with a row of200 upright evergreen
shrubs on the residential side of the wall along with 12 canopy trees along the west
side of the bUilding will soften the wall and buffer the new building from the
apartments to the west. .

and tentatively approved the applicant's request to rezone the property and granted tentative
approval to the PRO Concept Pian subject to approval of a PRO agreement by City Council.
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They also approved the following PRO conditions at the same meeting:
1. Use limited to a convalescent (nursIng), congregate care and assisted living with

accessory uses Including dining, pharmacy, beauty shop, clinicand therapy services;
2. Maximum square footage 62,000 square feet;
3. Maximum lot coverage (building) 1.3%;
4. Minimum open space 45%;
5. Maximum number ofunits 93;
6. Maximum beds 1.86; and
7. Turn movements on Fourteen Mile Road are limited to right out only.

Recommendation
The Planning Staff recommends approval of the Final Site Plan and recommend amending the
Special Land Use Permit to refiect the revised Site Pian subject to City Council approval of the
revised Concept Plan and PRO Agreement and the applicant making the corrections listed below
and in the other reviews because of the following reasons:

• The revised Final Site Plan Is In general conformance with the tentatively approved
Concept Plani

• The proposed nursing home use Is consistent with the Master Plan for Land Use 2004
which depicts this area for multiple family useSi

• Nursing home uses are compatible with the surrounding land usesi
• The proposed use is less intense than the preViously approved senior houslng usei
• Adequate infrastructure exists to support nursing home and multiple-family usesi and
• The proposal meets the intent of the Zoning Ordinance by prOViding a transition

between multiple family and commercial development, by protecting and conserving the
character of the area, by providing adequate access and utilities, and by providing a City
of Novi entrance sign as a public benefit.

Current Proposed Site Plan
Some details have changed on the Site Plan since the Preliminary Site Plan was conditionally
approved. The applicant has stated that the changes were done to accommodate internal
building functions and to improve the building aesthetics. Still, the Final Site Plan· Is very
slmllar to the Preliminary Site Plan conditionally approved by the Planning Commission. The
applicant made the folioWing changes on the Final Site Plan:

• Redesigned the building and reduced the floor area from 62,000 to 57,000 square feetj
• Reduced the number of units from 93 to 76 and beds from 186 to 91i
• Increased the maximum height of the building from 36 feet to 40.75 feeti
• Increased the length of the building from 321 feet to 365 feetj
• Increased some of the setback deviations (due to the building length increaslng)i
• Angled the north and south wings of the buildingi
• Eliminated the court yards on the west side of the buildingj
• Removed access to Fourteen Mile Road i
• Reduced the height of the screen wall along the west property line from 6 feet to 4.5

feetj .
• Reduced the number of evergreens on the west side of the screen wall from 200 to 117;
• Moved some of the parking spaces to the north side .of the building; and
• Increased the number of parking spaces from 88 to 91.
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In general the Planning Staff believes these changes are minor and in keepIng with the general
intent of the tentatively approved Preliminary Site Plan except for the reduction In the height of
the screen wall and the reduction In the number of evergreens that were incorporated into the
previous Concept Plan to soften the wall and buffer the new building from the apartments to
the west. The Planning Staff recommends that the applicant increase the height of the
screen wall to 6 feet and increase the number of evergreens to be planted on the
west side of the wall to extend the entire length of the wall since the previous screen
wall and evergreen .configuration was the basis for the Planning Commission's waiver of the
required 4.5 to 6 foot tall landscaped berm (see Landscape Review).

Comments:
The Final Site Plan was reviewed under the general requirements of Article 6, Low Density
Multiple-Family Residential (RM-1) District, and Section 2400, the Schedule of Regulations of
the Zoning Ordinance, and other sections of the ordinance, as noted. Items in bold need to be
addressed at the time of Revised Final Site Plan or Final Site Plan stamping set submittal and
items underlined need to be addressed before submitting for a building permit:

1. Fa~de (2503.2) The applicant is asked to include details of all roof and wall
mounted equipment on the Site Plan or provide a note stating that there will
be no roof or wall mounted equipment. See Fa\iade Review for additional
comments.

2. Dumpster Enclosure (2503.2.f) The dumpster enclosure detail depicts a brick sided
enclosure with a note stating that the material will match the bUilding. It is unclear if
the brick is face brick or standard brick. In order to provide clarity, the applicant Is
asked to clarify the enclosure materials and construction in the enclosure detail.

3. End Islands (2506.13) End Islands with landscaping and raised curbs are required .at
the end of all parking bays that abut traffic circulation aisles. The parking spaces on the
north side of the south drive aisle do not have an end island. The applicant is asked to
provide an end island in this location (see Traffic ReView for additional comments).

4. Planning and Lighting Summary Charts The applicant is asked to review other
minor Items in the attached Summary Charts and make the corrections as noted.

5. PRO Public 8enefits As part of the proposed rezoning with the PRO option, the
applicant proposed to install a City of Novi entrance sign. A location and adjacent
landscaping is provided on the plan. The applicant was asked to provide City of Novi
sign details on the Site Plan.

6. PRO Conditions As part of the proposed rezoning with the PRO option, the applicant
proposed a set of Zoning Ordinance deviations (depicted on the site plan). As part of
the PRO process, the City Council must approve any deviations. The City Council
granted tentative approval of the deviations depicted on the Preliminary Site Plan,
sublect to the Council approving a PRO agreement. Since some of the proposed
deviations have changed, City Council must approve the changes. The table below
depicts the tentativeiy approved and proposed deviations.

7. Address An address must be assigned before a building permit is issued. The Planning
Division recommends filing an address application (available at
http://www.cityofnovi.org/ResourcesjLibrary/ForrnsjBldg·AddressesApplication.pdf).to
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the Community Development Department, at the time of submittal of a Final Site Plan,
or as soon as possible prior to submittal for building permits.

8. Response Letters A letter from either the applicant or the applicant's representative
addressing comments .in this, and In the other review letters and attached charts, is
requested to be submitted with the Revised Rnal Site Plan or Rnal Site Plan stam ping
set submittal highlighting the changes made to the plans addressing each of the
comments listed above, in other review letters and with any conditions of Planning
Commission approval.

ProJJOSed Deviations - *Items in bold reaulre City Council approval of the chanae
Ordinance Item & ReqUired in RM-1 Tentatively Proposed*
(Section No.) District Approved
Minimum Lot Area - 1,500 square feet total 908 square feet per Meets Ordinance
(602(2)) land area oer bed bed reauirements
Maximum Building Height 35 feet two stories 36 feet three stories 40.75 feet three
(2400) stories
Maximum amount of 30% Over 30% Over 30% (no
parking, loading area and change)
driveway pavement in
reqUired setback (2400
footnote e)
Maximum Building Length 180 feet or up to 360 321.87 feet 365 feet exceeds

I (2400 footnote e) feet with increased Increased setbacks maximum and
setbacks not prOVided (see increased setbacks

below) not provided (see
below)

Minimum Building setbacks Front - 136 feet Front- Front-
(2400 & footnote b, e & t) 68.31 feet building 66.6 feet building

42.51 feet canopy 58.52 feet canopy

Side Exterior - 75 feet Side Exterior - Side Exterior - Meets
54.21 feet canopy Ordinance

Requirements
Rear - 136 feet Rear- 37.73 feet

Rear- 37.65 feet
Mlnlmum Parking, Drives Front - 122 feet Front - 15.5 feet Front -10 feet
and Loading Area Setbacks Side Exterior - 75 feet Side Exterior - 57.4 Side Exterior - Meets

Rear -122 feet feet Ordinance
I Rear - 2.5 feet Requirements

Rear - 2.5 feet (no
change)

Fa\;ade (2520) Corrected review letter Up to 20%cement Up to 15%
up to 50% permitted fiber siding
Region 1 Up to 25% asphalt

Up to 35% asphalt shingles
Asphalt shingles not shingles

I Dermltted in Region 1
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Please contact Mark Spencer at (248) 735-5607 or msoencer@cjtvomovi.org with any questions
or concerns.

Attachment: Planning Review Chart
Lighting Chart



PLANNING REVIEW SUMMARY CHART

Review Date:
Project Name:
Project Number:
Plan Date:

6/11/09
Maple Manor Revised Final Site Plan
SP08..(l9C
5/12109

Items in Bold need to be addressed by the applicant and/or the Planning Commission before approval of the Preliminary
Site Plan Underlined Items need to be addressed on the Final Site Plan

Meets
Item ReQuired Proposed ReQuirements? Comments
Master Plan MUltiple Family No change Proposed Yes

Residential- 4.0
dweflino units oer acre

Zoning RA, Residential RM-1 with PRO Yes Use permitted In RM-1
Acreage with PUD for
Senior Apartments -
Subject to former
Article 2700 Planned
Unit Development
(PUOl

Principal Uses Existing RA IPUD Convalescent or Yes Pending approval of PRO
Permitted District Nursing Home agreement

Senior Apartments Facility
(assisted living multi-
family apartments-
Phase 11 on approved
pUD plan)

Single family
residentlal, mUltiple
family residential &
commercial and/or
office uses 10 serve the
residential portion of
the PUD

Balance of Review Based on Proposed RM-1 District
Principal Uses Single, two and N/A
Permitted (Sac. multiple - family
601) resldenta!.
Uses Permitted Convalescent homes, 91 beds 76 units Yes Pending approval of revised
Subject to assisted living (was 186 bed two Concept Plan and PRO
Special facilltles, hospice care beds per room) agreement
Conditions (Sec. facilities and child care convalescent hom'e
602) centers subject to:

(1.a.1) Convalescent 1,859 (was 908) sq. Yes
homes, assisted living fl. of lot area per bed
facilities and hospice provided
care facilities: 1,500
sq. fl. total land ares
per bed.

(1.b) Min. 40 fl. 37.65 fl. (was 37.75) Yes Pending approval of revised
buildina satback. from west orooertv Concept Plan and PRO

Planning Review Summary Chart
Final Site Plan Maple Manor
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Meets
Item Required Proposed Requirements? Comments

line other setbacks agreement
exceed 40 ft.

(2) Accessory Accessory clinic, Ves
bundings and uses beauty salon and
customarily incident to physical therapy
any permitted use. facilities to serve

facility onlv
Intent of District .Designed to provide Proposed bUilding Ves

sites for multiple-family very similar in
dwelling structures, appearance to a
and related uses, multi-family
which will generally apartment building
serve as zones of
transition between the
nonresidential districts
and major
thoroughfares and
freeways and lower-
density Single-Family
Districts.

Building Height 35 ft. two stories 40.75 ft. (was 36 fl.) Ves Pending approval of revised
(Section 2400, three stories Concept Plan and PRO
Schedule of Rooftop Top of ridge 48 fl. 11 agreement
Regulations & appurtenanoes in. (was 42 fl, 6 in.)
2503,2.E} additional 5 fl. no appurtenances

. proposed
Building Length 180 fl or up to 360 ft, if 365 fUwas 321.87 Ves Pending approval of revised
(Section 2400, bUilding setback ft.) - requires Concept Plan and PRO
footnote e) increased 1 ft. for addftional setbacks agreement

every 3 ft. building that are not provided
length when bordering (additional 61 ft,}
a residential district or (was add. 43 ft.)
m~or thoroughfare -
In no case can the
buildinc exceed 360 ft.

Additional RM-1 1. Must front on 1. Fronts public Ves
Requirements public or private road
(Section 2400, road
footnote e) 2. Maximum 30% of 2, Exceeds 30% Ves Pending approval of revised

setback areas Concept Plan and PRO
parking, drives & agreement
loading area

3. Sidewalk 3. Provided Ves
connectivity

4. Minimum distance 4. One building N/A
between bUildings
S=LA+LB+
2(HA + HB )

5. Parking and drives 5. 28 fl. to dwellings Ves
must be IQ.cated 25 west of site
ft. from walls of

Planning Review Summary Chart
Final Site Plan Maple Manor
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Meets
Item Required ProDosed ReQuirements? Comments

dwelling structure
with openings

Parking and drives 10 ft. (was 15.6 ft.) Yes Pending approval of revised
must be 20 feet from eastside Concept Plan and PRO
property or right-of- 83.46 ft (was 57 fl.) agreement
way line north side

2.5 ft. west side
Lot Coverage Maximum 25% 11% (was 12%) Yes
(Sllction 2400,
footnore ll)

Building Setback
Front east 75 ft plus 1/3 fl. for 66.6 ft (was 68.31 ft1 YllS Pending approval of revised
(2400 & llvery foot building building Concept Plan and PRO
footnotes b, e length exceeding 180 agreement
& t) ft. (365-180 X 0.33)+75 58.52 ft. (42.51 ft.)

=136 ft, canopy

Side north 75 ft. plus 1/3 ft. for 197.46 ft. (was Yes
exterior (2400 every foot building 109.78 ft.)
& footnotllS b, length exceeding 180
c, e & t) ft. - North frontage

does not exceed 180
ft. - 75 ft. required

Rear west 75 fl. plus 1/3 ft for 37.65 ft. (was 37.73 Yes Pending approval of revised
(2400 every foot building ft.\ Concept Pian and PRO
foolnores b, C, length exceeding 180 agreement
e&t) It. (365-180 X0.33)+75

=136 ft
Parking Setback

Front east 136 ft. 10ft. (was 15.59 It.) Yes Pending approval of revised
(2400 footnote Must comply with Concept Plan and PRO
b&e) building setback agreement

Side north 75ft. 83.46 ft. (was 57.44 Yes
exterior (2400 Must comply with ft.\
footnote b & e) building setback

Rear west 20ft. 37 ft (was 30 ft) Yes Pending approval of PRO
(2400 footnote parking spaces agreement
b&e) 2.5 ft. parallel access

drive
Parking Requirements

Number of One per 4 beds and 91 (was 88) provided Yes
Parking Spaces one for each employee
(2505) 91 badsl4 =23 parking

'spaCllS
40 employees =63
spaCllS required

Planninq Review Summary Chart
Final Site Plan Maple Manor

, Page 3 of7



Meets
Item Required ProDosed Requirements? Comments
Parking Space 9 ft. x 19 ft. parking 9 ft. x 17.5ft. and 9 ft. Yes
Dimensions and space dimensions and x 17 ft. 90 degree
Maneuvering 24 ft wide !wo-way spaces provided - 24
Lanes (2506 & driVes. 9 ft. x 17 ft. to 25 foot wide two-
2509.c.2.1) parking spaces way drives and 20 ft.

allowed along 7. ft. one-way drive
wide interior sidewalks
and landscaping as
long as detail indicates
a 4' curb at these
locations. Min. 22 ft.
two-way drives
permllted with no
adjacent parking -
min. 12 ft. one way
drives permitted with .

no adjacent parking -
required fire lanes
must be min. 16 ft.
wide. .

End Islands End Islands with Dimensions provlded YeslNo Provide an end island
(Section 250613) landscaping and raised adjacent to the west parking

curbs are required at space on the north side of
the end of all parking the south aisle
bays that abut traffic
circulation aisles. The
end Islands shaH
generally be at least 8
ft. wide, have an
outside radius of 15ft. ,
and be constructed 3
ft. shorter than the
adjacent parking stall
as illustrated in the
ZoniDl.J Ordinance.

Barrier Free 4 barrier free spaces 4 barrier free spaces Yes The Building Code may require
Spaces required: 3 standard provided - 2 standard at least one barrier free space
(Bamer Free barrier free, 1 van and 4 van accessible close to the north and south
Code) accessible. entrance - Applicant is asked

to review this issue with the
Buildino DivIsion

Barrier Free 8 ft. wide with a 5 ft. Provided Yes
Space wide access aisle for
Dimensions standard barrier free
(Bamer Free spaces, and
Code) 8 ft. wide with an 8 ft.

wide access aisle for
van accessibie soace

Barrier Free One sign for each Provided Yes
Signs (Barrier accessible parking
Free Design space
Graohics Manuall i

Planning Review Summary Chart
Final Site Plan Maple Manor

Page 4 of7



Meets
Item Reauired ProDosed Reauirements? Comments
Loading spaces Five (5) square ft. per 39 ft. x 35 ft. area Yes
(Section 2507) front foot of building up provided (1,365 sq.

to a total area of three ft.)*
hundred sixty (360)
sauare ft., oer building

Dumpster Screen wall or fence Enclosure exteriors Yes? Clarify' the enclosure
[Chapter II, required for ali match building - materials and construction
Section 21-145 dumpsters, must be at protective bollards
and Section least five ft. in height, provided

, 2503.2.F) and provided on three
sides. Enclosure to
match building
materials - Design
must include protective
features

Dumpster Dumpster enclosure to Enclcisure located Yes
'Enclosure be located in rear yard, over 20 ft. from
(Sections and set back from property line
2503.2.F and property line a
2520.1) distance equivalent to

the parking lot setback.
It Is to be located as
far from barrier free
spaces as possible.
Enclosure to match
buildina materials

Rooftop All roof top equipment None Depleted YeslNo Either provide note on plan
equipment and must be screened and that there will not be any
wall mounted all wall mounted utility roof or wall mounted
utility equipment equipment must be equipment of depict all roof
(Section enclosed and top and wall mounted
2503.2. E.(1)) Integrated into the equipment - fagade details

design and color ofthe not provided
buildina

Exterior Photometric plan and lighting plan YeslNo See Lighting Review
fighting (Section exterior lighting details submitted Summary Chart
2511) needed at time of

Preliminary Site Plan
submittal

Sidewalks (City A 5 fl. -8 ft. Wide 5 ft. sidewalk Yes
Code Section sidewalk shall be proposed on
11-276[b» constructed along ail Fourteen Mile Rd. 8

major thoroughfares as fl. pathway on Novi
required by the City of Rd.
Novl's Pedestrian and
Bicycle Master Plan.

Building Code Building exits must be Sidewalks provided Yes
connected to sidewalk
system or parking lot.

Planning Review Summary Chart
Final Site Plan Maple Manor
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Meets
Item Required Proposed Requirements? Comments
Pedestrian The Planning Connection provided Yes
Connectivity Commission shall
(Section 2516.2.b consider the following Applicant response
(3» and factors in exercising its letter indicates
2700.2.h(4) discretion over site pedestrian drlveway

plan approval ... crossings will be
Whether the traffic striped
circulation features
within the site and
location of automobile
parking areas are
designed to assure
safety and
convenience of both
vehicular and
pedestrian traffic both
within the site and in .

relation to access
streets

Design and Land description, Provided Yes
Construction Sidwell number (metes
Standards and bounds for
Manual acreage parcel, lot

number(s), LIber, and
oaoe for sUbdivisions).

Design and General layout and Most Provided Yes/No Provide construction details
Construction dimension of proposed for wall on fal1ade plan -
Standards physical include construction details
Manual Improvements, for City sign - Note sign

showing the following; easement to' City in list of
Location of ail existing easements
and proposed
buildings, proposed
building heights,
build ing layouts, (floor
area in square feet),
location of proposed
parking and parking
layout, drives, and
indicate square
footage of pavement
area (indicate public or
private).

Deveiopment and Development and Yes Development name approved
Street Names street names must be by the Slreet Naming

approved by the Street Committee
Naming Committee
before Preliminary Site
Plan aooroval .

Developmenl/ Signage requires a Sign proposed Yes For sign permltlnformetlon
Business Sign permit. contact Neighborhood

Services 248-347-0436.

Planning Review Summary Chart
Final Site Plan Maple Manor
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Meets
Item Required Proposed Requirements? Comments
PRO Proposed more 1. Use limited to a Yes RevIsed PRO conditions
Requirements restrictive convalescent must be approved by City
(3402) requirements or (nursing), congregate Council

conditions. care and assisted
liVing with accessory
uses Including dining,
pharmacy, beauty
shop, clinic and
therapy services;
2. Maximum square
footage 62,000
square feet;
3. Maximum lot
coverage (building)
13%;
4. Minimum open
space 45%;
5. Maximum number
of units 93;
6. Maximum beds
186; and
7. Turn movements
on Fourteen Mile
Road are limited to
right out only.
B. Provide c~y

Entrance slqn
OtherPRO City Council finding 4.5 foot wall with 117 Does not Suggest applicant Increase
Considerations that applicant's evergreens proposed' comply with height of the wall and

proposed 6-foot tall past finding provide evergreens the
screen wall with a row entire length of the wall or
of 200 upright seek City Council finding
evergreen shrubs on that the proposed wall and
the residential side of landscaping provide an
the wall along with 12 adequate screening function
canopy trees along the (see Landscape Review for
west side of the additional comments)
building will soften the
wall and buffer the new
building from the
apartments to the
west.

Applicant proposed Location, rear wall City sign Provide City Sign details on
City of Novi entrance and pavers proposed details not Site Plan
srgn as PRO beneftt for sign at northeast provided

comer of parcel

Prepared by Mark Spencer, Alep (248) 735-5607

Planning Review Summary Chart
Final Site Plan Maple Manor
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Lighting Review Summary Chart
Project name Maple Manor Revised Final Site Plan
Review Date: June 10, 2009
Final Site Plan: SP OB-D9C
Plan Date: May 12, 2009

Bolded items must be addressed at the time of Final Stamping Set

Meets
Item Required Requirements? Comments
Intent (Section Establish appropriate Yes/No See below
2511.1) minimum levels,

prevent unnecessary
glare, reduce spillover
onto adjacent
properties, reduce
unnecessary
transmission of light
into the niqht skY

-~

Lighting plan Site plan showing Yes
(Section location of all existing
2511.2.a.1) and proposed

buildings, landscaping,
Entrance Fixtures streets, drives, parking
ReqUired areas and exterior
(2003 State lighting fixtures
Building Code
Sec.10-06)
Lighting Plan Specifications for aU Yes/No Provide a note on the
(Section proposed and existing plan with hours of
2511.2.8.2) lighting fIXtures operation -

including:
Photometric data ~ Place all fixture and
Fixture height~ mounting details on plan
Mounting & design X set - include pole types
Glare control devices X and colors
Type and color
rendition of lamps X
Hours of operation _
Photometric plan X

Required Notes - Electrical service to Yes/No Provide all notes and
(Section light fixtures shall be note 24 hour operation
2511.3.b) placed underground of facility on plan set

- No flashing light shall
be permitted

Page lof2



Meets
Item Required Reauirements? Comments
Required Average light level of Yes/No Reduce the average light
conditions the surface being lit to level ratio in the drop off
(Section the lowest light of the area to 4.0 or less
2511.3.e) surface being lit shall

not exceed 4:1. .
Required Use of true color Yes
conditions rendering lamps such
(Section as metal halide is
2511.3.f) preferred over high

and low pressure
sodium lamps. .

Minimum • Parking areas· 0.2 Yes
Illumination min. X
(Section • Loading and
2511.3.k) unloading areas- 0.4

min.X
- Walkways- 0.2 min. X
• Building entrances,
frequent use- 1.0
min. X
- BuildIng entrances,
infrequent use- 0.2
min. X

MaXimum Max. 1.0 at non- Yes
illumination at residential property line
property line
(Section
2511.3.k)
Cut off Angles All cut off angles of Yes
(Section 2511.3.1 fIXtures must be 90
&m) degrees - City may

waive cutoff
requirement when
historic or decorative
fixtures used

Abuts Residential Max fixture height 25' Yes
(Section X
2511.3.1)

No direct light source
shall be visible at the
property line
Max 0.5 foot candle at
orooertv line

Page 2 of 2
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.-. .
l'tJ~Meiil'Sf ~liitjr@.j ~ ~htloio~~ file.

June 18, 2009

Ms. Barbara MoBeth
. Deputy Director of Community Development

'.' CityofNovl .
45175 West Ten Mile Road
Novi, MI 48375

RE1: Maple Manor RE1hab CE1nter ofNovl
Wetland Review of the Revised Final Site Plan (SP#08-09C)

'. Dear Ms. McBeth:

.• Env1ronmental Consulting &Technology, Inc. (EeT) has reviewed the proposed Maple Manor Rehab Center rir
: Novl Revised Final Sile Plan Package (Plan) including plan sheets prepared by Nowak & Fraus dated May 1,
·2009. The Pian was reviewed fur conformance with the City of Novl Weiland and Watercourse Protection

. ,IOrdinance and the ,setback provisions in the Zoning Ordinance. ECT also previously visited the' site on
September5,2008.

'.ExIsting Conditions

". Novi WeUand end Watercourse Qrdinance. In addnion, these areas do not appear to ~e regulated by the

.ProposedImpacts

The Plan appeans to propose impacts to both ofihe existing, on-site 'watercourse" areas.

'. The followinll imeseta have now baen ouantified on the Plan;
Watercourse Existing Proposed Existing Proposed25' ProposedFill .

Surface Impact 2S'Buffer Buffer Impact Volume
Area Area (Acre) 'Area (Sq. Area (Cu. YIt)

(Acre) Ft.} . (Sq. Ft)
f',' 0.41 0.41 19,950 19,950 3,363
B 0.16 0.16 12,109 12,109 576

TOTAL 0.57 0.57 32,059 32,059 3,939

::

,

'bl.~I;'tp'ji$liiiff(ji#i/jiin:ia"'iji!A~lJ8ti·tinpii"YiI'
1: ,.... ." .',

. .
:The .proposed developmenlls located on'a 4.66-acre. site in Seellon 2on the southwest comer of fourteen Mile

'.; Road and Novi Road. !he project Includes the construction of a proposed thrS(HltoJY builtllng, associated
:; parlein!} and utilities and an on-site stormwater detention basin. Two (2) areas labeled as 'existing watercourse'
..are indicated on tne Plan (Sheet C-5a, Wetland Plan). It appears as If these two (2) areas were previously
;, .constructed as stormwaler detention facnlties. These are currently considered to be 'watercourses' by the City of

MDEQ.



Maples Manor of Novi .
W~tland Review of the Revised Final Sfie Pl.n (SPjl08-09C)
June 18, 2009
Page 2

Comments and Conditions·

The foIIoWl1l9 are repeat comments from our Final Site Plan Letter datedJanuarv 21. 2009. The current
status of each item follows in Italics:

1. Any impacls (temporary or pennanen~ to the 25·foot wetland buffer will require a City of Novl Authorization
to Encroach the 25-Foot Wetland Setback. ECT continues to ask that the wetlandlwalereourse and
weUandfwatercourse buffer impact areas and volumes be provided on· the Plan for Ihe purpose of permitting
the p,roposed wetland (and watercourse)/we\land (and watercourse) buffer impacts. This coadltlon has

.nowbeen inet The Applicanthas provided the Impact quantities on Sheet c..5a (Wetland Plen).

2. The wetlandlwaterccurse buffer (25-foo\ wetland/walercoulS6 setback) boundaries still do not appear to be
shovm on the Plan. The overall wetlandlwatercoul1le and wetiand/watefCOUI1le bufferexisting area quantities
and proposed impact artia quantities are also nollndicated on the Plan. Please review and revise the Plan
as necessal}t. We recommend adding this additional infonnallon to Sheel P·1 (Topographic Survey) and any
other suitable sheets. This condition has now been met The Exlstillg Watercourse boundaries a/ld
25' buffers have nowbeelllihowlI 011 Sheet c..5a (Wetiand Plan).

3. II Is ECl's undeJStanqing that during a 1999 site assessment, no wetlands were found on site·and fuat the
two watercourses that exist on site were excavated stonnwaler and or sedimentation basins. In addition, it is
ECl's opinion Ihal the existing slomwaler slorage function of lhese wetland areas can be m"tligated for in a
proposed stonn water detention basin. Afler·review of additional material submilled since Ihe previous Pfan
review, ECT lias concluded that the proposed impacts to the on-sile welJandiwalerooulSes dQ not appear 10
require an MDEQ wetland pemi\. While an MDEQ wetland permitdoes not appear to be Mcessary. a City
of Nevi Minor Use wetland/watercourse .jlennil will be required, for Ihe project bacause the City of Novl
Wetland Code defines the detenllon basins as watercourses and proposed impaots to watercoul1les require
a permi\. As stated in our JiJne 19~ review IEitter,. we continue to ask that "weIland" and waterooul1le impect
areas and fill volumes be provided for pennilling purposes.

This condition stIli appOes. Bas'ed 011 the proposed "wafer~oiJrse" impact quantifies, it currentii
appears as if a CjO' ofNovi Non-Mlllor Use Wetlandand Watercourse Permit (and approval from the .
C/ly ofNovl Planning Commission) will be required for the proposedwar/!.

4. Please provide details of the oil/gas separator slructure and mechanical forebay structure that Is to be used
prior10 the discherge ofstonn water into the proposed detention pond. This condition has been met. The
olVgas separatordetails are now included on Shea,! C-B (Details sheet).

5. Aller review of additional material SUbmitted since the previous Plan review, ECT has concluded that the
proPosed impacts to the on'sae wetlands do not appear to require an MDEQ wetland permit. No change to
thkl comment

AddilfollalCgmments

1. The Applicant ·should provide anative wetland seed mix withln the proposed detention basin. This will help
to replace Ihe existing functions of the Qn-sile wetland and watercourse areas. Thiscondltlon has been
meL The details of a proposed Detention Basin Seed Mix are now Included on th9 Landscape Plan
(L2J.



Ma~les Manor of Novi
WeIland Review of the Revised Final Site Plan (SP#OB-09C)
June 1S, 2009
PageS

fmnits
ECT believes the proposed project wlll require aCity of Novi Non·Minor Use Wetland Pem1it es well as a Natural
FealUres setback Aulhorization for proposed permanent impacts to the 25-foot wetland bUffer.

It does noi appearlhat aMDEQ wetland permlt Is neGe$saJ}' for this project.

~commendalion

ECT currently recommends APPROVAl. ofihe Revised Final Site Plan.

The Applicant shouid be adVised of upcoming watiana-related review fees;

Wetland PeJlTl!l Application Fee:.$200 +15% Admlnistratlon Fee" $230,00.
Environmental Preconstruction Meeling, at the City's request $300 + 15% =$34{;
Onsile inspecfions (Le., slit fence staking 'Inspecfion, silt fence installation inspecfion, temporary
certificate of occupancy Inspectlon, final certificate of oCC(lpancy inspection) at the Clty's request, per
inspection: $300.00 +15% =$345.

If you have any questions please contact our office

Respeclfully,

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

l;;;;i~7!I~
Peter F. Hill, P.E.
AssocIate Engineer

cc: Angela Pawlowski, City of Novl Community Development (e·mail)
Mark Spencer, City of Novi Community Development (e-mail)
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June 19. 2009

Ms. Barbara McBeth
Deputy Director 01 Community Development
City 01 Novl
45175 West Ten Mile Road
Novi, MI 48375

Re: Maple Manor Rehab Center 01 Novi
Woodland Review of the Revised Final Site Plan (SP#08·09C)

Dear Ms. McBeth:

Environmental Consulting & Technology, Inc. (ECl) has reviewed the proposed Maple Manor Rehab Center 01
Novl Revised Final Site Plan Package (Plan) including plan shests prepared by Nowak & Fraus dated May 1,
2009, The plan and supporting documentation were reviewed for conformance wilh the City of Novl Woodland
Protection Ordinance Chapter 37,

The proposed development is located on a 4.66·acre site in Section 2on the southwest comer of Fourteen Mile
Road and Novl Road. The project includes the construction of aproposed three-story square feet convalescent
home, associated pal1ling and utilities. and an onsite stormwater detention basin.

ECT has reviewed the City of Novi Official Woodlands Map and previously completed an onsile Woodland
Evaluation on Friday, September 5, 2008. The site does not contain regUlated woodlands per the City of Novl
Official Woodlands Map. EeT found that the Topographic Survey Plan (Sheet P-1) and Tree Preservation Plan
(Sheet L1) accurately depict existing site conditions. The surveyed trees have been marked with the survey
numbers In orange paint.

PlanReview
The Applicant has correctly changed the Tree Preservation Plall (Sheet L1) and landscape Plan (Sheet L2) to
reflect that only the multi-stemmed landmark trees 7, 12, and 14 are regulated, requiring 17 woodland
replacement credits. In general, the Applicant is prepared to meet the reqUirements of the City of Novi Woodland
Ordinance and tree replacement requirements.

Site Plan Compliance with Ordinance Chapter37Standards

The Plan conlinues to lack a GOuple of Ilems necessary for compliance with the Sfie Plan standards, The
fonowing information must be provided on the Plan:

• Save vs. removal status information In Ihe tree survey table on the Topographic SlI!VeyPlan (Sheet P-1).

• Clear labeling of the trees to count as woodland replacement credits on the Landscape Pian (Sheet L2).
These replacements must be Indicated grophkally on the plan View drawing, so location and spacing
SUitability can ba better assessed. The Plant Schedule on Sheet L2 needs to have the 'Requirement'
column used in the previous plan sUbmltla1 added back into !he table to show 'Nhal species are supposed to
count as woodland replacements,

2200 CommooWfiJafth
Boulevard. SUile sao

Ann Arbor. foAl
48105

(734)
769·3004

FAX(734}
769-3164

An Equal Opporlun'ify/Affirm&!ive AeU(Jn Employer



Maples Manorof Novi
Woodland RevIew of the Revised Final Sne Plan (SP#OB-09C)
June 19. 2009
Page2

Tree ReoJacement Plan

The Landscape Plan (Sheet L2) does not clearly provide the proposed replacement species and rocations onsite
for the 17 replacements. It does not specify the number or species of woodland replacement trees, as the
"Requiremenf column shown in the previous submitlal has been removed from the Plant Schedule table In this
current submlltai. Sheet l2 continues to not depict woodland replacement locations gnaphically in the plan
drawing, Therefore, species sutiabllity, location, and spacing cannot be accessed.

Three species that were Indicated as being woodland replacements on the previous plan submittal, river birch
(Betu/a nigra), black hills spruce (Picea glauca 'Densala'l, and redspire pear (PYfIIS calleJYana 'Redspire'), are
also inclUded in this sUbmitlal, but it is not clear if they are still intended to provide WOOdland replacement credit.
As stated previously In our Preliminary and Final Site Plan Review letters, redspire pear is not native to Michigan
and Is not on the approved tree replacement list of species. In addition to redsplre pear, the following species
shown on the current plan are not acceptable replacement species because they are not native to Michigan:
Princeton sentry maiden hair tree (Ginkgo biloba 'Princeton Sentry'), red jewel crabapple (Malus 'Red Jewet'),
spring snow crabapple (Malus 'Spring Snow'), chancellor linden (Tilia cordata 'Chancellor), and green vase
Zelkova (lelkova serrata 'Green Vese').

Please note that evergreen trees must be a minimum of 7 feet tall and each fulfills 0.5 tree replacement credits.
Therefore, the 7 river birch and 10 black hills spruce may represent 12 woodland replacement credits, and 5
additional woodland replacement credits would still be needed to fulfill the 17 credit requirement. ECT
recommends that more netive hardwood species are used, incorporating species found wtihln regulated
woodlands In the area such as bitternut hickory (Carya cordifona/S), northern red oak (Quercus rlJbra), white oak
(QlJercus alba), swamp white oak (Quercus bicoto~, bur oak (Quercus macrocarpa), black walnut (JlJgtans nigra),
sugar maple (Acersaccharum), red maple (AcerfIIbrlJm). American basswood (Tilia americana), American beech
(Fagusgrandifolia). and ironwood (Ostrya virginiana).

As slated previously In our Preliminary and Final Site Plan Review Letters, many of the proposed replacement
trees, as surmised from the previous submittal, are located less than ten (10) feetfrom buillswctures and utilities
and are spaced too close together. Woodland replacement trees should be sel back at least ten (10) feel from
buildings, walls, parking lots, and other buill structures, such as the inlet pipe from the parking lot to the detenllon
basin, The stormwater main and other utilities and structures wii! likely reqUire ongoing maintenance that could
disturb both the above- and belowground portions of the replacement trees. With the long-term viability of the
trees in mind, woodland replacements should not be planted wllhln ten (10) feet of overhead or belowground
utilities or their associated easements. To allow room for maturation of the plant material, woodland replacement'
tree spacing should follow the criteria below:

• large evergreen trees: 15 feet on-center minimum
• large deciduous canopy trees (>40 feet tall): 35 feet on-center minimum
• Medium deciduous trees (2040 feet tall): 30 feet on-center minimum
• Subcanopy deciduous trees (<20 feet tall): 20 feet on-center minimum

As aspecific example, the black hills spruce north of the detention pond are only spaced 10-ft on-center and 10 fl
from adjacent deciduous trees, and two of them are located 5 ft from the stormwater inlet pipe running between
the parking lot and detention basin. If these trees are intended as woodiand replacements. then spacing and
location need to be rectified.

Recommendation
Since some of the comments contained in our Preliminary and Final Site Plan Review letters have not
been addressed, EeT recommends only conditional approval oflhe Revised Final Site Plan. The Applicant
must address the missing Information and corrections stated above in the Final Stamping Set. If the corrections

EC'i
~~,~~
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and additional Information are not provided, then the Final Stamping Set lvill'not be approved. Although the
Applicant appears to be prepared to meet the requirements of the City of Novi Woodland Ordinance and the
associated tree replacement requirements, clarlflcatlon is neededregarding onsite woodland replacement
trees, Missing tree 'save vs, remove' status Information and replacement tree numbers, spacing, and location
should be Included. In consideration of the success of their establishment and long-term viability, replacement
trees should not be planted withIn ten (10) feet of structures or utilities and their associated easements and
should be spaced·approprlately fOI mature tree size.

~ you have any questions regarding the contents of this letter, please contact us.

Resp~ully,

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

Martha Holzheuer, Certified Arborlst
Landscape Ecologist

cc: Angela Pawlowski, City of Novi Community Development
Mark Spencer, City of Novi Community Development
David Beschke, City of Novi Community Development
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PLAN REVIEW CENTER REPORT
June 16, 2009

Revised Final Landscape Review
Maple Manor SP#08-09C

Review Type
Final Landscape Review

Property Characteristics
e Site Location: Novi Road I Fourteen Mile
• Site Zoning: RM-1 tentative, Pending PRO approval.
• Site Use(s): Health Care Facility
e Plan Date: May 12, 2009

Professional Recommendation
Site Plan Approval of the Revised FInal Site Plan for Maple Manor of Novi SP#08·09C Is
recommended. The issues listed below must be addressed by the applicant.

Ordinance Considerations

Adjacent to Residential (Sec. 2509.3.a.)
1. The project site is adjacent to residential properly to the west. A 4'6" to 6' tall

landscaped berm is required. The Applicant originally proposed a 6' high masonry
screen wall. On this latest plan, the wall height has been reduced·to 4'6" height.
The substitution of a wall for a required 4.0' to 6' berm was granted through a
Planning Commission waiver. Staff recommends restoring the 6' wall to the plan.

2. On the preViously approved plan, the Applicant proposed softening the wall from
the neighboring residential through the use of 200 upright evergreen shrubs. The
proposed quantity has been significantly reduced to 117. The quantity should be
as originally approved.

3. The proposed wall should extend apprOXimately 35' additional feet to the south, at
least as far as the southern end of the dumpster screen.

4. On the preViously approved plan, the Applicant proposed 11 landscape trees to be
placed west of the storm basin. These should be returned to the plan. The
Applicant may wish to mix the varieties and possibly include some evergreens to
further buffer the adjacent resIdential.

Adiacent to Public Rlghts-of.Way - Berm !Walll and/or Buffer {Sec. 2509.3.b.\
1. Berms are required along both lighl-of-ways. Adjacent to parking or access drives (Novi

Road), the berm must be 2' high with a 3' crest and placed in a 20' greenbelt. Areas not
adjacent to parking (Fourteen Mile) require a berm 4' high with a 4' crest and placed in a
34' wide greenbelt. The Applicant has provided landscape berms meeting these
reqUirements. .

2. Right-of-way planting requirements have been met.
3, Twenty five foot clear vision areas have been provided as reqUired.
4. Additional shrubs and perennials have been added along the berms in order to meet

opacity requirements.
5. Berm cross sections have been prOVided as required.
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StreetTree Requirements (Sec. 2509.S.b.)
1. Street Trees have been provided as required. Sub-canopy trees are acceptable for use

under the overhead utility locations.

Parking Landscape (Sec. 2509.S.col
1. Requirements for interior parking landscape area have been met.
2. Requirements fro Parking Lot Canopy Trees have been met.

Parking Lot Perimeter Canopy Trees ISec. 2509.S.c.(3))
1. Perimeter Parking Lot Canopy Trees are required per 35 LF surrounding parking and

access areas. This requirement has been met.

Building Foundation Landscape ISec.2509.3.d.)
1. The minimum 4' bed has been shown at all building foundation locations with the

exception of access areas. .
2. The Applicant has exceeded the requirement for Building foundation area landscape.

Storm Basin ILDM)
1. A total of 70% to 75% of the basin rim area must be landscaped with large native

shrubs.
2. The bottom of the basin will be seeded with appropriate native seed mix as required.

Loading Area
1. The Loading Area has been located to the rear of the building and appropriately

screened.

Plant List ILDM)
1. The Plant List generally meets the requirements of the Ordinance and Landscape

Design Manual. Please provide a total cost for all landscape improvements.

Planting Details and Notations (LDM)
1. The Planting Details and Notations meet the requirements of the Ordinance and

I.,andscape Design Manual.

Irrigation (Sec. 2509 3.f.{6Ub))
1. An Irrigation Plan and Cost Estimate have been provided.

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.

t5~.
David R. Beschke, RLA
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Financial Reguirements Review
To be comoleted at time of Final Site Plan Review.

Item Amount Verified Adjustment Comments
Full landscape $ Includes street trees.
Cost Estimate 156,817.50 Does not include irrigation costs.

Final $ 2,352.26 1.5% of full cost estimate
Landscape Any adjustments to the fee must be paId In full prior
Review Fee to stamping set submittal.

Financial ReQuirements (Bonds &. InsDections}
Item Reaulred Amount Verified Comments
Landscape YES $153,217.50 Does not include street trees.
Cost Estimate Includes Irrioation (estimated),
Landscape YES $ 229,826.25 This financial guarantee is based upon 150% ofthe verified
Financial (150%) cost estimate.
Guaranty

I

For Commercial, this letter of credit is due prior to the issuance
of a Temporary certificate of Occupancy.
For Residential this Is Jetter of credit Is due prior to pre-
construction meeting.

landscape YES $ 9,193.05 For projects up to $250,000, this fee Is $500 or 6 % of the
Inspection Fee amount of the landscape cost estimate, whichever Is greater.
(Development
Review Fee This cash or check is due prior to the Pre-Construction meeting.
SchedUle
3/15/99)
landscape YES $1,378.95 This fee Is 15% of the Landscape Inspection Fee.
Administration This cash or check is due prior to the Pre-Construction meeting.
Fee
(Development
Review Fee
SChedule
3/15/99)
Transformer YES $ 500 $500 per transformer If not Included above.
Financial For Commercial thIs letter of credit Is due prior to the issuance
Guarantee of a Temporary certificate of Occupancy.

For Residential this Is letter of credit is due prior to pre-
construction meeting.

Street Tree YES $ 15,500 $400 per tree - Contact City Forester for Details
Flnanciai
Guaranty
Street Tree YES $ 936 6% of the Street Tree Bond as listed above. - Contact City
Inspection Fee Forester for Details
Street tree YES $975 $25 per trees Contact City Forester for Detaiis
Maintenance
Fee
Landscape YES $ 15,321.75 10% ofverified cost estimate due prior to release of Financial
Maintenance Guaranty (initial permit received after October 2004)
Bond
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June 10, 2009

Barbara McBeth, AICP
Deputy Director of Community Development
City of Novi
45175 W. Ten Mile Rd.
Novi, MI 48375

SUBJECT: Maples Manor, Revised Final Srte Plan, SP#08-0';1C, Traffic Review

Dear Ms. McBeth:

. At your request. we have reviewed the above and offer the following recommendation and
supporting comments.

Recommendation

We recommend that the final site pian be revised to address the concerns discussed below.

Project Description
What is the applicant now proposing?

The applicant, J.S. Evangelista Development, L.LC.. has changed the proposed building and srte design
substantially since approvai of the preliminary pian by the Planning Commission. The building is now
curved, positioned differently on the srte. and contains 76 units (down from 93) and 91 beds (down
from 184). The same two access drive locations are proposed on Novi Road. but the previously
approved third. exit-only drive on 14 Mile Road has been deleted. Parking supply is now more
balanced between the north and south ends ofthe s£te.

Traffic Design Issues
What site plan revisioDs Deed to be made before resubmitting?

I. Although the new, north-facing dumpster location is generally commendable, a trash
truck driver would find it very difficult to turn and bring the front ofthe truck into a good
alignment with the dumpsters. To address this concern, the dtnnpster enclosure should be
shifted at least 10 It further south and the adjacent raised end ishmd removed and replaced
by yellow crosshatching (see attached phm mark-up).

2. With clockwise circulation by trash removal trucks, there is no need for avoiding the
required parking lot end island directly north of the dumpsters (across the aisle). Our
attached phm mark-up shoWl! how this comer should be rounded.

3. Any delivery. pick-up, or service truck larger than passenger-size would not be able to
easily enter the parallel truckbay at the southwest corner afthe building. Longer tapers
should be added, as also shown on the attached mark-up.

Birchler Arroyo Associates. Inc. 28021 Southfield Road, Lathrup Village, MI 48076 248.423.1776
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4. The STOP (Rl-l) signs at the two access drives should be placed 4 ft in advance of the
safety path.

5. As stat€d in our r€view letters of 9-08-08 and 1-26-09, the existing stop bars on bath 14 Mile
Road and Novi Road should be shown on the iinal site plan, to demonstrat€ that they are
appropriately spaced from the new crosswalk locations,

6. Engineer detail sheet C-6 should be revised to show (a) a detail for the 4-inch- high curb and
gutter proposed on sheet C-I, and (b) that standard parking stripes are to be white (consistent
with the MMUTCD) and barrier-free parl<ing striping is to be blue,

Sincerely, -
BIRCHLER ARROYO ASSOCIATES, INC.

4ar
Rodney L. Arroyo, AICP
Vice President

William A. Stimpson, P.E.
Director ofTraffic Engineering

David R. Campbell
Senior Associate

Birchler An'oyo Associates, Inc. 28021 Southfield Road, Lathrup Village, MI 48076 248.423,1776
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cityofnovi.org

PLAN REVIEW CENTER REPORT
June 22, 2009

Engineering Review
Maple Manor of Novi

SP08-09C

Petitioner
J .S. Evangelista Development, LLC

ReviewTvpe
Revised Preliminary Site Plan

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

Southwest corner of Novi Road and Fourteen Mile
4.66 acres
May 1, 2009

Project Summary
• Construction of a three-story, 19,570 square-foot (footprint) building and associated

parking. Site access would be provided by two access points on Novi Road.

• Water service would be provided by multiple connections to the water main existing on-site.
A 2-inch domestic lead and an 8-inch fire lead will be provided to serve the building. Two
new hydrants are proposed and one is to be relocated.

• Sanitary sewer service would be provided by an 8-inch extension from the existing 8-inch
sanitary along the south side of 14 Mile.

• Storm water would be collected by a single storm sewer collection system and routed to an
on-site detention basin sized for the 100-year storm. A permanent pool within the basin is
proposed to allow for sedimentation. The basin would discharge at controlled rates to the
Novi Road storm sewer system.

Recommendation
Approval of the Preliminary Site Plan and Preliminary Storm Water Management
Plan is recommended.

Comments:
The Revised Preliminary Site Plan meets the general requirements of Chapter 11, the Storm
Water Management Ordinance and the Engineering Design Manual with the following items to
be addressed at the time of Final Site Plan submittal (further engineering detail will be required
at the time of the final site plan submittal):
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2.

6.

5.

9.

7.

8.

3.
4.

General

1. Provide a note on the plans that all work shall conform to the current City of Novi
standards and specifications.
Provide the City's standard detail sheets for water main (2 sheets-6/15/98), sanitary
sewer (Sheet 1-6/15/98 and Sheet 2-4/24/06), storm sewer (1 Sheet-6/15/98) and
paving (1 Sheet-12/15/00) at the time of the Stamping Set submittal.
A full engineering review could not be completed due to the lack of utility profiles.

The majority of comments were not addressed from the previous review. Be sure to
include a response letter for the next submittal.
As requested in the previous reviews, specify the product proposed and prOVide a
detail for the detectable warning surface for barrier free ramps. The product shall
be the concrete-embedded detectable warning plates, or equal, and shall be
approved by the Engineering Department. Stamped concrete will not be acceptable.

As requested in the previous review, label specific ramp locations on the plans where
the detectible warning surface is to be installed.

Provide a utility crossing table indicating that at least 18-inch vertical clearance will
be provided, or that additional bedding measures will be utilized at points of conflict
where adequate clearance cannot be maintained.

As preViously requested, provide a traffic control sign table listing the quantities of
each sign type proposed for the development. Provide a note along with the table
stating all traffic signage will comply with the current MMUTCD standards. Traffic
signs in the RCOC right-of-way will be installed by RCOC.
All fees and financial guarantee amounts given throughout this review were
determined from the previous review. Amounts may change with the updated
construction cost estimate.

Water Main

10. As noted in the previous review, the Uber and Page information for the eXisting
water main easements could not be located on the plans for all existing easements.

11. The new water main easement proposed for Hydrants 2 and 3 shall be extended 10
feet beyond the hydrant in ali directions. Show this on the plan.

12. The proposed easement on the east side of the site near the connection does not
connect to the existing easement. Please show this on the plan.

13. As stated in the previous review, provide a profile for all proposed water main 8-inch
and larger.

14. Label ALL existing water main sizes on the plan.

15. Three (3) sealed sets of revised utility plans along with the MDEQ permit application
(1/07 rev.) for water main construction and the Streamlined Water Main Permit
Checklist should be submitted to the Engineering Department for review, assuming
no further design changes are anticipated. Utility plan sets shall include only the
cover sheet, any applicable utility sheets and the standard detail sheets.
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Sanitary Sewer
16. Label manhole 2 as the sanitary sewer monitoring manhole. A 20-foot wide access

easement shall be provided to the monitoring manhole from the right-of-way (rather
than a public sanitary sewer easement).

17. Note on the construction materials table that 6-inch sanitary leads shall be a
minimum SDR 23.5, and mains shall be SDR 26.

18. Show sanitary sewer profiles on the plan.
19. Provide a testing bulkhead immediately upstream of the sanitary connection point.
20. Five (5) sealed sets of revised utility plans along with the MDEQ permit application

(11/07 rev.) for sanitary sewer construction and the Streamlined Sanitary Sewer
Permit Certification Checklist should be submitted to the Engineering Department for
review, assuming no further design changes are anticipated. Utility plan sets shall
include only the cover sheet, any applicable utility sheets and the standard detail
sheets. Also, the MDEQ can be contacted for an expedited review by their office.

Storm Sewer
21. Provide storm sewer profiles on the next submittal. The following is a list of

comments stated on the previous review.
22. A minimum cover depth of 3 feet shall be maintained over all storm sewers.

Currently, a few pipe sections do not meet this standard. Grades shall be elevated
and minimum pipe slopes shall be used to maximize the cover depth. In situations
where the minimum cover cannot be achieved, Class V pipe must be used with an
absolute minimum cover depth of 2 feet. An explanation shall be proVided where
the cover depth cannot be provided.

23. Storm structures 9, 13, 15 and 16 shall be full size catch basins because inlets are
only allowed in paved areas and when followed by a catch basin within 50 feet.

24. Storm structure 10 shall be a catch basin due to the upstream end section inlet
proposed.

25. Provide a O.l-foot drop in the downstream invert of all storm structures where a
change in direction of 30 degrees or greater occurs.

26. As requested in the previous review, show and label the roof conductors, and show
where they tie into the storm sewer.

27. Add casting type to the storm structure schedule. Round castings shall be provided
on all catch basins except curb inlet structures.

Storm Water Management Plan
28. The Storm Water Management Plan for this development shall be designed in

accordance with the Storm Water Ordinance and Chapter 5 of the new Engineering
Design Manual.

29. The multiple 6-inch outlet pipes between the primary and secondary standpipe
should be replaced with one larger pipe. If this larger pipe is not used as a restrictor
for the 100-year event the primary standpipe will have to be extended up to the
iOO-year flood elevation.

30. It is unclear Why there is a method of restriction provided in addition to the holes in
the standpipe. To follow the City's standard design, the 'Restrictor Pipe Detail'
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should be removed from the design unless there is a compelling reason for that type
of restriction to remain.

31. Provide additional notes/detail to better explain the 'Sizing Overflow Structure'
calculations provided on the calculation sheet.

Paving & Grading
32. As previously requested, the approaches within the right-of-way shall be asphalt to

match the adjoining Novi Road and 14 Mile cross-sections. Novi Road likely has a
cross-section consisting 0(5" asphalt on 12" aggregate. An additional cross-section
detall shall be provided.

33. The northern Novi Road approach has a slope less than i-percent in the right-of
way. Regrade this area to achieve a minimum i-percent slope.

34. Provide spot grades adjacent to the retaining wall surrounding the basin to show the
height of the wall above grade.

35. Provide additional spot grades as necessary to demonstrate that a minimum 5
percent slope away from the building is provided for a distance of ten feet around
the perimeter of the building. It appears some grades will require adjustment.

36. Verify the slopes along the ingress/egress routing to the building from the barrier
free stalls comply with Michigan Barrier-Free regulations.

The following must be submitted with the Revised Final Site Plan:
37. A letter from either the applicant or the applicant's engineer must be submitted with

the Revised Final Site Plan highlighting the changes made to the plans addressing
each of the comments listed above and indicating the revised sheets involved.
Additionally, a statement must be provided stating that all changes to the
plan have been discussed in the applicant's response letter.

38. An revised itemized construction cost estimate must be submitted to the Community
Development Department for the determination of plan review and construction
Inspection fees. This estimate should only include the civil site work and not any
costs associated with construction of the building or any demolition work. J:/J§
estimate must be itemized for each utility (water, sanitary, storm sewer), on-site
paVing (square footage), right-of-way paVing (including proposed right-of-way),
grading, and the storm water basin (basin construction, control structure,
pretreatment structure and restoration).

The followina must be submitted with the Stamping Set:
(Please note that all documents must be submitted together as a package with the Stamping
Set submittal. Partial submittals will not be accepted).

39. A draft copy of the Storm Drainage Facility Maintenance Easement Agreement, as
outlined in the Storm Water Management Ordinance, must be submitted to the
Community Development Department. 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. This document is available on
our website.
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40. 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. This
document is available on our website.

41. 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. This
document is available on our website.

The following must be addressed prior to construction:
42. 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 (no application required). A
grading permit fee in the amount of $373.75 must be paid to the City Treasurer's
Office.

43. Material certifications must be submitted to Spalding DeDecker for review prior to
the construction of any utilities on the site. Contact Ted Meadows at 248-844-5400
for more information.

44. Construction inspection fees in the amount of $24,935.92 must be paid to the City
Treasurer's Office.

45. A storm water performance guarantee in the amount of $24,750.00 (equal to 150%
of the cost required to complete the storm water management facilities) as specified
in the Storm Water Management Ordinance must be posted at the Treasurer's
Office.

46. Water and Sanitary Sewer Fees must be paid prior to the pre-construction meeting.
Contact the Water & Sewer Department at 248-735-5642 to determine the amount
of these fees.

47. A street sign financial guarantee in the amount of $6,000.00 ($400 per traffic control
sign proposed) must be posted at the Treasurer's Office. Signs must be installed in
accordance with MMUTCD standards.

48. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact Sarah
Marchioni in the Community Development Department, Building Division (248-347
0430) for forms and information. The financial guarantee and inspection fees will be
determined during the SESC review.

49. A permit for work within the right-of-way of Novi Road and 14 Mile Road must be
obtained from the City of Novi. The application is available from the City
Engineering Department or on the City website and may be filed once the Final Site
Plan has been submitted. Please contact the Engineering Department at 248-347
0454 for further information. Only submit the cover sheet, standard details and plan
sheets applicable to the permit.

50. A permit for work within the right-of-way of 14 Mile Road must be obtained from the
Road Commission for Oakland County. Please contact the RCOC (248"858-4835)
directly with any questions. The applicant must forward a copy of this permit to the
City.
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51. 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. Only submit the cover sheet, overall utility sheet, standard
details and plan/profile sheets applicable to the permit.

52. 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. Only submit the cover sheet, overall utility sheet,
standard details and plan/profile sheets applicable to the permit.

53. An inspection permit for the sanitary sewer tap must be obtained from the Oakland
County Drain Commissioner.

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

The follOWing must: be addressed prior to issuance of a Temporarv Certificate of
Occupancy approval for the development:

55. The amount of the incomplete site work performance guarantee for this
development at this time is $453,006 (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 will be posted prior to TCO,
at which time it may be reduced based on percentage of construction completed.

56. All easements and agreements referenced above must be executed, notarized and
approved by the City Attorney and City Engineer.

57. A Bill of Sale for the utilities conveying the improvements to the City of Novi must be
submitted to the Community Development Department. This document is available
on our website.

58. Spalding DeDecker will prepare the record draWings for this development. The
record drawings will be prepared in accordance with Article XII, Design and
Construction Standards, Chapter 11 of the Novi Code of Ordinances.

59. A letter of credit or cash in an amount of $1,650 (10% of the cost of storm water
facilities for projects of less than $100,000, or 5% for the cost of projects over
$100,000) must be posted for the storm water facilities. This deposit will be held for
one year after the date of completion of construction and final inspection of the
storm water facilities.

60. Submit to the Engineering Department, Waivers of Lien from any parties involved
with the installation of each utility as well as a Sworn Statement listing those parties
and stating that all labor and material expenses incurred in connection with the
subject construction improvements have been paid.

61. Submit a Maintenance Bond to the Engineering Department in the amount of
$8,273.50(equal to 25 percent of the cost of the construction of the utilities to be
accepted). This bond must be for a period of two years from the date of formal
acceptance by City Council. This document is available on our website.
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62. Submit an up-to-date Title Policy (dated within 90 days of City Council consideration
of acceptance) for the purpose of verifying that the parties signing the Easement
and Bill of Sale documents have the legal authority to do so. Please be sure that all
parties of interest shown on the title policy (including mortgage holders) either sign
the easement documents themselves or a Subordination Agreement. Please be
aware that the title policy may indicate that additional documentation is necessary to
complete the acceptance process.

63. Provide a warranty deed for the additional right-of-way along Nov! Road and 14 Mile
Road, if applicable, proposed for acceptance by the City. This document is available
on our website.

Lindon Ivezaj at (248) 735-5694 with any questions.
/'

cc: Ben Croy, Engine ng
Brian Coburn, gineering
Mark Spencer, Community Development Department
Tina Glenn, Water & Sewer Dept.
Sheila Weber, Treasurer's
T. Meadows, B. Hanson, T. Reynolds; Spalding DeDecker
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City ofNovi Planning Department
45175 W.10 Mile Rd.
Novi, MI 48375-3024

Attn: Ms. Barb McBeth - Director of Community Development

Re: FACADBORDlNANCB
Maples Manor, SP08-09
Fa~ade Region: 1, Zoning District: R"4
Building Size: 1 New Building, 3-stories, approx. 61,000 Sq. Ft.

Dear Ms. McBeth:
The following is the Facade Review for the above referenced project based on the drawings
prepared by Progressive Associates, Inc. Architects dated 6/4/09. The p'ercentages ofmateria.ls
proposed for each fa~ade are as .shown on the table below. The. maximum (and minimum)
percentages allowed by the Schedule Regulating Facade Materials (aka Facade Chart) are shown
in the right hand column. Materials that are in non-compliance with the Facade Chart, if any, are
highlighted in bold.

Ordinance
Front Fa"ade Rear Fayade Left Right Maximum

.. (Minimum)
BRICK 51% 56% 68% 70% 100%(30%)
STONE VENEER 9% 7% 6% 6% 50%
WOOD SIDING & TRIM

15% 12% 4% 4% . 50% (Note 11)(CEMENT FIBER)
ASPHALT SHINGLES 25% 25% 22% 20";'; 25%

Comments:
As shown above the percentages off all materials are in full compliance with the Facade Chart..
The applicant has added roof features on the front and rear facades to mitigate the expanse of .
asphalt shiJigles as recommended in the previous facade review. The applicant has also indicated
that the dUI:llpster enclosure and screen wall have been revised to indicate brick wneer to matcn
the building. . . .,

Therefore, it is onr recommendation that the design is consistent with the ·Facade
Ordinance and thata Section 9 Waiver is not required.

"-\ ..

Peg.lof2



Notes to the Applicant:

1. Inspections - The City of Novi requires Fayade Inspection(s) for all projects. :Materials
displayed on the approved sample board will be compared to materials delivered to the site. It is
the applicant's responsibility to request the inspection of each fayade material at the appropriate
time. This should occur immediately after the materials are delivered. Materials must be
approved before installation on the building. Please contact the Nov! Building Department's
Automated Inspection Hotline at (248) 347-0480 to request the Fayade inspection.

2.. Revisions after A:llProval - The Novi Planulng Commission's approval under the Fayade
Ordinance is based upon the fayade desigo, materials and colors indicated on the sample board,
and drawing referenced herein. Revisions and modifications to any of these items after approval
will require reapplication.

Sincerely,"ii!;;;Z_PC
Douglas R. Necd, AIA

Page 2 of2 C:Il DRN Arcbitect1lIAA_Novi\F.ca<klFaca<k RevlewsIM.p!e, MBnor 08·09C.noex
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June 16, 2009

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

RE: Maples Manor Rehab Center of Novi
Novi Rd. & Fourteen Mile Rd., southwest corner

SP#: 08-09C, Revised Preliminary Site Plan

Project Description:

3 story, 56,643 S.F., 91 bed Assisted Living facility

Comments:

These comments are due to a revised site and building layout from the previous
plan.

1. The fire hydrant located near the northeast entrance drive shall be relocated
into the parking island near the northeast entrance drive in order to reduce the
distance to the FDC and the hydrant spacing around the rear of the building.

2. The Porte Coche shall have a clear height clearance of 14' minimum.

3. No Parking Fire Lane signs shall be posted along the curbed side of the front
(east) drive and along both sides of the rear (west) drive. A Fire Lane Traffic
Control Order will be established for these drives.

Recommendation:

The above plan is Recommended for Approval with the above items being
corrected on the next plan submittal.

Sincerely,

~//~~..)

Michael W. Evans
Fire Marshal

cc: file
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August 10, 2009

City ofNovi
Community Development - Planning Division
45175 West 10 Mile Road
Novi, Michigan 48375

Attention: Mr. Mark Spencer, Planner

Re: Revised FInal Site Plan Review SP#08-09
Maple Manor of Novi
Novi Road & 14 Mile Road
N&F Job No. FI97

Dear Mr. Spencer:

CIVIL ENGINEERS

LAND SURVEYORS

LAND I'LANNERS

The following letter is a response to the various departmental review comments pertaining to the above
noted project. The responses are in order ofthe review letters received. Any indicated changes will be
reflected in the next submittal.

Planning Review of Revised Concept Plan for Rezoning Request with PRO - June 11, 2009

L The Finai Site Pian will be revised to increase the screen wall height to 6 feet and to increase
the number ofevergreens on the west side of the wall.

Planning Review of FSP and Special Land Use Permit - January 26, 2009

1. Please refer to the architect's letter, dated August 6,2009 sent under separate cover regarding
building items.

2. The dumpster enclosure material will be the same brick material as the building and will be
so noted on the Final Site Plan.

3. The south parking will be revised to include the landscape island opposite the dumpster and
to the replace the landscape island adjacent to the dumpster with striping.

4. Please see below for Lighting Review comments.
5. City ofNovi sign detail will be added to the Finai Site Plan. Please note that coordination

will be required with City staffto finalize the detail ofthe signage.
6. No comment. .
7. The Owner will be submitting the required address'application fonn.
8. The distribution of accessible parking spaces conforms to the requirements ofthe mc. They

are located at the closest point of entry to the building along the accessible route.
9. The construction detail for the City identification sign can be found on sheet 1,3. Details for

signage will be included as mentioned above. Since the screen wail and detention basin wall
are intended to be design/build, the exact construction details have.not been included in plans.
However, details will be added to the Final Site Plan as they become available.

10. Proposed and existing easements will be listed on the plans, as requested.
II. The length of the screen wall will be extended to the southern limit of the dumpster.

NOWAK & FRAUS ENGINEERS

1310 N. STEPHENSON HWY.
ROYAL OAK, MI 48067-1508

WWW.NOWAKFRAUS.COM VOICE,248.399.0886
FAX,248.399.0805



City ofNovi - Planning Commission
Re: Revised Final'Site Plan Review SP#08-09

Maple Manor ofNovi
August 10, 2009
Page 2 of4

Lighting Reylew - June 10, 2009

I. This facility will operate 24 hours per day, 7 days per week. This note was already added to
sheet CoL Please refer to sheet Col.

2. Cut sheets of the fJxtures will be added to the plans as opposed to the individual sheets
submitted.

3. The intent is to have neither above ground electrical service to the light poles nor any flashing
lights. This will be so noted on the plans as part of the required notes.

4. The average light level ratio at the drop off area will be reduced to 4.0 or less.

Enylronmental Consulting & Technology, Inc. (Wetland Review) - January 21, 2009

No comments.

Enyironmental Consulting & Technology, Inc. !Woodland Review) - January 18, 2009

Please refer to the enclosed letter by Mr. George A. Ostrowski, Jr., RLA, dated August 10, 2009.

Final Landscape Review - January 8. 2009

Please refer to the enclosed letter by Mr. George A. Ostrowski, Jr., RLA, dated August 10, 2009.

Birchler Arroyo Associates. Inc. - Traffic Review - June 10. 2009

1. The dlUllpster enclosure will be repositioned further south to allow a more generous
maneuvering area in front of the dumpster with the end island eliminated.

2. An end island directly north of the dumpster will be added to the row ofparking. This will
limit the circulation ofthe waste management vehicles to a clockwise rotation on the site and
negate the ingress and egress through the same approach without circumnavigating the site.

3. Longer tapers will be added to the loading area.
4. The stop signs will be located 4 feet in advance of the safety path.
5. New stop bars will be proposed to accompany the new cross walk striping at the Novi Rd.

and 14-Mile intersection.
. 6. Detail sheet C-6 will be revised to show a 4" high concrete curb detail and that standard

parking stripes are to be white while barrier free parking stripes will be blue.

Engineering Review - June 22. 2009

General
I. The required note stating work shall conform to City of Novi etandards and specifJcations is

included on sheet C-I and repeated on sheets C-2, C-3 and C-5.
2. City standard details sheets will be provided with the stamping sets, as requested.
3. Sewer promes will be included with the next submittal.
4. No comment.
5; Please refer to sheet C-6 for specification of detectable wanting material. A note was added to

the MDOT detail R-28-F specifying "Armor Tile Tactile System". As no particular material has
been specified by the City ofNovi, we trust this selection is acceptable.

6. The intent is for the contractor to fonow the ramp details included on sheet C-6, all ofwhich
indicate detectable waming surfaces to be applied. Since all ramp types have been indicated on

NOWAK & fRAUS ENGINEERS

1310 N. STEPHENSON HWY.
ROYAL OAK. M148067-1508

WWW.NOWAKFRAUS.COM VOICE,248.399.0886
FAX; 248.3990805



City ofNovi - Planning Commission
Re: Revised FinalBite Plan Review SP#08-09

Maple Manor ofNovi
August 10, 2009
Page 3 of4

the plans and they relate to a corresponding detail, it should be clear that the intent is for all curb
ramps to have detectable warning surfaces.

7. A utility crossing table will be included with the next submittal.
8. Please refer to sheet C-6 for the requested Sigu Quantity Table with the required MMUTCD note.

Please also note that the current plans do not propose any new traffic signage to be installed
within the right-of-way.

9. No comment

Water Main
10. Proposed and existing easements will be listed on the plans, as requested.
II. The water main easement for hydrants 2 and 3 will be revised in the next submission
12. The drafting will be corrected to cOimeet the proposed easement to the existing easement.
13. Profiles, including water main profIles, will be included in the next submission.
14. All existing water main sizes will be labeled on the plans.
15. MDEQ permit sets will be forwarded at the appropriate time.

SanitarY
16. Manhole 2 will be labeled as a monitoring manhole in the structure schedule to be included with

the utility information with the next submission. The 20-foot easement over the sanitary sewer
will be labeled as an access easement rather than publie easement with the next submittal.

17. Sanitary sewer pipe materials will be specified minimum SDR 23.5 for 6" pipe and SDR 26 for
mains.

18. Profiles, including sanitary Sewer profiles, will be included in the next submission.
19. A testing bulkhead will be provided immediately upstream of the connection point.
20. MDEQ permit sets will be forwarded at the appropriate time.

fum:ID
21. Profiles, including storm sewer profIles, will be included in the next submission.
22. No comment.
23. No comment.
24. No comment.
25. No comment
26. No comment.
27. Casting types will be added to the structure schedule.

Storm Water Management Plan
28. No comment.
29. A detail ofthe revised riser outlet pipe will be included in the next submission.
30. The restrlctor pipe detail has been deleted from the plans, as directed.
31. The sizing overflow structure calculations are intended to ensure that the grating and the structure

itselfare able to handle the overflow and do not become a bottleneck. It assumes the structure
functions as a weir, with the efficiency ofthe weir dependant upon the proximity of the structure
to the embankment. An attempt will be made to clarify these calculations in the next submission.

Paving & Grading
32. As discussed with our office, the concrete pavement was accepted as an alternative to an asphalt

approach. The reversal ofdecision is unclear.

NOWAK&FRAUS ENGINEERS

1310 N. STEPHENSON HWY.
ROYAL OAK. MI48067-1508

WWW.NOWAKFRAUS.COM VOICE,248.399.0886
FAX' 248.399.0805



City ofNovi - Planning Conunission
Re: Revised Final 'Site Plan Review SP#08-09

Maple Manor ofNovi
Augnst 10, 2009
Page 4 of4

33, Please verify your information with respect to the northern Novi Road approach. The minimum
pavement slopes were revised to I-percent or greater as previously requested.

34. Spot grades have been added to the top ofbasin wall as previously requested. Contour
information within the basin is off sufficient detail to determine the height ofwalL The submitted
plans are ofsufficient detail to permit a designJbuild contractor to determine the height ofwall
required.

35. Additional spot grades will be added around the building as practicable to assist the reviewer
ensure positive drainage away from the building is being provided.

36. Slopes around the site will be verified for compliance with barrier free requirements.

Fire Department Review - June 18. 2009

1. The fire hydrant will be relocated, as requested.
2. Deferred to the architect.
3. No Parking Fire Lanes signs for the west and east drives will be added to the next submission.

We trust the above satisfactorily address the comments and concerns of the departmental reviews.

Sincerely,
NOWAKFRAUSENGJNEERS

<~/
ichael D. erson.p:E.

Vice President

Encl. (I)

c.c. Mr. Marcus Evangelista, Maple Manor Rehab Center, 39999 Venoy Rd., Wayne, Ml48184

NOWAK & FRAUS ENGINEERS

1310 N, STEPHENSON HWY.
ROYAL OAK. MI 48067-1508

WWW.NOWAKFRAUS.COM VOICE,248.399,0886
FAX, 248399.0805
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August 10, 2009

City ofNovi
Planning Commission
45175 West 10 Mile Road
Nov~ Michigan 48375
Attention: Mr. Mark Spencer, Planner

Re: Final Site Plan Submittal-Landscape Plan
Maple Manor of Novi
N&F Job No. FI97

Dear Sirs:

Please fmd below the revisions and additions made to the FloaJ Site Plan drawings In response to the Final
Landscape Review, dated June 16,2009, to bring them in compliance with the Final Site Plan requirements.

Landscape Plan

I. The height ofthe proposed screen wall along the western property line has been restored to the 6'
height originally proposed. Additionally, the evergreen screening has been restored to the original
quantity.

2. The wall along the western property line was extended an additional 35 feet to the south, as
recommended to help screen the dumpster.

3. Several trees were placed in the area between the west property line and the detention basin.

Woodland Review

I. Calculations for tree removals and replacement were corrected to reflect those in the review letter by
ECT.

2. The save/remove status is indicated on the tree removal plan. As indicated in the engineering review,
Nowak & Fraus Engineers did not perform the original survey and therefore will not modiry the
contents ofthe drawing.

3. The trees meeting the requirements of"replacement trees" have been Indicated on the plan with "R",
and include revised species with more native varieties to ensure survival. Tree spacing and sizing has
also been revisited to bring the plans into conformance.

4. A column in the plant list indicating the requirement ofeach tree has been added back to help further
identiry the trees which are intended to meet the replacement ordinance.

We believe that the aforementioned revisions eddress the comments and concerns ofthe departmental reviews, and
look forward to discussing the matter should questions arise.

Sincerely,
NOWAK & FRAUS ENGINEE



Progressive
Progressive Associates, Inc.

Architects

August 6, 2009

Mr. Mark Spencer, AICP
Planner
Community Development Department
City of Novi
45175 West 10 Mile Rd.
Novi, MI 48375

RE: Maple Manor of Novi
SP#08-09C

Dear Mr. Spencer:

The following information is provided pursuant to the Planning Review Summary Chart
dated 6/11/09.

1. Currently, there are no Roof Top or Wan Mounte? ytility Equipment proposed.

2. If the requirement for Roof ToplWan Mounted Utility Equipment would be specified
. during the construction document phase, such equipment would be screened and/or
enclosed and integrated into the design and color of the building.

The fonowing information is provided pursuant to the Plan Review Comments, dated
June 18, 2009 prepared by the Fire Marshal.

Item No.2 The Porte Cochere shan be dimensioned and constructed to have
a minimum height clearance of fourteen feet (14').

If additional information is needed, please feel free to contact us.

Sincerely,

~~"NC
Daniel A. Tosch
President

DAT/gz

c: Marcus Evangelista, J.S. Evangelista Development, LLC
Mike Peterson, Nowak & Fraus

838 W. Long Lake, #250
Bloomfield Hills, MI 48302-207]
248 540-5940 • Fax: 248 540-4820
Email: pal@progressiveassociates.com
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PLANNING COMMISSION ACTION SUMMARY
EXCERPTS

CITY OF NOVI
Regular Meeting

Wednesday, September 16, 2009 I 7 PM
Council Chambers I Novi Civic Center 145175 W. Ten Mile

(248) 347-0475

Present: Members David Baratta, Victor Cassis, Andy Gutman, Michael Lynch, Michael Meyer, Chairperson
Pehrson, Leland Prince
Absent: Members David Greco (excused), Brian Larson (excused)

PUBLIC HEARINGS

1. MAPLE MANOR REHAB CENTER OF NOVI. SPOS-Q9C AND ZONING MAP AMENDMENT 1S.682
Public Hearing for Planning Commission's recommendation to City Council for revised Concept Plan associated
with a Zoning Map Amendment, from RA, Residential Acreage with a Planned Unit Development (PUD), to RM-1,
Low Density, Low-Rise MUltiple Family Residential with a Pianned Rezoning Overlay (PRO) and revised
Preliminary Site Plan, revised Special Land Use permit, revised Woodland Permit, revised Stormwater
Management Plan and Wetland Permit approval is requested. City Council previously granted tentative approval
of the Concept Plan and Rezoning Petition. The subject property is located Section 2, at the southwest corner of
Fourteen Mile and Novi Road on 3.88 net acres. The applicant is proposing a 76 unit 56,643 square foot
convalescent (nursing) home building.

In the matter of SPOS-Q9C, Maple Manor, motion to recommend approval of the Revised Preliminary Site
Plan SPOS·09C as the Revised Concept Plan and reaffirm the Planning Commission's recommendation for
approval for rezoning petition 1S.682 with the following considerations: a) The proposed PRO Concept
Plan meets the intent of the Zoning Ordinance by providing a transition between multiple family and
commercial development, by protecting and conserving the character of the area and by providing
adequate access and utilities; b) The revised concept plan reduces the proposed ordinance deviations
previously recommended for approval by the Planning Commission on September 24, 200S and
tentatively approved by City Council on October 20, 200S and such changes to be included in the PRO
agreement; c) Reaffirmation of previously granted traffic impact study and landscape waivers. Motion
carried 7-0.

In the matter of SPOS-Q9C, Maple Manor, motion to approve the Revised Special Land Use Permit for a
convalescent (nursing) home, subject to the following conditions: a) City Council approval of rezoning
petition 1S.6S2, PRO, Concept Plan SP08-Q9C and related PRO agreement; and b) Compliance with all
conditions and requirements listed in the staff and consultant review letters; For the reason that the
Planning Commission finds that the use is otherwise in compliance with all applicable provisions of the
Zoning Ordinance and that relative to other feasible uses of the site, the proposed use: 1) Will not cause
any detrimental impact on eXisting thoroughfares or the capabilities of public services and facilities; 2) Is
compatible with the natural features and characteristics of the land and adjacent uses of land; 3) Is
consistent with the goals, objectives and recommendations of the City's Master Plan for Land Use; 4) Will
promote the use of land in a socially and economically desirable manner; 5) Is (1) listed among the
provision of uses requiring special land use review as set forth in the various zoning districts of this
Ordinance, and (2) is in harmony with the purposes and conforms to the applicable site design
regulations of the zoning district in which it is located; and 6) for the reason that it meets the
requirements of Section 2516. Motion carried 7-0.

In the matter of Maple Manor, SP OS·09C, motion to approve the Revised Preliminary Site Plan, subject to
the following: a) City Council approval of rezoning petition 18.682, PRO, Concept Plan SPOS-Q9C and
related PRO agreement; b) Reaffirmation of previously granted waiver of the west berm requirement and
replacing it with a six foot masonry screen wall and evergreen landscaping on the west side of the wall; c)
Minor corrections listed in the Staff and Consultant review letters; For the reasons that the revised Site
Plan meets the intent of the Master Plan; meets the intent of the Zoning Ordinance; and because it is
otherwise in compliance with Section 3402, Article 6, Article 24 and Article 25 of the Zoning Ordinance
and all other applicable provisions of the Ordinance. Motion carried 7~0.

In the matter of Maple Manor, SP 08-Q9C, motion to approve the Revised Woodland Permit, subject to:



The conditions and items listed in the staff and consultant review letters being addressed on the Final
Site Plan; For the reason it is in compliance with Chapter 37 of the Code of Ordinances and all other
applicable provisions of the Ordinance. Motion carried 7-0.

In the matter of Maple Manor SP08-09C, motion to approve the Wetland Permit, subject to: The conditions
and items listed in the staff and consultant review letters being addressed on the Final Site Plan; For the
reason it otherwise is in compliance with Chapter 12 of the Code of Ordinances and all other applicable
provisions of the Ordinance. Motion carried 7-0.

In the matter of Maple Manor, SP 08-o9C, motion to approve the Revised Storm Water Management Plan,
subject to: The conditions and items listed in the staff and consultant review letters being addressed on
the Final Site Plan; For the reason that it is otherwise in compliance with Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance. Motion carried 7-0.

2



PLANNING COMMISSION Approved

EXERPTS
CITY OF NOVI

Regular Meeting
Wednesday. September 24, 2008 I 7 PM

Council Chambers I Novi Civic Center 145175 W. Ten Mile
(248) 347·0475

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

ROLLCALL
Present: Members Brian Burke, Victor Cassis, Andrew Gutman, Michael Lynch, Michael Meyer, Mark Pehrson, Wayne
Wrobel
Absent: Member David Greco (excused), Brian Larson (excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Mark Spencer, Planner; Kristen
Kapelanski, Planner; Karen Reinowski, Planner; David Beschke, Landscape Architect; Lindon Ivezaj, Civil Engineer;
Steve Dearing, Traffic Consultant; Doug Necci, Fa9ade Consultant; Martha Holzheuer, Woodland Consultant; Kristin
Kolb, City Attorney

1. ZONING MAP AMENDMENT 18.682 WITH A PLANNED REZONING OVERLAY
The Public Hearing was opened on the request of J. S. Evangelista Development, LLC, for possible
recommendation to City Council of a Rezoning with a Planned Rezoning Overlay. The subject property is located
in Section 2, at the southwest corner of Fourteen Mile and Novi Road. The subject property is 3.88 net acres and
the Applicant is proposing a 93-unit, 61,583 square-foot convalescent (nursing) home.

2. MAPLE MANOR, SP08-09A
The Pubiic Hearing was opened on the request of J. S. Evangelista Development, LLC, for Preliminary Site Plan,
Special Land Use Permit, Woodland Permit and Stormwater Management Plan approval in conjunction With a
Planned Rezoning Overlay rezoning petition recommendation. The subject property is located in Section 2, at the
southwest comer of Fourteen Mile and Novi Road. The subject property is 3.88 net acres and the Applicant is
proposing a 93-unit 61 ,583 square-foot convalescent (nursing) home.

Planner Mark Spencer described the Maple Manor rezoning request with Planned Rezoning Overlay. There is an
approved PUD on this RA-zoned site, but this request would change the zoning to RM-1, low density Multiple Family
Residential, with a PRO. This site is just inside the City limits. The Master Plan recommends Multiple Family
Residential for this site. The underlying residential density is four units per acre, Which is part of the density of the
overall Maples PUD - which includes the Maples SUbdivision, commercial properties and golf course. This request is
a recommendation to City Council and prior to the Planning Commission's motion, members shOUld take under
consideration the neighboring uses which are Maples Place commercial to the east (zoned RAiPUD and master
planned for Commercial), the Maples recreation center to the southeast (zoned RAiPUD and master planned for
Single Family Residential), Hickory Woods Elementary to the south (zoned R-1 and master planned for Educational
Facilities), Beach Walk Apartments to the west (zoned RM-1), Lake Village Multiple Family Residential and vacant
commercial property to the north in the city of Walled Lake (zoned Multiple Family Residential and Neighborhood
Commercial and master planned for Multiple Family Residential and Commerciai).

Mr. Spencer said that although the subject property is in the Master Plan with 4.0 density, this is an average for the
entire PUD. The PUD plan that was approved showed one hundred dwelling units on this parcel, which is equivalent
to 25 dwelling units per acre. Although residential density is not a consideration for nursing homes, the 93-unit
nursing home could be considered similar to the residential that was already approved for this site.

There are no regulated wetlands on this site. A small body of water does show on the regUlated wetland map. The
site contains several regulated trees but the site Is not in a regulated woodland. Initially, the City thought there were
regulated wetlands on this site but after further review by the City's Wetland ConSUltant, it was determined there
weren't any. There are two basins that are overgrown that have wetland species growing in them, but these were
created as part of the commercial development and subdivision development at the time of their development in the
late 1990s. These stormwater basins are considered watercourses by the Wetland Ordinance and therefore the
modification and fill of these basins reqUires a Wetland and Watercourse Minor Use Permit which is approved
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administratively and is not a function of the Planning Commission.

The Applicant provided information that the City determined to indicate that there are regulated trees on site, because
the total of the multiple trunks of the trees exceeded the City's 36-inch requirement for landmark trees. Removal of
those trees will require a Woodland Permit. Two Public Hearing notices were sent to the area residents. There are
no critical habitat areas identified on the site. There may be some small amounts of wildlife in the remaining
woodland areas.

The site is sUbject to the Maples PUD that was approved by City Council in 1989. The PUD included one-family
residential units, golf course and the local commercial bUildings that are opposite this site on the other side of Novi
Road. This PUD is still in effect even though the site plan approved for this site has expired. That site plan included
elevations that are similar to what is being reviewed at this meeting. Again that plan was a one-hundred unit, three
story congregate care senior apartment dwelling with one- and two-bedroom apartments. After three one-year Final
Site Plan extensions, the plan expired in 2005, but the Applicant could still reapply with this site plan and be in
compliance with the PUD.

Mr. Spencer showed the elevation of the current proposal for a 93-unit, 186-bed convalescent nursing home facility.
The Applicant is not sure how many residents will occupy these rooms; the marketing strategy is to only market them
to one individual for each room, but if a married couple or live-in couple or siblings wish to occupy one room this
request provides the Applicant with flexibility to place two beds in one room. A nursing home is not an approved use
under the current RNPUD and therefore the Applicant is seeking this rezoning with a PRO. This change will permit
the use of a nursing home.

As part of this PRO, the underlying zoning is changed and the Applicant enters into a PRO Agreement with the City
whereby the City and the Applicant agree to any conditions, deviations from the Ordinance, and a concept plan for the
development of the site. In order to expedite the Applicant's approval process, the Applicant has elected to submit a
Preliminary Site Plan as the Concept Plan for this petition. The Applicant is asking the Pianning Commission to
consider a package of approvals that include a Special Land Use Permit as well, contingent upon the City Council's
approval of the PRO, the PRO Conceptual Plan and the PRO Agreement. The Applicant has put a lot of effort into
this project and the City feels this is a very well-deveioped plan at this stage, well beyond a general Concept Plan.

The Applicant has proposed the following conditions as part of the PRO Agreement:
• The use will be limited to a convalescent nursing or congregate care and assisted living facility with accessory

uses including dining, pharmacy, beauty shop, clinic and therapy services that would be limited to the occupants
of the site only.

• The square footage will be limited to 62,000 square feet.
o The maximum lot coverage will be 13%, providing a minimum open space of 45%.
• Unit limitation of 93 and bed limitation of 186.
• Limiting turn movements onto Fourteen Mile to right-out only, due to the proximity of the interchange.

The Ordinance also permits deviations from the strict application of the Zoning Ordinance. City Council may approve
deviations if it finds that each Zoning Ordinance provision from which deviation is sought would, if not granted, prohibit
an enhancement of the development that is in the public's interest, and approving said deViation would be consistent
with the Master Plan and compatible with the surrounding areas.

Based on the site plan the following deviations are proposed as part of the PRO Agreement:
• Minimum lot area is reqUired to be 1,500 square feet per bed; this plan proposes 908 square feet per bed.
• The maximum bUilding height in RM-1 is 35 feet and two stories; this plan proposes 36 feet with three stories.
• The maximum parking, loading and driveway pavement in the required setback is 30%; this plan proposes a

percentage greater than 30%, though the exact calCUlation was not readily available.
• The maximum building length is 180 feet, up to 360 feet with increased setbacks; this plan proposes 321 feet

without increased setbacks.
• The Applicant proposes setback reductions for the building front from 122 feet to 68 feet; the exterior side yard

from 75 feet to 42 feet; the rear set back from 122 feet to 37 feet. The rear and front yard setbacks are based on
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the previously stated length-ol-building requirement that increases the standard 75 loot setback to 122 leet.
• The Applicant proposes parking lot set back deviations; the front and rear setbacks are 122 feet and the Applicant

proposes 15.5 feet in the front and 2.5 feet for the rear. For the side exterior the Applicant proposes 57 feet in
lieu of 75 leet.

• The Applicant proposes up to 35% asphalt shingles and 20% siding which is a deviation from the Fagade
Ordinance and requires a Section 9 Waiver.

The Applicant states these deviations are reasonable given they are less intense, the same or similar to the deviations
previously approved under the senior housing component of the Maples PUD. Technically, since the zoning district
changes, some of these requirements actually change as well. While this may seem like there are some big
deviations, in reality this plan is a less intense use than what was previously approved.

The Applicant notes that a wall and landscaping will be provided to buffer the adjoining Multiple Family Residential
parcel. The wall will be the length of the driveway. This driveway was not reqUired on the original approved plan but
because of current fire regulations an extra access was reqUired along the back of the building. The Applicant
proposes a screen wall to accommodate this design, and also a series 01 landscaping elements have been proposed
to soften the effect of the building.

The Applicant proposed eight public benefits pursuant to the requirements under the PRO Ordinance. Several of the
benefits are general items typical of many PRO proposals. One unique benefit is the Applicant's willingness to donate
a new City of Novi sign, its installation and maintenance on a triangular-shaped landscaped area 01 about forty feet by
forty feet in an easement on the northeast corner of the site. The Applicant proposes additional landscaping and a
plaza for the sign; the details have not been solidified. Other public benefits include:
• Enhancing the tax base.
• Providing local/ong-term care
• Providing new jobs in the City.
• Expanding service to the elderly beyond the senior apartments that were preViously approved.
• Providing a less intense use than what was preViously approved.
• Providing a use that is compatible with the neighboring uses.

Mr. Spencer said that the plan does not demonstrate generai compliance with several Ordinance requirements, and
these have been covered in the list of deviation requests, Staff believes the proposed deviations are reasonable and
can be recommended to City Council. The site plan is similar to what was previously approved, with the addition now
of a rear access drive.

The discipline reviews propose several minor changes to the plan. The Applicant has agreed to complete all 01 these
requests, except for Planning's suggestion to reorient the dumpster so that the doors don't face Novi Road.
Oftentimes these doors are left open, leaving the dumpster visible from the public right-of-way.

The Fagade Consultant recommended changes to reduce the impact of the asphalt shingles. He recommended
approval of the Section 9 Waiver if the Applicant reVises the rear elevation to be more consistent with the front
elevation, The Applicant submitted modifications to the fa9ades and they were distributed to the Planning
Commission. The Fa9ade Consultant asked for increased peaks that protrude Into the shingles, and perhaps some
relief into the fa9ade that would better highlight the building.

There is a waiver request for the berm reqUired for the westerly boundary; the Applicant has instead proposed a wall
with landscaping to soften the effects.

A traffic stUdy was not submitted with the application, based on the recommendation 01 the Traffic Consultant. He
stated that this is a less intense use than what was previously submitted and approved. Therefore, the Maples PUD
traffic study provided the necessary information.

The request includes a Special Land Use request. The Pianning Commission must consider whether the use is
detrimental to the thoroughfares or public services. Is it compatible to the adjacent iand uses? Is it .consistent with
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the Master Plan? Does it promote a socially- and economically-use of the land?

The Planning Division recommends positive consideration of this petition, conditioned on City Council's waiving of the
traffic study requirement, and the Applicant making minor changes to the concept plan as requested in the reviews.
The plan is consistent with the Master Plan. Nursing home uses are compatible with the surrounding land uses.
Adequate infrastructure exists to support this use. The proposed PRO plan meets with the intent of the Zoning
Ordinance by providing a transition between multiple family and commercial development This plan protects and
preserves the character of the area and provided adequate access and utilities. The Preliminary Site Plan, PRO,
Concept Plan and Special Land Use Permit are recommended for approvai subject to City Council's approval of the
PRO, Concept Plan, deviations and the PRO Agreement, and the Planning Commission Waiver to allow for the
westerly wall, and the Planning Commission Section 9 Fagade Waiver, and the Applicant making the changes as
discussed.

Marcus Evangelista addressed the Planning Commission. He introduced architect Dan Tosch with Progressive
Associates and also his engineer, Alex Orman of Nowak and Fraus. He said that Mr. Spencer's description of the
plan was accurate and complete. He reiterated that this is a less-intense use that will yield less traffic and congestion.
Additionally, the nearby properties are commercial (CVS) and Multiple Family Residential. With regard to the
community in general, a nursing home in Novi will serve a tremendous need. There is a high demand for long-term
care service, as can be demonstrated by the new Providence Park hospital and the new Henry Ford hospital, both
about four or five miles away from this site. The state of Michigan has projected 15% growth in western Oakland
County, which further generates need for long-term care services. This proposal projects a minimum of one hundred
new jobs in the City of Novi - professionals, nurses, therapists, dieticians, etc. This 'is a non-automotive sector use
that will be great for the community and the economy. It will improve the Novi tax base.

With regard to the business, Mr. Evangelista said this will be family-owned and operated. The senior Evangelistas are
the owners and the family provides hands-on doctors; Jose and Stella are his parents. They are both physicians.
They also own Maple Manor of Wayne. They are the number one facility rated by Medicare in Michigan. They
received a perfect state survey with zero deficiencies. He believed they were the only home in the state to do so. He
was waiting for the final results to come out.

Their operation is JCAHO accredited, which is reqUired for hospitals but voluntary for nursing homes. He thought his
other Maple Manor vias the only nursing home with this distinction in the state of Michigan. This demonstrates their
commitment to quality. They are proud of their business.

Mr. Evangelista thought his comer was the ideal location for a Novi sign. This is the border between Novi and Walled
Lake. The sign's appearance will be integrated into the site using landscaping and bUilding materials.

Chair Pehrson opened the floor for public comment:

o David Tomczak, local resident: Walks this area several times per week because it is one of the remaining
greenbelts in the area. He saw five deer drinking from the site's water the day prior. Monarch butterflies migrate
to this site's milkweed. Goldfinches and nuthatches eat the thistles, Three species of frogs mate on this site.
Two species of toads mate on this site. There are snapping turtles in the water. He leads mushroom hunts on
this site - there are four edible mushrooms on this site. This building will be higher than Beach Walk Apartments
and the lights will shine into those apartments. He doesn't want to hear sirens at night. Many people walk this
area. He didn't want the wtldlife misplaced.

o lynne Roderick, Lake Village: Objected to the project because she will be able to see it out of her windows. She
was concerned about security lighting. She was concerned about the traffic because it is heavy already. She
thought a three-story building would ruin the integrity of the area.. It will affect the value of her condo.

o Patti Suomo, Lake Village: Concerned about the traffic, especially that which will be caused by the 7 AM shift.
She asked if the sidewalk would be continued, as it currently stops at Beach Walk.

o Gayla Rosey, Maples of Novi; Concerned about the height of the bUilding because tt was not aesthetically
pleasing. She thought traffic would worsen. She said the residents of Novi already know where Novi is so she
didn't see the sign as a public benefit. She is a nurse and said there is a nursing shortage in the area. She
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worried about the wildlife. There is an egret rookery that is located in the Maples of Novi of which everyone is
protective. The local commercial affected these grounds where the egrets eat, and she guessed that the DNR
was not aware that all of this commercial was going to be developed in this area. This bUilding and its noise may
be the one that disrupts the egrets' migration flight patterns and nesting grounds.

Member Gutman read the correspondence into the record:
• Elaine Stiles, Aquaduct Drive: Objected for traffic reasons.
• Dorothy Salas, Independence: Objected for traffic reasons, proximity to school and loss of vegetation.
• Kay Placta, Lake Village: Objected because she liked the current character of the neighborhood. She is worried

about the sirens and delivery trucks, increased traffic and property values.
o James Remijan: Objects because the City has enough traffic.
o Joann and David Willis, Neptune: Objected for traffic, noise, and congestion reasons.
o Michael Lawrence, Vine Court: Objected because of impact to the wetlands.
o Catherine Szuba, Neptune: Worried about the landscaping and doesn't want to become a big city.
o Rebecca Turner, Neptune: Objects because of the impact to the wetlands and habitat.
o Sandra Earhart, Neptune: Objects because of wetiand, pollution, noise and traffic concarns.
o Verna Kuhlbama, LiVingston: Objected for reasons of traffic, loss of trees, and danger near the elementary

school.
• Daniel Tzemski, Lake Village: Objected to the use of the wetlands.
• Amy Moldenhauer, Lake Village: Objected because of loss of habitat for the deer and other animals. She doesn't

want to lose her view and thinks this will be an eyesore. There will be an increase in traffic and noise.
o Melissa Hungley and Lise Traub, Canterbury: Objects because they prefer open space and trees, and they don't

want more traffic.
o Kara Kite, Blue Ridge: Objected for concerns about the protected natural habitats, property values and the

wetlands.
o Joseph Sisom, Arrowhead: Objected for reasons of wetland impact, noise, wildlife and the changing water table.
o Kimberly Boone, Neptune: Objected because she didn't want the trees cut down. She is worried about the sewer

drains. She wished to see pre-sales before this. is built.
o Barbara Zuwacki, Walled Lake: Didn't want the area buill up so much.
o Lisa Price, Mariner: Objects because of impact to wildlife.
o Eric Winter, Lake Village: Objected because of impacts to trees and wetlands.
o Luanne Dillon, Lake Village: Objects because the proposal is unnecessary.
o Constance Colenzo, Jasper Ridge: Objects because she is worried about the value of her condo and

foreclosures in the area.
o Barbara Miller, Independence: Objects for traffic reasons.
o Patrick Butler, English Way: Objects for reasons of excessive police, fire and rescue traffic. He wondered

whether the City's resources were strong enough to support this project.
o Diane Schram: Objects because the building is too high and will damage the wetlands.
o Elaine Chow, Jasper: Objected to the plan.
o Judith Chamberlain, Mariner: Concerned about traffic, wildlife displacement and wants to see more occupancy.
o Anne Winton, Lake Village: Worried about wetlands, natural features and doesn't like the height.
oMary Patmorose, Horton: Approved of the plan and objected.
o Josette Howes, Canterbury: Provided empty response.
o Theodore Solno, Blair: Approved of the plan.
o Margarita Baschillio, Canterbury: Approved of the plan.
o Jane West, Canterbury: Approved of the plan.
o Robert Henshaw, CanterbUry: Thought the plan was better than a gas station or restaurant and approves.
o Sandy and Eric Gerwin, Centennial: Approved of the plan.
o Marguerite Walsh, Neptune Drive: Approved and thought it was good for the community.
o June Ferguson, Independence: Approved and welcomed it to the area.
o Arnold Johnson, Lake Village: Approved of the plan and thought the corner would look better.
o DimitraDadgar, Livingston: Objected for traffic reasons.
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o Rose Provo, Mariner: Approved and liked the location.
o James Daly, Mariner: Approved of the plan but thought three stories is too high.
o Marilyn Donaldson, Neptune: Thought this was a good use.
o Susan Pogark, Neptune: Approved of the plan.
o Enid Stilbrecht, Primrose: Approved of the plan.
o Genevieve Riley: Approved and thought it would beautify the area.
o Lillian Bassey, Magnolia: Approved of the plan.
o Rose Provo: Approved of the plan.

Chair Pehrson closed the Public Hearings on the rezoning with PRO and the site plan.

Member Lynch confirmed this building was approved for senior housing under the PUD, which included the Maples of
Novi, the golf course and the shopping center. Now, the senior housing is changing to a less-dense convalescent
center. Mr. Spencer said that there are also minor modifications and a change in procedure as well. Member Lynch
thought this is an improvement to the original plan.

Member Lynch asked whether the use of sirens was typical at this type of facility. Mr. Evangelista said no;
ambulances will come and go but they don't typically use their sirens. Also, they will usually use just one ambulance
company, and they can work this detail out with them.

Member Lynch confirmed that the sidewalks will be built along Fourteen Mile. He complimented the Applicant for
having zero deficiencies on his recent state audit at their Wayne facility. Member Lynch supported this plan and
reiterated that it is an improvement over the previous plan.

Member Meyer said the concerns of the area citizens should be respected. The Applicant was commended for his
JCAHO attainment, which supports the notion that this Applicant provides far more than just minimum care to his
residents. Member Meyer confirmed that the Section Nine Waiver is for a one-foot deviation.

Moved by Member Meyer, seconded by Member Burke:

In the matter of Zoning Map Amendment 18.682 and Planned Rezoning Overlay Concept Plan SP08·09A
for Maple Manor, motion to recommend approval to the City Council to rezone the subject property from
Residential Acreage, RA, with a Planned Unit Development, PUD, to Low Density Multiple Family, RM-1,
with a Planned Rezoning Overlay, with the following considerations: 1} Waiving of the Traffic Impact
Assessment because the proposed convalescent (nursing) home use will generate less traffic than the
preViously approved senior housing apartment building; 2} Inclusion of the PRO conditions as proposed
by the Applicant as follows: A} Uses limited to a convalescent (nursing) home, congregate care facility
and assisted living facility With accessory uses including dining, pharmacy, beauty shop, clinic and
therapy services; B) Maximum bUilding square footage 62,000 square feet; C) Maximum lot coverage
(building) 13%; O} Minimum open space 45%; E) Maximum number of units 93; F) Maximum number of
beds 186; and G) Turn movements on Fourteen Mile limited to right-out only; 3} A Planning Commission
Finding that the Applicant's proposal to donate, install and maintain a City of Novi entrance sign and sign
easement, as approved by the City, is a pUblic benefit; 4} A Planning Commission Finding that
constructing the proposed convalescent facility provides additional public benefit by increasing the
City's tax base, providing an addition!lliong term care facility, providing new Jobs, and expanding service
to the City's elderly population is a public benefit; 5} City Council considering the Ordinance deviations
associated with the proposed concept plan as detailed in the Staff and Consultant review letters
acceptable; 6} Subject to the Planning Commission conditions of Preliminary Site Plan SPOS·09A
approval, including the Applicant making minor changes to the Concept Plan as requested in the
Preliminary Site Plan Review letters; for the reasons that: 1} The petition is consistent with the Master
Plan for Land Use 2004 which depicts this area for multiple family uses; 2) Nursing home uses are
compatible with the surrounding land uses; 3} The proposed use is less intense than the preViously
approved senior housing use; 4} Adequate infrastructure exists to support nursing home and multiple
family uses; 5) The proposed PRO Concept Plan meets the intent of the Zoning Ordinance by providing a
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transition between multiple family and commercial development, by protecting and conserving the
character of the area, by providing adequate access and utilities and providing a City of Novi entrance
sign as a public benefit; and 6) The petition Is In compliance with Article 34, Section 3402 ofthe Zoning
Ordinance.

DISCUSSION
Member Wrobel asked whether the City was going to accept the Applicant's offer to house and maintain a City of Novi
sign. Mr. Spencer responded that Community Reiations Manager Sheryl Walsh welcomed this opportunity.

Member Wrobel asked about the Westside lighting and the backside lighting. The Applicant responded that all
lighting will comply with the City of Novi Ordinance. It will be cut-off lighting, the pole height would be no more than 15
feet tall, and no light will be disbursed on adjacent property. The lighting will all be pole-mounted. The building
lighting will only be on the entrance canopy and entrances. There will be no spotlights or floodlights.

Member Wrobel asked what kind of activity would occur in the rear of the building (west side), and when would this
activity occur. The Applicant said that this would accommodate the food service, and it is also where the ambulance
delivery would take place. Member Wrobel thought this could potentially create a problem for the apartments. The
Applicant said there are recesses in the bUilding; these areas will accommodate the service vehicles. They are
interior courts into the building. The fire department would have to come to the Novi Road side of the building.

Member Cassis said that the Master Plan and Zoning Committee has already reviewed this site and did its due
diligence at that time. Member Cassis was impressed by the Applicant's parents who attended that meeting; attention
by the owner impresses Member Cassis. They have excellent credentials.

Member Cassis noted that the location of this site is on Fourteen Mile, which is a well-traveled road. He thought that it
was worthy of this use regardless of the potential for sirens.

Deputy Director of Community Development Barbara McBeth wished to clarify that the height deviation that was
discussed earlier can be approved by City Council as part of the PRO Agreement.

ROLL CALL VOTE ON MAPLE MANOR, REZONING 18.682 AND PRO SP08.09A POSITIVE
RECOMMENDATION MOTION MADE BY MEMBER MEYER AND SECONDED BY MEMBER BURKE:

In the matter of Zoning Map Amendment 18.682 and Planned Rezoning Overlay Concept Plan SP08·09A
for Maple Manor, motion to recommend approval to the City Council to rezone the SUbject property from
Residential Acreage, RA, with a Planned Unit Development, PUD, to Low Density MUltiple Family, RM·1,
with a Planned Rezoning Overlay, with the follOWing considerations: 1) Waiving of the Traffic Impact
Assessment because the proposed convalescent (nursing) home use will generate less traffic than the
previously approved senior housing apartment building; 2) Inclusion of the PRO conditions as proposed
by the Applicant as follows: A) Uses limited to a convalescent (nursing) home, congregate care facility
and assisted living facility with accessory uses inclUding dining, pharmacy, beauty shop, clinic and
therapy services; B) Maximum building square footage 62,000 square feet; C) Maximum lot coverage
(buifding) 13%; D) Minimum open space 45%; E) Maximum number of units 93; F) Maximum number of
beds 186; and G) Tum movements on Fourteen Mile limited to right·out only; 3) A Planning Commission
Finding that the Applicant's proposal to donate, Install and maintain a City of Novl entrance sign and sign
easement, as approved by the City, is a public benefit; 4) A Planning Commission Finding that
constructing the proposed convalescent facility prOVides additional public benefit by increasing the
City's tax base, providing an additional iong term care facility, providing new jobS, and expanding service
to the City's elderly population Is a public benefit; 5) City Council considering the Ordinance deviations
associated with the proposed concept plan as detailed in the Staff and Consultant review letters
acceptable; 6) Subject to the Planning Commission conditions of Preliminary Site Plan SP08·09A
approval, including the Applicant making minor changes to the Concept Plan as requested In the
Preliminary Site Plan Review letters; for the reasons that: 1) The petition is consistent with the Master
Plan for Land Use 2004 which depicts this area for multiple family uses; 2) Nursing home uses are
compatible with the surrounding land uses; 3) The proposed use is less intense than the previously
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approved senior housing use; 4) Adequate Infrastructure exists to support nursing home and multiple
family uses; 5) The proposed PRO Concept Plan meets the intent of the Zoning Ordinance by providing a
transition between multiple family and commercial development, by protecting and conserving the
character of the area, by providing adequate access and utilities and providing a City of Novi entrance
sign as a pUblic benefit; and 6) The petition Is In compliance with Article 34, Section 3402 of the Zoning
Ordinance. Motion carried 7-0.

Moved by Member Meyer, seconded by Member Burke:

ROLL CALL VOTE ON MAPLE MANOR, SP08·09A SPECIAL LAND USE MOTION MADE BY MEMBER MEYER
AND SECONDED BY MEMBER BURKE:

In the matter of SP08-09A, Maple Manor, motion to approve the Special Land Use Permit for a
convalescent (nursing) home subject to: 1) City Council approval of Rezoning Petition 18.682, PRO,
Concept Plan SP08·09A and related PRO Agreement; and 2) Compliance with all conditions and
requirements listed in the Staff and Consultant review letters; for the reasons that the Planning
Commission finds that the use is otherwise in compliance with all applicable provisions of the Zoning
Ordinance and that relative to other feasible uses of the site, the proposed use: 1) Will not cause any
detrimental impact on existing thoroughfares or the capabilities of public services and facilities; 2) Is
compatible with the natural features and characteristics of the land and adjacent uses of land; 3) Is
consistent with the goals, objectives and recommendations of the City's Master Plan for Land Use; 4) Will
promote the use of land in a socially and economically desirable manner; 5) Is (1) listed among the
provision of uses requiring Special Land Use review as set forth in the various zoning districts of this
Ordinance, and (2) is in harmony with the purposes and conforms to the applicable site design
regulations of the zoning district in which it Is located; and 6) and the plan meets the requirements of
Section 2516. Motion carried 7-0.

Moved by Chair Pehrson. seconded by Member Burke:

In the matter of Maple Manor, SP08-09A, motion to approve the Preliminary Site Plan, subject to: 1) City
Council approval of Rezoning Petition 18.682, PRO, Concept Plan SP08-09A and related PRO Agreement;
2) City Council granting a waiver of the west berm requirement and the Applicant replacing it with a six
foot masonry wall; 3) City Council granting a Section 9 Fa!;ade Waiver subject to the Applicant modifying
the fa!;ade to add decorative dormer windows on the front and rear fagades, or other equal method of
mitigating the expanse of asphalt shingles; and 4) The Applicant making minor corrections listed in the
Staff and Consultant review letters; for the reason that the site plan: 1) Meets the intent of the Master
Plan; 2) Meets the intent of the Zoning Ordinance; and 3) Is otherwise in compliance with Section 3402,
Article 6, Article 24 and Article 25 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.

DISCUSSION
Mr. Spencer said that the sidewalks are part of the site plan, and he has had conversations with the Transportation
Director of the Walled Lake Schools, and they are looking forward to this addition because the children who live in
Beach Walk can walk to school.

ROLL CALL VOTE ON MAPLE MANOR, SP08-09A PRELIMINARY SITE PLAN MOTION MADE BY MEMBER
MEYER AND SECONDED BY MEMBER BURKE:

In the matter of Maple Manor, SP08-09A, motion to approve the Preliminary Site Plan, SUbject to: 1) City
Council approval of Rezoning Petition 18.682, PRO, Concept Plan SP08-09A and related PRO Agreement;
2) City Council granting a waIver of the west berm requirement and the Applicant replacing it with a six
foot masonry wall; 3) City Council granting a Section 9 Fa!;ade Waiver subject to the Applicant modifying
the fa!;ade to add decorative dormer windOWS on the front and rear fa!;ades, or other equal method of
mitigating the expa!lse of asphait shingles; and 4) The Applicant making minor corrections listed in the
Staff and ConSUltant review letters; for the reason that the site plan: 1) Meets the intent of the Master
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Plan; 2) Meets the intent of the Zoning Ordinance; and 3) Is otherwise In compliance with Section 3402,
Article 6, Article 24 and Article 25 of the Zoning Ordinance and all other applicable provisions of the
Ordinance. Motion carried 7·0.

Moved by Member Meyer, seconded by Member Burke:

ROLL CALL VOTE ON MAPLE MANOR, SP08·09A WOODLAND PERMIT MOTION MADE BY MEMBER MEYER
AND SECONDED BY MEMBER BURKE:

In the matter of Maple Manor, SP08·09A, motion to approve the Woodland Permit subject to the
conditions and Items listed in the Staff and Consultant review letters being addressed on the Final Site
Plan; for the reason that the plan is in compliance with Chapter 37 of the Code of Ordinances. Motion
carried 7·0.

Moved by Member Meyer, seconded by Member Burke:

ROLL CALL VOTE ON MAPLE MANOR, SP08·09A STORMWATER MANAGEMENT PLAN MOTION MADE BY
MEMBER MEYER AND SECONDED BY MEMBER BURKE:

In the matter of Maple Manor, SP08·09A, motion to approve the Stormwater Management Plan subject to
the conditions and items listed In the Staff and Consultant review letters being addressed on the Final
Site Plan; for the reason that the plan is in compliance with Chapter 11 of the Code of Ordinances. Motion
carried 7·0.

Transcribed by Jane L. Schimpf, October 13, 2008
Customer Service Representative
Date Approved: October 22, 2008

Signature on File
Angela Pawlowski, Planning Assistant Date
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REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI
EXCERPTS

MONDAY, OCTOBER 20, 2008 AT 7:00 P.M.
COUNCIL CHAMBERS - NOVI CIVIC CENTER - 45175 W. TEN MILE RD.

ROLL CALL: Mayor Landry, Mayor Pro Tem Capello, Council Members Crawford, Gatt,
Margolis-absent/excused, Mutch, Staudt

ALSO PRESENT: Clay Pearson, City Manager
Pamela Anti!, Assistant City Manager
Tom Schultz, City Attorney
Ara Topouzian, Economic Development Director

MATTERS FOR COUNCIL ACTION - Part I

1. Consideration of Zoning Map Amendment 18.682 with Planned Rezoning Overlay
(PRO) SP08-09A from the applicant, J.S. Evangelista, LLC, to rezone property
located at the southwest corner of Fourteen Mile and Novi Roads from RA,
Residential Acreage with a Planned Unit Development (PUD) to RM-1, Low
Density, Low Rise, Multiple-Family Residential, favorable consideration of the
PRO Concept Plan, and revocation of the right to develop under the existing
Maples of Novi PUD. The subject property is 3.88 net acres.

Marcus Evangelista, General Counsel for Evangelista Development, and owner and developer
of the property was present as well as Alex Orman with Nowak and Fraus Engineering Firm
and he believed their description was accurate and complete. Mr. Evangelista said in
December of 2000, they were approved for congregate care senior apartments and they were
proposing a nursing home, which was a less intense use with a lower impact on the property
and ultimately less traffic and congestion in the area. He said the nursing home proposed
would be very compatible with the surrounding area and would integrate well with the existing
community. The adjacent property was a commercial retail mall with a CVS, Starbucks, Coney
Island and Flag Star Bank. The other surrounding areas were multi family apartments and
condo's; therefore the nursing home presented a viable, transitional type of use for that
intersection. He said there was a tremendous need for a nursing home in the area and there
was a high demand for long tenm care services and that could be demonstrated by the opening
of the new Providence Park in Novi as well as the Henry Ford Hospital in West Bloomfield. In
addition, the State of Michigan had also projected a 15% growth in western Oakland County by
2012, also supporting the need for long term care services. The other benefits included
enhancing the local City economy. He commented they would improve the tax base and they
were a for profit organization so the City could tax them. He said they also expected to create
at least 100 new jobs in the City of Novi in a non automotive sector, which was good for the
economy. Mr. Evangelista said Maple Manor was a family owned and operated company and
his parents were the owners, Drs. Jose and Stella Evangelista. He said they were practicing
physicians and had been practicing for over 30 years. He said they were hands on owners
and he was also involved in the business as the CFO and General Counsel for the company.
Mr. Evangelista said they had a track record that they were very proud of and currently owned
and operated Maple Manor of Wayne and were ranked the #1 facility in Michigan rated by
Medicare. He said last year they had a perfect State survey with zero citations and that was
nearly impossible to do and they were also JACO credited, which was voluntary for nursing
homes. They elected to be JACO credited to demonstrate their commitment to the highest
quality of health care. He said their nursing was a beautiful, clean odor free environment and
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that was a reflection of the care they provide at all times. As a part of the PRO they were
proposing to donate the City sign and would have it professionally manufactured and it would
be identical to the existing new signs and would be place at the boundary of Walled Lake and
the City of Novi.

Mayor Pro Tem Capello asked if they needed the eXisting Maples of Novi residents to sign off
on this before the PUD status was released from this piece. Mr. Schultz said he didn't believe
so as they looked at it and looked at the revocation issue. He said the prior ordinance had
been repealed talked about essentially continuing to act as a regulatory body as though it was
still in place and talked about the revoking the area plan, if appropriate, and talked about a
hearing. Mr. Schultz thought the owner of the property was the appropriate person to give

notice to a hearing, which they were having tonight. Mayor Pro Tem Capello asked if the
existing Maples residents had been given notice of this. Mr. Schultz said he didn't know if the
other elements of the PUD area plan had but thought the appropriate people to give notice to
were the people within this portion of the area plan. Mayor Pro Tem Capello asked if the
pharmacy they wanted would be totally internal and Mr. Evangelista replied it was and was just
for their patients.

CM-08-10-177

DISCUSSION

Moved by Capello, seconded by Staudt; MOTION CARRIED:
For tentative approval of Zoning Map Amendment 18.682 with
Planned Rezoning overlay (PRO) SPOS-09A from the applicant, J.S.
Evangelista, LLC, to rezone property located at the southwest
corner of Fourteen Mile and Novi Roads from RA, Residential
Acreage with a Planned Unit Development (PUD) to RM-1, Low
Density, Low Rise, Multiple-Family Residential, favorable
consideration of the PRO ConceptPlan, and revocation of the right
to develop under the existing Maples of Novi PUD. The approval
would be subject to: (1) City Council waiving the Traffic Impact
Assessment because the proposed Convalescent Nursing Home use
would generate less traffic than the previously approved senior
housing apartment building. (2) Favorable findings of the proposed
conditions as listed above, (3) Acceptance of applicant's offer for
public benefits, (4) Tentative approval of the PRO concept plan, (5)
the applicant entering into a PRO agreement with the City Council
including provisions required to revoke the PUD. Approval for this
site and withdraw this property from that development for the
following reasons. (1) conditions consistent with the Master Plan
for Land Use 2004 fit the area for multiple family uses, nursing home
uses were compatible with the family land uses, adequate
infrastructure existed to support nursing home and multiple family
uses and the proposed PRO concept plan meets the intent of the
zoning ordinance in providing a transition between multiple family
and commercial development protecting and conserving the
character of the area and providing adequate access to these
facilities.
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Member Gatt asked if there would be independent people who drive, etc. Mr. Evangelista
responded it would predominately be dependent. He said it was a skilled nursing facility and
the typical patient would be people right out of the hospital who had surgery and needed to
stay at their facility for a short term basis, usually up to 100 days of care. He said they would
restore their abilities and confidence so they could return home. They would also have a long
term care unit, which would be more the end stages of their life and was a nursing long term
care facility. He said they would probably have a few beds that were independent but usually
those people would stay and then progress into the long term care setting. Member Gatt said
there wouldn't be any permanent residents there and it was not a home for somebody. Mr.
Evangelista said there would be and they were trying to come up with the actual number but
he guessed it would be about 20% of their residents would be independent/assisted living type
of care. Member Gatt asked if he could compare it to anything that existed in Novi such as
Waltonwood. Mr. Evangelista said no, Waltonwood was the assisted living and independent
living and that was not their core competency. It would be more akin to Manor's of Novi.

Member Crawford commented she was glad that they were doing this project as she thought
the City had been underserved in this area. She asked if there were any innovations in the
project, like a greenhouse, that were newer than what people think of in a nursing home. Mr.
Evangelista said he couldn't say they were offering anything special like a greenhouse, but
were open to any suggestions Council had. However, he said they would provide a clean
homelike environment. He said the facility the have now was carpeted and people said it
looked like a hotel. He said they would provide staffing, care, ownership on site, which was
more of a personalized, customized environment, and they would have all the usual amenities
such as outdoor courtyards, activities and it would be a beautiful place. Member Crawford said
she knew from being involved in the senior business some of the requests they received from
Novi residents all the time was daycare. Mr. Evangelista said they offered it at Maple Manor of
Wayne and called it respite care and they would definitely do that and it would be more of an
ancillary business.

Member Staudt asked what type of City services he envisioned using. Mr. Evangelista said
they work closely with the communities and have a lot of activities for the residents. He said
they have lunches; they take them to the baseball games and to various things in the area. He
thought the mall would be a great venue for them because it was safe and nearby. He said
they look for things that were not too far that the seniors could enjoy and the library would
definitely be one of them.

Member Mutch said he wouldn't support the motion and his reasons were not criticism of their
facility. He commented everything he had read was impressive and the Planning Commission
was very impressed by the standards that their facilities had met. Member Mutch said the
concern he had with the proposal was the kind of use and its location and he was very
concerned that on the north side of town they were really getting a concentration of facilities
that would require a higher level of City services than could currently be provided for that area
of town. He said some of the other facilities had created a strain on emergency services and
this being located at 14 Mile and Novi Road so anytirne they had to respond it created a
challenge for the City. Member Mutch said with that in mind, he recognized that the change in
use from what was previously proposed would be a reduction in traffic but he was concerned
about the other impacts that would come from additional demands on emergency services.
Member Mutch said the other criticism he had went back to the whole PRO concept and the
public benefit, outside of the entrance sign, would really come with any development at that
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location and almost any use would bring those benefits to the City. He said he didn't think the
PRO concept worked well with what they wanted to achieve and they needed a better vehicle
to do that. He said perhaps a PUD zoning option that would allow Council to consider unique
developments in locations across the City without getting into this little game they play. He
said it didn't do justice to the process and didn't reflect well on what they should be doing as a
City and it made the applicant jump through hoops that he didn't think were necessary. He
said most of the PRO agreements that were approved had never been carried out and he
hoped theirs would be the exception. He expressed concern about the process of separating
out parcels from the PUD and thought it created concerns as there were multiple PUD in the
City and when approved they were approved as a whole and separating those out raised some
concerns about how they were originally approved and whether or not this was the correct
process to undue those.

Mayor Landry said he was very impressed with the accreditation, the 100% Medicare Audit,
the creation of 100 jobs and mostly because they were jobs in a quality organization evidenced
by those accreditations.

Roll call vote on CM-08-10-177 Yeas: Crawford, Gatt, Staudt, Landry, Capello
Nays: Mutch

Absent: Margolis



"rENTATIVLY APPROVED CONCEPT PLAN

1. Site Plan
2. Building Elevations
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