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MEDILODGE OF NOVI, SP10-05B

Public Hearing of the request of The Medilodge Group for revised Preliminary Site
Plan, revised Woodiand Permit and revised Wetland Permit and Stormwater
Management Plan approval. The sublect property totals approximately 20.05
acres and is located in Section 17, north of Eleven Mile Road between Beck
Road and Wixom Road, parcel 50-22-17-400-002. The applicant is proposing a
120 bed 78,560 square foot convalescent (nursing) home building.

MEDILODGE OF NOVI
SP10-05B

REQUIRED ACTION

Approve or deny revised Preliminary Site Plan, revised Wetland Permit, revised

Woodland Permit and Stormwater Management Plan.
REVIEW | RESULT DATE COMMENTS

Planning Approvdal 05/02/10 | « Changes to the previously

recommended approved plan include the
following: sanitary sewer
extension aleng 11 Mile Road
has been moved to the north
side of the sireet, existing
boardwalk near the southwest
corner of the site replaced with
sidewalk, ITC path shown,
ITC path has been revised per
comments from ITC. Revised
version wlill be part of Final Site
Plan.

¢ ltems to be addressed on the

L o | FindlSite Plan.

Engineering | Approvail 04/27/11 | ltems to be addressed on the Final

recommended Site Plan.

Wetlands Conditional 04/28/11 | ltems to be addressed on the Final

Approval Site Plan,

- recommended

Woodlands | Condifional 04/29/11 | ltems to be addressed on the Final

approval Site Plan.

| recommended ]

Fire Approval 05/02/11 | ltems to be addressed on the final

| recommended | Site Plan.

- L




Approval — Revised Preliminary Site Plan

In the matter of The Medilodge Group, SP 10-05B, motion to approve the revised
Preliminary Site Plan, subject to the following:

a.
.

C.

d.

Execution and recordation of the approved PRO Agreement;

The conditions and items listed in the staff and consultant review letters
being addressed on the finatl Site Plan;

Applicant incorporating revised ITC pathway shown in Exhibit D of the PRO
Agreement into the Final Site Plan submittal; and

[additional conditions here if any}

for the following reasons... [because the plan adheres to the opproved concept
plan and deviations included therein and is otherwise in compliance with Arlicle
6, Article 24 and Arficle 25 and all other applicable provisions of the Zoning
Ordinance.)

Denial -~ Revised Preliminary Site Plan

In the matter of The Medilodge Group, SP 10-05A, motion fo deny the revised

Preliminary Site Plan, for the following reasons... {because it is not in compliance

with the following secfions of the Zoning Ordinance....)




Approval — Revised Wetland Permit
In the matter of The Medilodge Group, SP 10-058, motion to approve the revised
Wetland Permit, subject to:

a. Execution and recordation of the approved PRO Agreement;

b. The conditions and items listed in the staff and consultant review letlers
being addressed on the Final Site Plan; and

c. {[additional conditions here if any)

for the following reasons...[because it is in compliance with Chapter 12 of the
Code of Crdinances and all other applicable provisions of the Ordinance).

Denial- Revised Wetland Permit

In the matter of The Medilodge Group, SP 10-05A, motion to deny the revised
Wetland Permit, for the following reasons...[because it is not in compliance with
Chapter 12 of the Code of Ordinances).




Approval — Revised Woodland Permit
In the matter of The Medilodge Group, SP 10-05B, motion to approve the revised
Woodland Permit, subject to:

a. Execution and recordation of the approved PRO Agreement;

b. The conditions and items listed in the staff and consultant review letters
being addressed on the Final Site Plan;

c. (additional conditions here if any)

for the following reasons...{because it is in compliance with Chapter 37 of the
Code of Ordinances and all other applicable provisions of the Ordinance).

Denial- Revised Woodland Permit

In the maiter of The Medilodge Group, SP 10-05A, motion to deny the revised
Woodland Permit, for the following reasons...[because it is not in compliance
with Chapter 37 of the Code of Ordinances).




Approval - Stormwater Management Plan
In the matter of the Medilodge Group, SP 10-058, motion to approve the Storm
Water Management Plan, subject to the foliowing:

a. Execution and recordation of the approved PRO Agreement;

b. The conditions and items listed in the staff and consultant review letters
being addressed on the Final Site Plan; and

c. [additional conditions here if any)

for the following reasons...[because it otherwise in compliance with Chapter 11
of the Code of Ordinances and dall other applicable provisions of the
Ordinance,)

Denial- Stormwater Management Plan

In the matter of The Medilodge Group, SP 10-05B, motion io deny the Storm
Water Management Plan, for the following reasons...{because it is not in
compliance with Chapter 11 of the Ordinance.)
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PLAN REVIEW CENTER REPORT
May 2, 2011
Planning Review

Medilodge of Novi
Revised Preliminary Site Plan SP10-05B

Petitioner
The Medilodge Group

Review Type
Revised Prellminary Site Plan and Special Land Use Permit

Propery Chargcteristics

+ Sife Location: North side of Eleven Mile Road between Beck Road and Wixom Road
{Section t7)

o JSite Zoning: RM-1, Low Denisity, Low-Rise Mulliple-Family Residential with a PRO

+ Adjoining Zoning: Norlh and East: R-3,” One-Familly Residentlal {OSC, Offlice Service

Commercial further north); West: RA, Resideniial Acreage; South: R-1,
One-Family Residential with a PRO [across Eleven Mile Road])

» Slte Use: VYacani

¢ Adjoining Uses: North: Vacant, Providence Hospilal Campus ({further north): East:
Vaeand, Single-famlly Resldential; West; HIC Easement, Wildlife Woods
Park and Single-family Residential {further west); South: Existing Single-
family Residenticd and approved bul not bullt residential development

+ Proposed Use; 120 bed convalescent home
Site Stze: 20 acres
Plan Dale; 03/31/11

Prolect Summary

The parcels in question are located on the north side of Eleven Mile Road, between Wixom Road and
Beck Road In Section 17 of the City of Novi. The properly lotals 20 acres. The current zoning of the
properly Is RM-1, Low Densily, Low-Rise Multiple-Family Residentlal with a PRO, The appllcant has
proposed o 78,580 square fcol, 120 bed convalescent home, The proposed convalescent home
would include centrallzed dining and physical therapy facilities dlong with other anciflary features. This
properly was recently rezoned wilh a Planned Rezoning Overlay (PRO) from R-3 to RM-1. The Planning
Commission gave a positive recomrmendatlion for approval of the concept plan and rezoning to Clly
Council on February 24, 2010. The rezoning wilh PRO appeared belore the Cily Counclt on March 8,
2010. At that meeting, Cily Council granted preliminary approval of the plan and rezoning. The
applicant Is currenily working with the Cily Ailorney on finalizing the Planned Rezoning Overlay
Agreemant which will appear before the Clly Councll for thelr considerallon at an upcoming meeling.
The Planning Commission approved the Preliminary Stte Plan {contingent on City Council approval of
the PRO Agreement} on March 24, 2010,

The revised Preliminary Site Plan Is genercily consistent with the approved conceplt plan. Howaver,
thete are severdl more minor differences that necessilated the revised review., The sanitary sewer
axtension along Eleven Mile Road was previously shown on the south side of the street 1o reduce
impacts to natural fealures on the north side of the strest. The applicant has determined the south
location s nol feasible and the plon now shows the sanliary sewer extension on the north side of the
street. Addilionadlly, an exisiing boardwalk near the southwest corner of the site will be removed and
replaced with a sidewalk, Lasily, the applicant has shown the proposed path through the [TC corddor




Rezoning with Planned Rezoning Cveilay May 2, 2011

Medllodge of Novi SP10-058 Page 2 of 4

and extending onto the Medilodge properly, This was a significant part of the PRO public benefit
offered by the appllcant.

Recommendalion

Approvdi of ihe revised Prellminary Site Plan and Special Land Use Permit Is recommended conlingent
on the approval of the PRO Agreement by the Cily Councll, The plan is In compliance with mosl
Ordinance requirements and the condilions set forth in the Planned Rezoning Overlay agreement wiih
planning related items o be addressed at the Hime of Final Site Plan submittal,

Ordinance Requirements

This project was reviewed for conformance with the Zoning Ordinance with respect to the Planned
Rezoning Overlay Concept Plan, Arlicle 6 [RM-1, Low Denslly, Low-Rise Multiple-Family Residenticl
Distiict), Article 24 (Schedule of Regulations), Article 25 (General Provisions}, and any other applicable
provisions of the Zoning Ordinance. Plscase see the allached charts for informalion pertaining to
ordinance requirements, ftems in bold below must be addressed by the applicant or Planning
Commission before Preliminary Site Plan Approval may be granted.

1. Barmier free Spaces: The plans do not provide details concerning the ramps or access for barrier
free spaces along the main entrance, The applicant should provide delails showing whether
these spaces will be flush with the ad]aceni sldewalk or whether ramps wlli be provided,

2. Loading Space: Approxmately 360 square feet of loading space has been provided, The
proposed loading zone should be cleaily Indlcated with the appropriate strlping.

3. Dumpster Screening: Dumpsier screening one foot ialler than the proposed dumpster should
be provided. Interior bumpers or posis must be shown, The appllcant should Include the helght
of the dumpster on the screening details and Indlcate profeciive bollards,

4, Photomeiric Plan — Reguired Notes: The applicant should Include the required notes on the
photometiic plan,

5. Minimum/Maximum |llurninalion: light levels seem particulardy high of the borders of the
parking on the eastern and western properly lines. The appllcant may wani to consider
reducing light levels at these locatlons, pardlcularly at the southeastern border of the parking 1ot
due to the adjacent single-famlly residence,

4. On-Site Sidewalk: The proposed plans show a sidewdlk dlong the malorlly of the eastern side of
the building. However, the sidewdalk dlong the westemn side of the bullding doas not extend the
full lenglh of the building or loop around the access drive. The appllcant should consider
providing ¢ sldewalk along the access drive and connecling the Internal sidewalk system to
the reglonal pathway proposed das part of the publle benetlt,

7. Puture Addilion: Sheet A2 shows a fulure addiflon. No future addilions have been proposed
for approval as part of Ihis plan submilial, Unless the applicant would like to Include thls area
as part of the PRO concepl plan and site plan review process, references to future addlifons
should be removed from the plans.
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8. facade: The subject property is anticipated to be included In the new Suburban Low-Rise

9.

District as parl of the Masier Plan update. Buildings in this new district should have a residential
character {o their fagade, including peaked roofs, dormers, covered porches, elc. The
applicant has included some of these fealures as part of their proposal but per the Clly
Councll preliminary approval motlon (March 8, 2010) the applicant should Incorporate
addiilenal fealures of the proposed Suburban Low-Rise concept as staled In the Fagade
Consultant's review letter, dated February 16, 2010, The applicant should include and clearly
identify these fealures on the Final Site Plan elevatlons.

Conservdlion Easemeni: The applicant should include the "gourd-shaped" wetland identitied
In the welland review letter in the proposed conservailon easement or otherwlise explain why
this regulated nalural feature cannot be included.

Planned Rezoning Overlay

The rezoning with ¢ Planned Rezoning Overlay was granted conceplual approval by Clly Councll on
March 8, 2010. The PRO acts as a zoning map amendment, crealing a “floaling district" with o
concepiual plan attached o the rezoning of the parcel. As a part of Ihe PRO, the underlying zoning is
changed, In this case ic RM-1 as requested by the applicant, and the applicant enters into a PRO
Agreament with the Cily, whereby the Cily and applicant agree to any devialions to the applicable
ordinances and tenlalive approval of a conceptudl plan for development for the site. The following
ordinance deviations were included in the PRO Agreement

[N
2,

The maximum permilted building length Is 360 feel. The overall bullding length if proposed o
be 492 feet, This ordinance deviation will be included in the PRO Agreement,

A building in the RM-1 District must be crienfed ot a minimum angle of 45 degrees o
adjacent single-family residential zoning, The proposed slruciure is perpendicular to Eleven
Mile Road wilh the rear half of the shructure rolated 30 degrees. This ordinance deviation will
be included in lhe PRO Agreement,

The required side yard building setback is 134 feel [based on |he building length}, The
bullding Is proposed to be setback 132 feel on the east side, This ordinance deviation will be
included in the PRO Agreement.

The dumpsier Is required to be localed in the rear yard, The proposed dumpster and
dumpster enclosure Is shown in The interior {western) side yard. This ordinance deviation will
be included in the PRO Agreement,

A 4.5 fool 1o & foot high landscaped berm is required along the wesl, north and east properly
boundaries, No berm ls provided In any of the aforemenfioned yards. These ordinance
deviations will be Included In the PRO Agreement.

The ordinance requires a minimum of 30 percent brick and a maximum of 25 percent asphall
shingles on each facade. The fagade does not meet these standards. These deviations will
be Included in lhe PRO Agreement,

When a PRO Is proposed, applicants are required to demonstrate a public benefit above and beyond
what would be assoclaled with ihe normal development of the site, This public benefil is included in
ihe PRO Agreement. The public benefils associaled with the subject properly are as foilows:

h

The list of permissible permitted uses, the number of beds and the permitted size of the faciity
will be limited as part of the PRO Agreemeni. This will be included in the PRO Agreement and
is reflected on the plans as noted above,

The applicant has agreed 1o refocails the proposed floodplain miligation as Indicated in the
PRO Concept Plan Woodland Review Letter, The floodplalin mitigation has been relocated
accordingly.

The applicant has agreed 1o locate the required sanitary sewer extension along the southern
side of Eleven Mile Road. The sanilary sewer extension on the soulh side of the road was nol
feasible and ihis extension has been relocated to the norlh side of the road.

The appllcant has agreed to a conservation easement totaling 8.5 acres located mostly in
the rear ol the properly. This will be included In the PRO Agreement.

The developer agreed to provide a pathway through the adjacent {TC Uiity Easemenl. The
pathway has been shown on the revised Preliminary Stte Plan,
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6. The applicant has agreed 1o increase the landscapse planiings on the east properly iine to
assist in providing o bufter for the adjacent residenilal properties.

The PRO runs wilh the land, so fulure owners, successors, or assigness are bound by the terms of the
agreement, absent modiilcalion by the Cily of Novl. if the development has not begun within two
years, Ihe PRO concep! plan explres and the agreement becomes void,

Response Letter

A letter from either the applicant or the applicant’s representalive addressing commaents in this, and in
the other review letlers, is requesied prlor to the malter being reviewed by the Planning Commission.
Additiondlly, a letter from the applicant is requested o be submitted with the nex! se! of plans
submitied highlighling 1he changes made to the plans addressing sach of the comments listed
above,

Pre-Conslrucltion Meellng

Prior 1o the starl of any work on the site, Pre-Consiruction {Pre-Con} meetings musl be held with the
applicant's contractor and the Cily's consulling engineer. Pre-Con meelings are generally held after
Stamping Sels have been issued and prior to the start of any work on the site, There are a variety of
requirementls, feas and permits that must be issued before o Pre-Con can be scheduled, To give you
an advance nollce of the requirements and what must ke in place prior to the Pre-Con, a sample Pre-
Con checklist Is altached. If you have guestions regarding the checklist or the Pre-Con itself, pleass
contact Sarah Marchioni {248.347.0430 or smarchioni@cityofnovi.orgl in the Communily Development
Department,

if {he applicant has any questions concerning the above revliew or the process in general, do not
hesltate lo contaci me at 248.347.0586 or kkapelanski@cityofnovi.org.

t!hvrza’{)" AN AN
Reéporl by Pldpher Kristen Kapelanski [248) 347-0584




PLANNING REVIEW SUMMARY CHART
Revised Prellminary Slite Plan $P10-05B
ProJect Name: Meditodge of Novi
Plan Date; 03/31/11

ltem

Requlred

Proposed

Meels
Requlrements?

Comments

Master Plan

Suburban Low-Rise

Muitiple-Family
Resldenfial

No

Initial approval of the
proposed rezoning with PRO
was granted by the Cily
Councli on March 8, 2010,
Once ihe PRO Agreement is
drafted, it wil be forwarded to
the City Council for their
approval,

Zoning

RM-) with PRO

RM-1 with PRO

Use permitted in RM-1

Principal Uses
Permilted [$&c
601)

Single, two and
mutltiple - famity
residential,

N/A

Uses Permitted
Subject o
Special o
Condilions {Sec;
602)

Convalescent
homes, assisted living
faclifles, hospice
care faciliiies and
chlld care centers
subject to!

(1} Convalescent
homes, assisted living
facilities and hosplce
care facilfies; 1,500
sqa. fL. tolal land area
per bed.

[2) Child care
centers: min. 100 sq.
ft. outdoor play area
per child and
min.2,800 sq. ff, and
fenced and
screened from any
residential district,

(3) Min. 40 f}, building
setback.

(4) Accessory
buildings and uses
customarily incldent
to any permitied
use,

120 bed
convalescant
home - 7,240 sq. ft.
of jof area per bed
provided

40" + building
setback on all sides

Yes

Ses more resliictive selback
raquirements listed below.

(3¢ 100,
Schedule of

Bullding Helght

35 1. two stories

Roof lop

30 feel {lo midpoint
of roof} one story

Yes

Planning Review Summary Chart
PSP - Medilodge

Page 1 of 6




Requlred

Proposed

Meetls
Requlrements?

Comments

appurtenances
addilional 5 i1,

180 ft, or up to 360 1,
if building setback
Increased i fl. for
every 3 fi, buliding
lenglth when
bordering a
resicdential disidct or
malor thoroughfare

Maximum 492’
length proposed

No

This deviation will be included
in the PRO agreement.

Additional RM-1

Minimum
selback of 150 H.
from shoreline
Must front on
public or private
road

Struciure shall be
oriented at a
minimum angle
of 45° lo
adjacent RA and
R-3 properlies.
Maximum 30% of
setback areas
parking, drives &
loading area
Off-street parking
and drives shall
not be located
closer than 25' fo
any wall of g
dwelling structure
which contains
openings
involving living
dareas nor closer
than 8' to any
waill that does
not confain
openings.
Sidewalk
connectivily
Minimum
distance
belween
buildings § = LA
+1B + 2(HA +
HB )

—_—

N/A

2. Fronts public
road

3. Madin building
perpendicular
to 11 Mile with
the rear half
rotated 30°

4. 8% setback
coverage

5, Adequate

setbacks

provided

Provided

N/A

N

No

A devialion forinadequate
bullding ordentalion will e
included in the PRO
agreement.

Lot Coverage

Maximum 25%

18% loi coverage

Yes

[Seclion2400;

Pianning Review Summary Charl
PSP - Medilodge
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ltermn

Required

Proposed

Meeis
Regulrements?

Commenls

looInolo 5]

Bullding Setback

75 H. plus 1/3 ft, for
every fool building.
length exceeading
180 fi, (205-180 X
0.33)+75 =83 i,

88 feel

Yes

75 ft. plus 1/3 #. for
every fool building
length  exceeding
180 ft. {340-180 X
033]+75=134 {1,

132 feet

No

This deviation will be included
In ihe PRO agreement,

75 it plus 1/3 L. for
every foot building
lengih  exceeding
180 ft, {360 -180 X
0.33}+75 =134 {1,

179 feet

Yes

ear north
(2400

75 ft, plus 1/3 fl. for
every foot building
length exceeding
180 ft. ~ North
frontage does not
exceed 180 ft. - 75 1t
required

400 feet +

Yes

Parking Setback

Fron} south

75 .
Must comply with
building setback

80 feet

Yes

201t

29 feel

Yes

20 1.

145 feet

Yes

foothole’b)

20ft,

400 feetl +

Yes

Parking Requlrem

ents

Number of
Parking Spaces
(2505)

One per 4 beds and
ohe for each
employee

120 beds/4 = 30
parking spaces
30 employees = 40

spaces required

116 provided

Yes

Planning Review Summary Chart
PSP - MedlLodge

Page 3of 6




Meetls

ltem Required Proposed Requiremenls? | Commenls
Parking Space | ¢ fh x 19 I, paiking 21t x 19l with24 | Yes
space dimensions ft. wide drives

and 24 ft. wide two-
way drives. 9 {1 x 17
fl. parking spaces
allowed along 7 H,
wide interior
sidewalks as long as
detail indicates a 4"
curb at these
locations and along
landscaping.

Barrier Fiee

5 barder free spaces
reqguired

One of every six
spaces must be van
accessible

Physical therapy uses
require 20% of all
parking provided lo
be banier free

21 barder free
spaces provided -
16 stondard and 5
van accessible

Yes

Barmrier Free
Space

8 i1, wide with a 5§ f,
wide access aisle for
standard barrier free
spaces, and

8 il. wide wilh an 8 ft.
wide access aisle for
van accessible
spaces

Barrier free spaces
sized correctly.

Yos

One sign for each
accessible parking
space,

No signs provided,

No

Appllcant should provide one
stgn for each barrler free
space on the Final Site plan
submlital.

ces

Five {5} square fl. per
front foot of bullding
up o a total area of
three hundrad sixly
(360} square ft, per
bullding = 340 sq. ft.
required

3640 5q. ft, loading
space provided,

Yes

Appllcant should provide
sltlping for the loading zone,

Screen wall or fence
required for all
dumpsters, must be
at least five {1, in
helght, and provided
on three sldes.

Screening fo be 6'
in height and to
match building.

Yesg

Appllcant should Indicate
height of proposed
dumpster/generators,
Protective bollards should be
shown,

Planning Review Summary Charl
PSP - MedilLodge
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Meeis
Hem Required Proposed Requlrements? | Comments

Enclosure fo match
bullding materials -
Design must include
proleclive features.

Dumpsier Dumpster enclosure | Dumpsiers located | No This devialion will be included
Enclosure to be located Inrear | in the interior In the PRO agreement.

(S o yard, and set back tweslern) side yard

2 nd from property line ¢ | setback equal to

2520:1) distance equivalent | the parking tol.

to the parking lot
selback. Itis to be
located as far from
barier free spaces
as possible,
Enclosure to match
building materials

Roof top All roof top None Deplcled Yes? Applicant should deplcl ail

equipment and | equipment must be roof top and wall mounted

wall mounted screenad and dll equipment if any or otherwise

utllity wall mounied ulility Indlcate no roof top or wall
aquipment must be mounted equipment will be
enclosed and Included.

integrated into the
deslan and color of

the building
Exterior | Photometric plan Photometric plan See atfached lighting review
fighling [Section | and exterior lighting | submilied. charl for additional
2511} delails neseded at information,

lime of Prelimingry
Site Plan submittal

Sidewalks {City | A 5 ft. -8 it wide 5 fi. sidewalk Yes
n | sidewalk shall be proposed on Eleven
constructed along Mile Rd,
all major

thoroughfares as
required by the Cily
of Novi's Pedestrian | Sidewaiks provided
and Bicycle Master
Building Cods Plan.

Bullding exits must be
connected to
sidewalk system or

parking lot,
Design and Land description, Provided Yes
Consiruction Sidwell number

Planning Review Summary Chart
PSP - Medilodge
Page Sof 6



Meeis

ltem Required Proposed Requirements? [ Comments
Standards {metes and bounds
Manudl for acreage parcel,
lot number|s), Liber,
and page for
subdivisions).
Development Development and Contact Richelle teskun at
and Street streat names must 248- 347-0631 o schedule g
Names be approved by the meeling with the Commitiee
Street Naming
Commitiee before
Prellminary Slte Plan
gpproval
Developmaent/ | Signage if proposed For sign permit informallon

Businass Sign

requires a permit,

contact Jeannie Niland ot
248-735-5478,

Approval
conditlons of
City Councll
Motion 03-08-
10

Sanitary Sewer
extension provided
along Eleven Mile
Road.

Floodplain mitigation
relocated.

Applicant
incorporaling
addilional leatures
of the Suburban
Low-Rise District into
the facade,

Prepared by Kiisten Kapelanski, AICP (248) 347-0586

Planning Review Summary Charl
PSP — Medil.odge
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Lighting Review Summary Chart

Medilodge
SP #10-058
Meels
ltem Required Requirements? Comments

Intent {Section
2511.1)

Establish appropriate
minimum levels,
prevent unnecessary
glare, reduce
spllover onto
adjccent properiies,
reduce unnecessary
fransmission of light
into the night sky

Yes

Lighting plan
{Section
2511.2.a.1}

Site plan showing
location of all existing
and proposed
buildings,
landscaping, strests,
drives, parking areas
and exterior lighling
fixtures

Yes

Lighting Plan
[Section
2511.2.a.2)

Specifications for all
proposed and
existing lighting
fixtures including:
Photomelric data
Fixture height
Mounting & design
Giare control devices
Type and color
rendilion of lamps
Hours of operdtion
Photometric plan

Yes

Required
conditions
[Section
2511.3.q)

Height not to exceed
maximum height of
zoning district or 25
feet where adjacent
to residential districts
or uses,

Yes

Required Naotes
{Section
2511.3.b)

- Electrical service to
light fixtures shall be
placed underground
- No flashing light
shall be permitted

- Only necessary

No

Appllcant should include
the requlred notes.




Meels

ltem Requlred Requiremenis? Comments
fighting for security
purposes and limited
operations shall be
permitied after a
site's hours of
operation.
Required Average light level of | Yes
conditions the surface being it
(Section to the lowest light of
2511.3.e) the surface being lit
shail nol 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 Light [evels seem
lluminaiion min parilcularly high of the
{Section - Loading and borders of the parking lot
2511.3.k) unloading areas- 0.4 on the eastern and
min western property lines,
- Walkways- 0.2 min The applicant may want
- Building entrances, to consider reducing light
frequent use- 1.0 min levels at these locatlons,
- Building enlrances, particularly at the
infrequent use- 0.2 southeastern border of
min the parking lot due to the
adjacent single-famlly
residence,
Maximum When site cbuls @ Yes
Hlumination residential clistrict,
adjacent to maximum
Non-Residential | Hlumination at the
{Section property line shall not
2511.3Xk] exceed 0.5 foot
candle
Cul off Angles | All cut off angles of Yes
{Section fixtures must be 920
2511.3.1{2)) degrees when

adjacent {o
residential districts
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N > PLAN REVIEW CENTER REPORT
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S Englneering Review
ROV Medilodge of Novi
" cityofnovi.org 5P10-058
Petljioner
The Medilodge Group
Revlew Type
Revised Prefiminary Site Plan
Properly Characteristics
»  Site Location; North side of Eleven Mile Road, West of Beck Road
»« Site Slze: 20.05 acres
» Plan Date: 2-19-2010

Project Summary

= Construction of an approximately 78,560 square-foot single-story nursing home facility and
assoclated parking. Site access would be provided by two drive approaches off of Eleven
Mile Road.

»  Water service would be provided by an 8-Inch extension from the existing 16-Inch water
maln along the north side of Eleven Mile Rd. A 2-Inch domestic lead and a 6-Inch fire lead
would be provided to serve the building, along with three (3) additional hydrants on the
site,

»  Sanltary sewer service would be provided by extending an 8-Inch sewer from the northeast
corner of the site through the site and across the Eleven Mile Road frontage providing future
service to the adjacent parcels.

*  Storm water would be collected by two storm sewer collection systems, a north and south
basin, The north basin system conslsts of two equallzer basins and the south basin system
consists of three equalizer basins. All storm water will be detained on-site for the 100-year
storm then discharged at two points through an existing wetland on the parcel, with
ultimate dlscharge to the Nov| Lyon Draln,

» The construction of a 10’ wide asphalt pathway on the adjacent International Transmlsslon
Company property that continues through the site terminating at the east property line Is
proposed ,

» The existing boardwalk north of Eleven Mile Road at the southwest corner of the site Is
planned for removal and replacement with an at-grade sldewalk to facllitate sight distance
for the western drive approach.
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Recommendation
Approval of the Revised Prellimincary Stte Plan and Preliminary Storm Weter Management

Plan Is recommmencded,

Comments:

The Preliminary Site Plan meels the general requirements of Chapter 11, the Storm
Waler Management Ordinance and the Engineering Deslgn Manual with the following
{tems to be addressed at the time of Final Site Plan submitial ffurther engineenng detail

will be required at the time of the final site plan submiiial);

1. Address the comments submitied on the March 8, 2010 preliminary review
letter at the time of finai site plan submitial.

Addllional Comments to the March 8, 2010 lelter (fo be addressed with Flnal Site Plan
submittai):
Storm Sewer

2. Label all inlet struclures and provide rim and invert elevalions,

1. Label all storm sewer outlet siruciures and provide Invert elevations.

Storm Water Manaaement
2. Provide brlef narrative of the storm water management plan explaining the
process of the overall system [suggested).

Paving & Grading
3. Provide pavement grades and ¢ fypicdl cross-section of the pathway,

The followlng must be provided «l jhe lime of Preliminary Site Plan resubmiital:
4, A letter from elther the applicant ot the applicant's englneer must be
subimitied with the Final Site Plan highlighting the changes made to the plans
addressing each of the commenis listed above and indicating fthe revlse

sheels involved,

The followin ust be submitied at the time of Final $lie Plan submittal:

5. An itemized construction cost estimate must be submitted to 1he Community
Development Department al the time of Final Site Plan submittal for the
determination of plan revlew and construction inspecilon fees. This estimate
should only Include the civll site work and not any cosls associaled with
consiruction of the bullding or any demolition work, The cost eslimale must
be ltemized for each ulllity {water, sanitary, storm sewer), on-site paving, righi-
of-way paving (including proposed right-of-way), grading, and the storm
water basin (basin construction, conlrol slruclure, prelreatment skucture and
restoration).
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The following must be submitted at the Hime of Stamplng Set submittal:

4. A draft copy of the maintenance agreement for the storm watler faciiitles, as

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

7. A draft copy of the 20-fool wide easement for the waler main o be
consiructed on the site must be submitled 1o the Communily Development
Depariment. -

8. A draft copy of the 40-foot wide easement for the sanitary sewer to be
construcied on the site must be submitted to the Communlly Development

Department.

9. Executed copies of any required olf-site ulilily easements must be submitted
to the Communily Development Department,

Ihe following must be addressed prlot to construciion:

10, A pre-construction meeting shall be required prior lo any site work being
started, Please conlact Sarah Marchioni in the Communlly Development
Department to selup ¢ meeting {248-347-0430}.

11, A Cily of Novi Grading Permit will be required prior to any grading on the site,
This permit will be issued at the pre-construclion meeting. Once determined,
a grading permit fee must be pdid to the Clty Treasurer's Office,

12, An NPDES permit must be obtalned from the MDEQ because the sile is over 5
acres in size, The MDEQ requires an approved plan to be submitted with the
Nofice of Coverage,

13. A Soil Eroslon Conlrol Permit must be obtained from the Cily of Novi. Contact
Sarah Marchioni in the Community Developmeni Department (248-347-0430}
for forms and information.

14, A permnit for work within the rghi-ofway of Eleven Mile Road must be
obtained from the City of Novl. The application Is available from the Cily
Engineering Depariment and should be filed at the fime of Final Site Plan
submittal. Please contact the Engineering Department ol 248-347-0454 for
further information.

15. A permit for water main construction must be obfained from the MDEQ. This
permit appllcation must be submilted through the City Engineer aifter the
water maln plans have been approved.

16. A permit for sanltary sewer construction must be oblained from the MDEQ,
This permil application must be submitted through the Cily Engineer after the
saniiary sewer plans have been approved.
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17.  Construction Inspection Fees to be determined once the conshuctlon cost
estimerle is submiited must be paid prior to the pre-construction meeling.

18, A storm water performance guarcntee, equal to 1.5 fimes the amount
required 1o complete storm water management and facllifies as specified In
the Storm Water Management Ordinance, must be posted at the Treasurer's

Office,

19.  Anincomplele site work performance guarantee for this development will be
cdlculated {equal o 1.5 fimes the amount required to complete the site
improvements, excluding the storm water facilifies) as specifled in the
Performance Guarantee Ordinance, This guarantee will be posted prior to
TCO, al which time It may be reduced based on percentage of construction
completed.

20, A street sign financlal guarantee In an amount fo be defermined ($400 per
traffic control sign proposed) must be posted at the Treasurer's Office.

21.  Permils for the construcilon of each retaining wall must be obtalned from the
Community Development Department {248-347-0415).

Please contact Nathan Bouvy at 248-735-5648 with any questions,
/%, dgﬁ"‘ﬁ/

Lol ol Ben Croy, Enginesering
Brian Cobutn, Engineering
Kiisten Kapelanskl Communily Development Depariment
Tina Glenn, Wailer & Sewer Depi.
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Environmental Consulling & Technology, Inc.

Aptll 28, 2011

Ms. Barbara McBeth

Deputy Dlrector of Community Development
City of Nowi

45175 West Ten Mile Road

Novi, MI 48375

Re: Medilodge SP# 10-05B Wetland Review for the Revised Preliminary
Site Plan

Dear Ms, McBeth:

Environmental Consulting & Technology, Inc. (ECT) has reviewed the
proposed Medilodge preliminary Site Plan (Plan) prepared and submitted by
JW Design dated March 31, 2011, ECT has visited the site to verify wetland
boundaries and discussed wetland aspects of the proposed project In letters
sent to the City dated November 16, 2009 and February 2, 2010, What
follows Is a summary of our findings regarding the current Plan, which
Includes a revised sewer location, a walking trall, and additional minor
wetland impacts.

Site Comments:

The entire slte Is approximately 20-acres with approximately 5.39 acres of
wetland and 2.87-acres of Natural Features Setback. The proposed Plan
would construct a 67,184 square foot, 120-bed rehabilltation facility and
assoclated infrastructure, The parcel Is about twice as long as It Is wide, with
the long dimension running north-south, The proposed development s
mainly in the southern half of the property, near 11-Mile Road. Most of the
northern half of the parcel would remain undeveloped and would Include a
walking trall accessible to the public.

The west side of the southern half of the property contains forested and
scrub-shrub wetland. Additional forested and scrub shrub wetland occurs In
the east-central portlon of the property and In smaller-areas In the northern
half of the property. Approximately the northern 30-percent of the parcel
adjacent to Providence Hospital contalns some high-quallty forested wetland
and upland beech-maple-hickory woodland.

Proposed Impacts
The Plan proposes both permanent and temporary impacts to wetlands and
the 25-foot natural features setback as shown In the following table.
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Table 1, Existing natural features, proposed Impacts, and conservation
easement.

| Natural Feature Acres (Percent)
Tota! Wetland Area on Site 5.39
Proposed Permanent Wetland Impact 0.20 (3.71%)
Proposed Temporary Wetland Impact 0.20

Total 25-foot Natural Feature Sethack (Buffer) on | 2.87
Site

Proposed Permanent Buffer Impact 0.44 (15.33%)
Proposed Temporary Buffer Setback 0.39
Proposed Conservation Easement 8.50

Conservation Easement

The permanent wetland impacts of 0.20-acre fall below the threshold of
0.25-acres at which the City of Novi Wetland Ordinance calls for
compensatory wetland mitigation. Regardless, as compensation for
permanent impacts to wetland and buffer, the applicant proposes to place
8.5-acres of the slte into a permanent Conservation Easement (CE).

The proposed CE Includes areas in the west, north, and east-central portions
of the property but excludes a large “gourd-shaped” scrub-shrub wetland
found in the northwest quadrant of the property.

Permits

The wetlands on the site appear to be regulated by the City of Novl and the
MDEQ by virtue of their being within 500-feet of a tributary to Davis Creek
and Island Lake. It Is ECT’s opinlon that the proposed project would require
an MDEQ Wetland Use Permit, a City of Novi Non-Minor Use Permit, and
Authorization to Encroach into the 25-Foot Natural Features Sethack.

1. ECT recommends that the “gourd-shaped” wetland be placed into the
CE, or the applicant can provide an explanation as to why It needs to
be excluded.

2. Locatlon of silt fence used for soll erosion and sediment control should
be included on the final slte plan,

3. A cost estimate for restoration of temporary wetland and wetland
buffer impacts should be included on the final Site Plan,

4, The areas of the CE need to be clearly shown on the Final Site Plan,

5. The Site Plan includes a wetland seed mixes that Includes several
species of wetland plants, ECT recommends that Carex lupiliformis be
excluded from the mix because it is designated “State Threatened.”
Establishment of a threatened species In the wetland restoration sites
may create future regulatory problems for the developer or the
nelghboring properties.
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Recommendation
ECT recomimends conditional approval of the Revised Preliminary Site Plan
with the condition that the above comments be satisfactorily addressed.

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

Respectfully,

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

WMM

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




WOODLANDS REVIEW




cCr1

Environmental Consuiting & Technology, inc,

2200 Commonwealih
Boulgvard, Suite 300
Adn Arbor, M!
48105

(734}
769-3004

FAX (734}
769-2164

Aprll 29, 2014

Ms. Barbara McBeth

Depuly Director of Communily Development
City of Novi

45176 West Ten Mlle Road

Novi, Ml 48375

Re: Medllodge of Novl
Woodland Review of the Revised Preliminary Site Plan (SP#10-05B)

Dear Ms. McBath:

Envlronmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan (Plan)
prepared and submitled by JWDesign dated March 31, 2011, The Plan and supporling documenlalion were
reviewed for conformance wilh the Cily of Novi Woodland Prolection Ordinance Chapler 37,

The proposed development Is located norlh of Efeven Mile Road belween Wixom and Beck Roads In Section 17.
The proposed Plan would conslruc! a 67,148 square fool, 120-bed licensed skllled nursing home and assccialed
infrastruclure, parking, and stormwater delention basins. The proposed development Is mainly in the soulhern
half of the property, near Eleven Mila Road. Most of the northern half of {he parcel would remain undeveloped
and would Include a walking lrail accesslble fo the public.

Onsite Woodland Evaluation

ECT has reviewed the Clly of Nov! Ofiiclal Woodlands Mep and completed an onslte Woodland Evaluation on
February 8, 2010, ECT found that the revised Tree Survey (Sheet L-1.1} now accurately depicls existing site
condilions. In addition to 1he regulalion-sized lrees (dbh =8") within close proximity to lhe proposed development,
the numerous regulation-size traes on the northern half of the property have been depicted and described on the
Plan (Sheel L-1.1), The Tree Removal and Preservation Plan {Sheet L-2) has also been updated with Ihe revised
tree survey information. The surveyed frees have been marked with numbered metal iree tags.

The entire sle Is approximalely 20 acres with 12.5 acres of reguiated woodland dominaling the northern and
western (wo-thirds of the property. Approximalely 5.4 acres of the regulated woodland consists of forested and
scrub-shrub wetland on the west side of the southern half of the properly, In the east-central portion of the
properdy, and in four smaller arsas on the northern hall of the properly. The regulated woodland onslte Is unlque
due lo the intaciness of the mosalc of upland and welland forest. This uptandilowland conneclivily provides for
excellent ecologlcal functioning and diverse wildlife habitat,

Consldering the slte at a landscape scale, the regulated woodtand onsite is assoclated with a fributary of Davis
Creak in the northeast comner of the property and, therefore, ultimately dralns to Island Lake lo the southwest. It
is contiguous with upland and lowland forest to the north, east, and wesl. In their Polential Conservalion/Natural
Areas Report {July 2002, updaled Aprll 2004) for Oakland Counly, Michigan Nalural Features Inventory (MNFI)
Identified inis swath of conliguous woodland as a Priority Three Area for conservation, based upon total size, core
area slze, stream corrldor, landscape connsctivily, restorabliily of surrounding lands, vegetation qualily, parcel
fragmentatlon, and element occurrences {rare specles) criterla (see allached map). Separaled by Efeven Mile
Road, the onsile regulated woodland Is adjacent to ons of only thres Priority Two Areas deslgnated within the
Cily of Novl. When considered with adjacent Prlority Two and Prlosily Three Ateas and addilional reguiated
woodland, such as Wildlife Woods Park to the wes!, {he onsile woodland serves as an imporant stepping stone

An Equal Cpporunity/Alfrmalive Aclion Employor
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featurs In the landscape connecling the only two Prlorily One Areas designaled In the City, near Walled and
Island Lakes, respectively (ses altached map).

Based on hislorlcal aerial photographs, the properly was predominantly farm fiefd clrca 1949, with woodland
associated with only the norhernmost wellands, Reforestation of the properly progressed throughout the
following decadas, first in assoclation with the wellands and later in the upland porlions of The site. As a sesul,
ths norlhern and welland portions of the site contaln the highest qualily, most mature woodland vegetalion. In
parlicular, the northern third of the parcel adjacent fo Ihe sanilary sewer right-of-way and Providence Hospital
property contains high qualily forested weliand and upland mesic southern forsst,

During the February 8, 2010 field vislt, ECT observed that ihe northern porlion of the sile was dominated by sugar
maple, norlhern red cak, American elm, white ash, red maple, shagbark hickory, fronwoad, American beech, and
musclewood In the upland overstory and understory, The forested welland areas were dominaled by large-
dlameter easlem collonwood, silver and red maple, red ash, and bur oak In lhe overslory and maple, ash, elm,
musclewood, and sltky dogwood In the undersiory. The woodland groundcover was inlact, with a diverse
composition of native lres seedlings, shrubs, forbs, and graminolds. The diversified age structure of the
vioodland Is also noteworlhy, ranglng from seedlings and understory saplings to mature oversory trees with 20-
inch dbh or more. The woodland understory canlained relfalively few Invasives species and significant amounts of
native tree advanced regeneralion, Advanced regensraflon conslsts of understory lrees posilloned lo move nlo
lhe overslory as matuse Irees die or blow over, opening gaps in the canopy. The upland soulhemn {(wo-thirds of
the properly were dominated by nalive picneer specles, Including American elm, white ash, black cherry, and
grey dogwood In the woodland areas and gray and sliky dogwood, eastern redcedar, and ground Juniper in the
area that was cultivaled the longest, This area also had low Invasive species densily, especlally considering the
pastland use history of this portion of ihe properly. See altached slte photographs.

Woodland impact Revigw
Per summary calculations in the lower right-hand comer of the revised Tree Removal and FPreservalion Flan

(Sheet L-2}, the Plan proposes the removal of 52 Irees with dbh greater than or equal to 8 inches, requiring 73
replacement credits, all of which are lo be provided onsite, ECT found the legiblilty of the revised Tree Removal
and Preservation Plan (Sheet 1-2) to be much improved and was able to complete a comparison of Impacts
deplcted on the plan drawing to the impacts lsted In the Tree Survey Scheduls. Durlng this comparison, ECT
noted the following Issues:

1. The lrees depicled to be removed on the revised 7ree Removal and Freservalion Plan (Sheet L-2) now
match those shown as being removed in the Tree Survey Table on the same sheet. However, based on
the plan and table, ECT found thal the 52 live regulatidn-size lrees proposed for removal require 76
reptacement credits, Le. three more credits than shown in the fowsr 1ight-hand corner of Sheel L-2.

2. Tree #45, requires one replacement credit, which should be added lo the far rght column (numbers
shown In parentheses) of the Tree Survey Scheduls on Sheel L-2. The remaining two credit
discrepancy is likely due o an adding error.

In addition to the two Issues nofed above, ECT has the foliowing concerns and requests for clarification related to
regulated woodland impasts:

3. Alihough the approximate localion of free prolecton fencling Is now deplcted on the Pian (Sheel L-2), the
(Imits of grading associated wilh the project and the crilical rool zones for all regulated rees within 50 of
praposed grading or construction aclivilies have not been depicted on the Plan, as required by Sec. 37-
9(a)(1) of lhe Woodland Protection Ordinance. ECT Is concerned that addltional regulated weodland
lree Impacts may occur, if prolective fencing cannot be flefd focated al or beyond the critical root zones
of treas al the Ume of conshruction.

Intonread Eomtty b koo T
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4. ECT understands that the existing overhead eleclric ulility running east-wesl across the south side of the

property will be relocaled underground par the utillly company betwsen the two enlry drives (Shest C-2),
Refocation of this ulilily underground has Ihe polentlal fo impact numerous regulaled trees and
understory and groundcover vegetalion In the forested weliand on the west side of the propery.
Therefore, ECT would ke the point of transilion from overhead to underground ulllily locallon (o be
clarified and depicted graphically on the Pian,

Woodland Replacemernt Review

Per landscape Shesls L-4, L-5, L-6, and L-8, ECT found that the Plan proposes 59 declduous irees {59 woodland
replacement credits), 14 evergreen replacement lrees (9 woodland replacement credis), and 36 large shrubs (6
woodland replacements credlls) o be placed onsite, for a {olal of 74 weodland replacement credils. Please nofe
ihat eastern larch is a declduous species with a 1:1 replacement rallo. ECT Is concerned wilh the following
Issues relating to woodland replacement credils and regulated woodland restoration:

1.

The woodland replacement credils deplcted In the plan drawings and the woodland credits presented in
the Woodland Reforestallon Table on Sheet L-5 fall two credils short of the 76 credils required given
regulated woodland lree Impacts on Sheet L-2,

Some replacement malerial continues to be proposed too close to structures andfor underground ulilities
and thelr sasements, ECT confinues fo encourage the placement of nalive woedland credits back Into
the forested welland along lhe southwesl side of the property, within the floodplain compensaling cut
area, oulside of the driveway loop adjacent to remalning regulated woodland, and afong the sewer iine
narih of the development. Replacement material should not be located 1) within 10" of bullt struclures or
the edges of utillty easemenls and 2) over underground ulllittes or within lhelr asscclated easemants,
ECT understands that the sanitary sewer and sewer easement north of development will be ~20' desp
and will be difficult to access within a 20" easemen! for malnlenance, ECT asks Ihal In this localion, no
replacement materlals are lecaled within 20° of efther side of the sewer line (40" effective planting buffer).
Specifically, the following planiing lecations are not appropriate for woodland replacemant malerial:

a. Sheet L-5: two bur oaks 5-6' from sidewalk In southwest corer of properly; less than 20'
avaltable belween this sldewalk and edge of sanitary sewer easement, so 10' setback from
both not possible.

b.  Sheet L-5; four of six trees around Basln N-1 only 5-6' from water main easement and fulure
butlding addition,

¢. Sheet L-5: luliptree north of loop drive only 15' from sanliary sewsr easement.

g, Sheel L-5: flve trees only §'-8' from stormwaler pipe belween Basins S-1 and S-2,

e, Sheet L-6: sugar maple only 6' from asphalt irall edge on east slde of property.

No proposed conservation easemenl has been depicted In the Plan. A significant portion of the
proposed woodland replacement credits are localed outside of the conservalion easement formetly
submitted with the Prefiminary Site Plan {see altached plan). ECT Is very concerned that the “gourd-
shaped” forested/scrub-shrub weltand and par of the buffer expanslon area for he 25" nafural features
setback on the west side of lhe slle, north-central adjacent upland forest, and floodplaln compensating
cut porilons of the ensile regulated woodland ate nof proposed wilhin lhe conservalion sasement. As
currently proposed, the conservallon easement falls o provide long-term protecilon for woodland
replacement credlls and significant sile nalural fealures. Fulure impacls lo these natural fealures would
resull In significant fragmentation of the regutaled woodland onslte, rasulling In a loss of intetlor/core
wildlife habifal and Increass in lower quality edge habliat, Exlsling nalive vegetation In these areas
should be left Infact and undisturbed and be prolecled by a conservalion easemenl.

£Cr
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4. ECT has a couple of concerns regarding native groundcover vegetalion that will be used fo restore
regulated woedland areas Impacled by floodplain compensaling cut, sewer line instaliation, and
temporary welland Impacts:

a.  Sheet L-11: Carex fupuliformis specified In the Welland Seed Mix Is listed as a state threatened
plant. To avold Infroducing non-focal genotypes of a rare species and requlatory concerns, ECT
recommends subslituting the more common Carex lypiilina.

b. Sheet L11: Vernonia fascictiata speciiled In the Welland Seed Mix Is not nalive to Michigan.
ECT recommends substitullng the nalive Vernonia missurica.

¢. Sheal L-9: Vinca minor specified as parl of lhe building foundation planlings s an Invasive
specles known {o oulcompele native woodland groundcover species. Although this specles Is
proposed in enfrance planters, ECT Is concerned landscape malnienance cilppings may
someday be dumped In or adjacent lo the woodlands on the site and escape cullivation, as this
specles aggressively spreads by vegetative reproduclion. Glven the general lack of invasive
specles on the properly and intact nature of the nalive woodland groundcover, ECT strongly
recommends that a non-invasive groundcover specles Is used as a substitute for myrite.

Site Plan Compliance with Ordinance Chapler 37 Standards

The Plan lacks several ltems necessary for compllance wilh the Sile Plan standards. The followlng Informalion
must be provided in the Final Sile Pian:

1. Graphlc deplction of the limlls of grading/disturbance on Sheet L-2 In relalion lo regulated woodland and
regulation-size lrees,

2. For regulaled trees depicled as being saved wilhin 50" of proposed grading or consiruclion aclivity
boundaries, graphle depiction of the trees’ critical rool zones to show Impact will be avolded and correct
placement of tree protection fence,

Correcled tree replacement values as oullined above,

Carrected replacement malerial localions and specles as outiined abovs,
Carrecled reforestation credit table as oullined above, and
Graphic depiclion of the conservation easement relafive to woodland replacement credits.

L2

Recommendation

ECT recommends conditional approval of the Revised Preliminary Site Plan, contingent upon the
Applicant satisfactorily addressing the comments outlined above. ECT understands that the Applicant
Intends fo address these comments a the iime of Final Sile Plan submittal. Changes will be required to address
the specific issues and correclions oullined above and brng the Plan info compllance with the Clly of Novi
Woodland Protection Ordinance Chapler 37 standards. ECT recommends lhal a Final Slte Plan be submitted
once utllity Installationfrelocation, grading Impacts to onsite regutated woodland, and woodland protectlve fencing
placement relative to crillcal root zones are beller understood and can be deplcted graphically. The location of
some of {he woodiand replacemant material should be revised to avold bullt slructures, underground utililles, and
their easements. The exlsling regulated woodiand to remain onsite Is the preferred location for woodland
replacement credits and should receive priorily over locations in developed areas, as il provides an excellent
opportunily for the long-term survival of the plant material,

ECT applauds the Applicant's use of a conservalion easement to prolect the Imporant natural fealures of {he site
but Is concerned ihal so many of the sile’s nalural fealures, Including the core portion of onsite regulated
woodland and a forestedfscrub-shrub welland, have been excluded from the proposed easement. ECT slrongly
encourages {he Applicant to expand the boundaries of the conservation easemenl o prolect addillonal

tvbuncpainl Comtin B Rebotgy B




Medilodge of Novi (SP#10-068)

Revised Praliminary Review for Woodlends
Aprii 29, 2014

Page §

forestedfscrub-shrub weltand, high qualily connected upland forest, and compensaled flocdplain and to prevent
furher loss of corefintertor woodland habllat within a Priority Three Conssrvation Area,

If you have any queslions regarding lhe contents of this letter, please contact us.

Respectfully submilted,
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

il Melyewr

Mariha Holzheuer, ISA Cerllfied Arborlst, ESA Cerllfied Ecologlst

Landscape Ecologlsl

cC! Kristen Kapelanskl
David Beschke
Angela Pawlowski
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Above: Forested/scrub shrub Walland A-B west side of property
Below: Forested/scrub shrub Wetland A-B east side of properly
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Revised Preliminary Review for Woodlands
Aprit 29, 2011
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Above: Low densily woodland norh of development, opportunity for planting replacement credits
Below: Low density woodiand north of developmant, cpportunily for planting replacement credits
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Revised Prefiminary Review for Weadlands

Medllodge of Novi {SP#10-05B)
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Below: High qualily forested welland northeast corner of property, wetland C-D
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Medilodge of Novl (SP#10-05B)

Revised Pretiminary Review for Woodlands
April 29, 2011
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Above: Large northern red oak in high quality mesic southern forest and forested wetland north end of property
Below: High quatity mesic southern forest and forested wetland northeast corner of property, wetland C-D




Above: High quality forested wetland northwest corner of properly, welland E

Below: High qualily mesic southern forest northwest end of properly

Revised Prellminary Review for Woodlands

Apiit 26, 2011

Medilodge of Novl (SP#10.058)
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Revised Preliminary Revisw for Woodlands

April 29, 2011

Medilodgs of Novl (SP#10-058)
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Above: High qualily meslc southern forest to be impacted by east end of sewer line
Below: High quallty meslc southern forest to be Impacled by east end of sewer line
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Revised Praliminary Review for Woodlands

Medilodge of Novi {SP#10-058)
April 29, 2011
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FIRE REVIEW




CILY OF]

CITY COUNCIL

Mayor
David 8. Landry

Mayor Pro Tem
Bob Gatt

Tary K, Margoils
Androw Mulch
dave Staudt
Justin Flscher
Wayne Wrobs!
Clty Manager
Clay J. Pearson

Dlractor of Publle Safety
Davld Molloy

Dlractor of Fire and EMS
Isffrey Johnson

Novi Fire Deparimont
45126 W, Tan Mile Rd.
Novl, Michigan 48376
248,349-2182
248.347.0870 fax

cHyofrovl,org

May 2, 2011
TO: Barhara McBeth, Deputy Director of Community Development, City of Novt
RE: Medilodge of Novi

SP#. SP10-05B, Revised Preliminary Site Plan

Prolect Dascription:

67,148 S.F., Single Story, 80 Room, 100 Bed Skilled Nursing Facility

Comments:

The below comments are from my March 9, 2010 review letter of the Preliminary
Site Plan submittal. These items have not been adequately addressed. However,
the applicants reply leiter states they will be addressed in the Final Site Plan

submittal,

1. The fire code requires the location of the fire departiment connection to be
{ocated on the front/address slde of the building, in an accesslble location,
within 100" of a hydrant, The applicant has shown the FDC on the rear of the
building in the loading dock area. This location Is not acceptable.

» The FDC shall be located near the front/main entrance. See the
attached plan with the location Indlcated.

2. The hydrant placements shall be adjusted In the following manner to provide
better hydrant spacing and location, (Ses the attached plan):
s Hydrant #2 shall be moved 100’ north and located [n the Island on
the east (bullding) side of the drive.
v Hydrant #3 shall be moved 50’ northeast,
¢ Hydrant #4 shall be moved 100’ south in the end island on the west
(building) side of the drive.

Recommendation:

The plan is Recommended for Approval with the condition that the above items
be corrected in the final site ptan submittal.

Sincerely,

Michael W, Evans
Fire Marshai

ce! fila
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412 S. Washington Street Suite 100
Royal Oak, MI 48067-3824

Phone: (248) 336-2501

Fax: (248) 336-2107

Info@jwdsludio.com
www. jwdstudio.com

May 26, 2011

Proposed MediLodge of Novi
Novi, Michigan

Response to Rezoning and Preliminary Site Plan review

PLANNING REVIEW

ORDINANCE REQUIREMENTS

1.

Barrier Free Spaces: Per the Barrier Free Code, one of every six barrier free spaces
must be van accessible. Twenty-one barrier free spaces have been provided but only
one of those is van accessible. The applicant should alter the plans so that four of
the twenty-one barrier free spaces are van accessible. One sign should be
provided for each barrier free space. The plans do not provide details concerning
the ramps or access for barrier free spaces along the main entrance. The applicant
should provide details showing whether these spaces will be flush with the
adjacent sidewalk or whether ramps will be provided.

These revisions will be incorporated as part of our final site plan submission.

Loading Space: Approximately 360 square feet of loading space has been provided.
The proposed loading zone should be clearly indicated with the appropriate
striping.

These revisions will be incorporated as part of our final site plan submission.

Dumpster Screening: Dumpster screening one foot taller than the proposed should be

provided. Interior bumper or posts must be shown. The applicant should include the
height of the dumpster on the screening details and indicate protective bollards.
These revisions will be incorporated as part of our final site plan submission.

Photometric Plan — Required Notes: The applicant should include the hours of

operation and required notes on the photometric plan.
These revisions will be incorporated as part of our final site plan submission.



. Minimum/Maximum lllumination: Light levels seem particularly high at the borders of
the parking on the eastern and western property lines. The applicant may want to
consider reducing light levels at these locations, particularly at the southeastern
border of the parking lot due to the adjacent single family residence. When a site
abuts a residential district, maximum illumination at the property line shall not exceed
0.5 foot candle. The applicant should provide illumination levels at the property
line.
Item indicates that we meet the requirements. Comments mention to
consider lowering lighting level in the southeastern border of the parking lot
due to the adjacent single family residence. We recommend not changing
the lighting layout because:
1. At the location indicated we are already between 0.0fc and 0.1fc which
is far below the maximum allowed at a residential property line — 0.5 fc
(per 2511.3.k).

2. Changing the layout will cause us to not meet the Average/Min
requirements of 2511.3.e without adding additional fixtures.

. On-Site Sidewalk: The proposed plans show a sidewalk along the majority of the
eastern side of the building. However, the sidewalk along the western side of the
building does not extend the full length of the building or loop around the access drive.
The applicant should consider providing a sidewalk along the access drive and
connecting the internal sidewalk to the regional pathway proposed as part of the
public benefit.

These revisions will be incorporated as part of our final site plan submission.

. Future Addition: Sheet A2 shows a future addition. No future additions have been

proposed for approval as part of this plan submittal. Unless the applicant would
like to include this area as part of the PRO concept plan and site plan review
process, references to future additions should be removed from the plans.
These revisions will be incorporated as part of our final site plan submission.

Facade: The subject property is anticipated to be included in the new Suburban Low-
Rise District as part of the Master plan update. Buildings in this new district should
have a residential character to their fagade, including peaked roofs, dormers, covered
porches, etc. The applicant has included some of these features as part of their
proposal but per the City Council preliminary approval motion (March 8, 2010) the
applicant should incorporate additional features of the proposed Suburban Low-
Rise concept as stated in the Facade Consultant’s review letter, dated February
16, 2010.

Revisions have been made to address the Facade Consultant’s comments in
his review letter and have been included in this submittal.

. Conservation Easement: The applicant should include the "gourd-shaped" wetland
identified in the wetland review letter in the proposed conservation easement or otherwise
explain why this regulated natural feature cannot be included.

The wetland area will be maintained at this time, but could be mitigated in the
future to allow the use of the remaining buildable land.




ENGINEERING REVIEW
ADDITIONAL COMMENTS (to be addressed prior to the Final Site Plan submittal):

Comments:

The 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):

1. Address the comments submitted on the March 8, 2010 preliminary review letter at
the time of final site plan submittal. Additional Comments to the March 8. 2010 letter
(to be addressed with Final Site Plan submittal):

All of the March 8, 2010 comments will be addressed in the Final Site Plan
Submittal.

Storm Sewer

2. Label all inlet structures and provide rim and invert elevations.

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.

1. Label all storm sewer outlet structures and provide invert elevations. Storm Water
Management Plan

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.

2. Provide brief narrative of the storm water management plan explaining the process
of the overall system [suggested).

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.

Paving & Grading

3. Provide pavement grades and a typical cross-section of the pathway.
The following must be provided at the time of Preliminary Site Plan re-submittal:

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.

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

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.



The following must be submitted at the lime of Final Site Plan submittal:

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

The itemized cost estimate will be addressed in the Final Site Plan
Submittal, as required.

The following must be submitted at the lime of Stamping Set submittal:

6. A draft copy of the maintenance agreement for the storm water facilities, as outlined
in the storm Water Management Ordinance, must be submitted to the Community
Development Department with the Final Site Plan. Once the form of the agreement is
approved, this agreement must be approved by City Council and shall be recorded in
the office of the Oakland County Register of Deeds.

These items will be addressed in the Stamped Set Submittal, as indicated.

7. 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.

These items will be addressed in the Stamped Set Submittal, as indicated.

8. A draft copy of the 40-foot wide easement for the sanitary sewer to be constructed
on the site must be submitted to the Community Development Department.

These items will be addressed in the Stamped Set Submittal, as indicated.

9. Executed copies of any required off-site utility easements must be submitted to the
Community Development Department.

These items will be addressed in the Stamped Set Submittal, as indicated.

The following must be addressed prior to construction:

10. A pre-construction meeting shall be required prior to any site work being started.
Please contact Sarah Marchloni in the Community Development Department to setup
a meeting (248-347-0430).

These items will be addressed prior to construction, as indicated.

11. A City of Novi Grading Permit will be required prior to any grading on the site.

This permit will be issued at the pre-construction meeting. Once determined, a grading

permit fee must be paid to the City Treasurer's Office.

These items will be addressed prior to construction, as indicated.



12. An NPDES permit must be obtained from the MDEQ because the site is over 5
acres in size. The MDEQ requires an approved plan to be submitted with the Notice of
Coverage.

These items will be addressed prior to construction, as indicated.

13. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact
Sarah Marchioni in the Community Development Department (248-347-0430) for
forms and information.

These items will be addressed prior to construction, as indicated,

14. A permit for work within the right-of-way of Eleven Mile Road must be obtained
from the City of Novi. The application is available from the City Engineering
Department and should be filed at the time of Final Site Plan submittal. Please contact
the Engineering Department at 248-347-0454 for further information.

These items will be addressed prior to construction, as indicated.

15. 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.

These items will be addressed prior to construction, as indicated.

16. 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.

These items will be addressed prior to construction, as indicated.

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

These items will be addressed prior to construction, as indicated.

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

These items will be addressed prior to construction, as indicated.

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

These items will be addressed prior to construction, as indicated.

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

These items will be addressed prior to construction, as indicated.



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

These items will be addressed prior to construction, as indicated.
ETC (Onsite Woodland Evaluation):

All revisions from the ETC review will be incorporated as part of our final site
plan submission.

City of Novi — Fire Marshall Review

Comments:

The below comments are from my March 9, 2010 review letter of the Preliminary
Site Plan submittal. These items have not been adequately addressed. However, the
applicants reply letter states they will be addressed in the Final Site Plan submittal.

1. The fire code requires the location of the fire department connection to be located on
the front/address side of the building, in an accessible location, within 100" of a hydrant.
The applicant has shown the FDC on the rear of the building in the loading dock area. This
location is not acceptable.

* The FOG shall be located near the front/main entrance. See the attached plan
with the location indicated.

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.

2. The hydrant placements shall be adjusted in the following manner to provide better
hydrant spacing and location. (See the attached plan):
* Hydrant #2 shall be moved 100" north and located In the island on the east
(building) side of the drive.
* Hydrant #3 shall be moved 50" northeast.
* Hydrant #4 shall be moved 100" south in the end island on the west (building)
side of the drive.

All of these additional comments will be addressed in the Final Site Plan
Submittal, as required.

Thank you again for this review and comments. Please review these revisions and
contact me should you have any additional comments.

Sincerely,

N e

Daniel F. DeRemer AIA
Architect
JW Design Architectural Studio
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KTUSTIN BRICKER KOL3
Cireen YUES3-159T
Keofb@secreirwaedlecom

COUNSELORS AT LAW

July 20, 2011

Alan J. Schwartz, Esq.

Jacob & Weingarten, P.C.

2301 W, Big Beaver Road, Suite 777
Troy, Michigan 48084

Re:  Medilodge Planned Rezoning Overlay Agréemem

Dear Mr, Schwarts;

Enélosed please find two copies of the final version of the Medilodge
Planned Rezoning Overlay Agreement, as approved by the Novi City Council this
past Monday, Ruly 18, 2011, Aftached to the Agreement are the three exhibits as
provided to us by the City Community Development Department. Please have
your client sign both copies of the Agreement, and return to me. I will arrange for
sipnatures from the appropriate City officials, and return to you a fully executed

copy.

Thank you for your attention to this matter, If you have any questions,
please do not hesitate to contact me,

Very truly yours,

N o

Kristin Bricker Kolb

KBX:jw
Enclosures
cc {w/out Encs.): Barbara McBeth, Deputy Community Development Director

1683621_1
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PLANNED REZONING QVERLAY (PRO) AGREEMENT
NOVI REAL ESTATE, LLC,

THIS PLANNED REZONING OVERLAY (PRO) AGREEMENT (this
“Apreement”) is moede as of the __ day of
BSTATE, LLC, whose address is 64500 Van Dyke Road, Washington, Michigan 48095, (herein
referred to as “Owner/Developer™), and the CITY OF NOVI, whose address is 45175 West Ten
Mile Roud, Novi, MI 48375-3024 (“City").

2011, by and amopg NOVI REAL

RECITATIONS:

Owner/Developer is the fee owner of the “Land” described on Exhibit A,
aftached nod incorporated hercin,  For purposes of this Agreement, the Land
ineludes one parcel of property that is proposed to be developed with a maximum
120-bed convalescent (nursing) home with centralized dining and physical
therapy facifities and customary accessory uses {(sometimes referred to hereinafier
as the "Facility™), The Land is approximetely 20.05 acres in area, Parcel LD. No.
50-22-17-400-002,

For purposes of improving and using the 20,05 acre parcel for an approximately
79,000 square foot coavaelescent (nursing) home with centralized dining and
physical therapy  facilitics and customary accessory uses, OwnerDeveloper
petitioned the City for an amendment of the Zoning Ordinance to reclassify the
Land from R-3, One Family Residential, to RM-1, Low-Density, Low-Rise,
Multiple Family Residential. The R-3 classification shall b referred to as the
*Existing Classification” and the RM-] classification shall be referred to as the
“Proposed Classification,”

The Proposed Classification would provide the Owner/Developer with certain
material development options with respect 1o the Land that are not available vnder
the Existing Classification, and-that would be a distinct and material benefit and
advantage to the Owner/Developer. The Proposed Clessification is larpely
consistent with recently adopted amendments to the City's Master Plan for Land
Use showing the Lend as part of the proposed Subwban Low-Riss District. If
finalized throvgh Zoning Ordinance adoption, subject to regulations to be
proposed.




SECREST WARDLE

The City has reviewed the Owner/Developer’s proposed petition to amend the
zoning district classification of the Land from the Existing Classification to the
Propesed Classification under the terms of the Planned Rezoning Overlay (RO}
provisions of the City's Zoning Ordinance; has revicwed the Owner's proposed
PRO Plan (including building fagade, elevations, and design) attached hereto and
incorporated herein as Exhibit B (the “PRO Plan™), which is & conceptual or
illustrative plan for tbe potential development of the Land under the Proposed
Classification, and not an approval to construct the proposed improvements as
shown; and has reviewed the propesed PRO Conditions offered by the
Owner/Developer described in Recital V immediately below.

In petitioning for rezoning to the Proposed Clessification, Owner/Developer has
expressed as a firm and unalterable intent that Owner/Developer will develop and
use the Land in conformance with the following conditions, referred to as the
“PRO Conditions™

A, Owner/Developer shall develop and use the Land solely for a maximum
79,000 square foot, maximwm 120-bed convalescent {nursing) home with
centralized dining end physical therapy facilities and customeary accessory
uses, as set forth on the PRO Plan, Owmer/Developer shall forbear from
developing and/or using the Land iz any manner other than as authorized
and/or limited by this Agreement.

B. Subject to the terms and conditions of this Agreement and the PRO
Ordinance, Scction 3401, ef seq, of the Zoning Ordinance,
Owner/Developer shall develop the Land in accordance with alf applicable
Jaws, ordinances, and regulations of the City pertaining to such
development reguired under the Proposed Classification, 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 and agreed by both the City and
Owner/Developar to be a concepiual plan for the purpose of depicting the
general area contemplated for development on the Land, The owner of the
Land will be required io obtain site plan approval for the development of
the improvements 1o be constructed on the Land in accordance with the
terms of the PRO Ordinance,

Some deviations from the provisions of the City’s ordinances, rules, or
regulations as to the convalescent/nursing home are depicted in the PRO
Plan, as specifically deseribed below, and are approved by virtue of this
Agreement. However, oxcept as {o such specific deviations enumerated
herein, the development of the Land under the reguirements of the
Proposed Classification shall be subject to and in accordance with all
applications, reviews, approvals, permifs, and authorizations required




SECREST WARDLE

under applicable laws, ordinances, and regulations pertaining to such
development—including, but not limited to, site plan approval, storm
water management plan approval, woodiands and wetlands permits, fagade
approval, landscape approval and engineering plan approval, and payment
of review and inspecHon fees and performance guarantees perfaining to
the proposed development of the Land.

The building design, fagade, and elevations shall be substantially similar
(as determined by the City) to that submitted as part of the
Owner/Developer’s fine! approval request, as depicted in Exhibit B, or as
tke same shall be approved by the City in connection with the site plan
approval of the improvements to be construcied on the Land, it being
acknowledged and agreed that the final site plan may be modified if
approved by the City,

The PRO plan shows approximately 73 woodland replacement frees,
many_of which are locafed outside of the proposed Conssrvation
Epsement, The replacement trecs shall not be_removed pnd shall be
provided and wmaintained on site in accordance with the woodland
ordinance and the requivements of the zening ordinaumce. Any
changes fo the site with repard to woodland replacement frees is
subject to review and approval by the City ip accordance with all
applicable provisions of the City Cpde and zoning ordinance,

Owner/Developer shall provide the following Poblic Benefits/Public

Improvements in connection with the development of the Land:

(1} Limiiations on lJse. Owner/Developer hereby agrees that the nse of
the Land shall be limited fo convalescent (nursing), congregate care and
assisted living facility with customary accessory uses.

(2) Limitations on Size. Owner/Developer hereby agress that the size of
the convalescent/nursing facility shall be limited to 79,000 square feet, and
a maximum of 120 patient beds.

(3) Creation of a Conservation Essement. Owner/Developer shall place
8.5 acres of the Land located in the northern section of the Land in a
perpetual conservation easement in A form to be determined by the City
and reasonably satisfactory to Owner/Developer. A plan depicting the
area of the conservation easement is attached as Exhibit C. :
] .

(4) Dedication of Public Pathway. Owner/Developer shall construet a
path (the "Path") through the preserved area of the Land that shall be open
for public pedesirian use as shown on Exhibit B and as further approved
by the City during the site plan approval process. Owner/Developer will
use its best efforts and work in good faith with representatives of the
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adjacent Providence Park, the City and/or representatives from ITC to
construct the Path and to connect the Path with the paths in the adjacent
preserved areas and the adjacent Providence Park. Owner/Developer shall
further construct a path on the adjacent Intemnational Transmission
Company {“TTC") cormidor which shall connect with the Path located on
the Land, Unless ITC shall refuse to allow Owner/Developer access to the
ITC corridor for purposes of constructing the ITC Path, Owner/Developer
shall construct the ITC Path prior to issuance of a temporary certificate of
occupaney {(“TCO”} for the Facility, The ITC Path shall be constructed in
the location agreed to and in ascordance with the requirements of both the
City and ITC. If the ITC Path is not constructed prior to a request for a
TCO, Owner/Developer shall pay to the City the estimated cost to
construct the ITC Path, a5 determined by the detail attached hercto as
Exhibit B es a condition to issuance of & TCO, and Qwner/Developer
shall have no further obligation with respect to the ITC Path,

To the extent penmits are required for work in regulated wetlands or
woodlands, as identified in the approved plans for the ITC Path, any costs
associated with such peomits shall be the responsibility of
Owner/Developer; provided, however, that the party constructing the ITC
Path shall be responsible for applyirg for such permits in conjunction with
ITC. Notwithstanding the foregoing, issuance of a TCO shall not be
contingent upon asctual receipt of any required. wetland or woodland
permits, provided the necessary applications have been submitted to the
governmental entity baving jurisdiction,

(5) Placement of Sanitary Sewer. Owner/Developer shall construct the
required sanitary sewer along the north side of Eleven Mile Road as
shown on Exhibit B and as further approved by the City during the site
plan approval process,

V1.  The partics acknowledge that this Agreement contains terms and conditions in
addition to the PRO Conditions, all of which are binding on Owners/Developers.

NOW, THEREFORE, IT IS AGREED AS FOLLOWS:

I Each and every provision, representation, term, condition, right, and obligation set
forth in Recitations I-V] is incorporated as a part of this Agreement.

Upon the Proposed Classification becoming fingl following eniry into this
Agreement, and as otherwise provided in the PRO Ordinance, Section 3401 et
seq. of the City’s Zoning Ordinance;

a. No use of the Land shall be allowed except the use shown on the PRO
Plan, Exhibit B incorporated herein, for a maximum 120-bed,
approximately 79,000 square foct convalescent (pursing), congregate care
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and assisted living facility with centralized dining and physical therapy
facilities and customary accessory uses. Site plan review for the
development of the Land is required in accordance with the terms’of the
City’s Ordinances; provided, however, that modifications to the
improvements to be construeted on the Land shalI be permitted subject to
the City's approval;

b. Owner/Developer and its successors, assigns, and/or transferess shall act
in conformance witk the PRO Plan and PRO Conditions, including the
provision of the Public Benefits/Public Improvements, all as deseribed
above and incorporated herein;

c. Owner/Developer and its successors, assigns, and/or transferees shafl
forbeer from acting in a manner inconsistent with the PRO Plan and PRO
Conditions, and the Public Benefits/Public Improvements, all as deseribed
in the Recilations above and incorporated herein; and

d. Owner/Developer shall commence and complete all actions reasonably
necessary to carry out the PRO Plan and all of the PRO Conditions and
Public Benefits/Public Improvements, all as deseribed in the Recitations |
above and incorporated herein.

The following deviations from the standards of the City's Zoning Ordinance with
respeet to the Land are hersby authorized pursuant to Section 3402.D.1.c of the
City's Zoning Ordinance:

{8) the permitted madmum building lenpth of 360 feet shall be increased
t0 492 feet;

(b) the minimum exterior side yard setback of 134 feet shall be reduced to
123 feet on the east side of the building;

{¢) the dumpster and dumpster enclosure shall be permitted in the interior
(western) side yard,

{d) the required 4.5 — 6 foot high landscape berm along the west and north
property lines is hereby waived due fo an existing adeguate natura
boundary.

(e} the required 4.5 — § foot high landscape berm along the east property
line is hereby waived, and OmerlDeVelOper shall increase the landscape
plantings elong this propetty line to assist in providing a buffer for the
adjacent residential property.

(f) the requirement that a multiple dwelling structure located along an
outer perimeter property line adjacent to another residential district be




SECREST WARDLE

orieated at a minimum angle of forty-five (45) degrees fo said property
line is hereby waived.

{g) a fagads waiver is hereby granted io address the underage in the
required brick fagede, and an overage in the maximum use of asphalt
shingles on the convalescent (pursing) facility.

Owner/Developer acknowledges that the City has not required the submission of
the PRO application, the PRO Plan, or the PRO Conditions, including the Public
Benefits/Public Improvements. The PRO application, the PRO Plan, and the PRO
Conditions, including the Public Benefits/Public Improvements, have been
voluntarily offered by Owner in order to provide an enbanced 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 meferial advaniages and
development options for the Owner/Developer.

Each of the provisions, requirements, and conditions in this Agreement represents
a necessary and reasonsble measure, which, when considered with all other
conditions and requirements, is roughly proportional to the burdens and increased
impact that will be created by the uses allowed by the approved rezoning to the
Proposed Classification, taking into consideration the changed zoning district
classification and the specific use authorization granted.

In the event the Owner/Developer or its respective successors, assigns, and/or
transforees attempt to proceed, or do proceed, with actions fo complets
improvement of the Land in any manner other than as & maximum 120-bed,
approximately 79,000 square foot convalescent (nursing), congregate care and
assisted living facility with centralized dining and physical therapy facilities and
customary accessory uses, as shown on Exhibit B, the City shall be authorized to
revoke all outstanding building permits and any certificates of ocoupancy issued
for such building and use on the Land, The rights in this Paragraph 6 ars in
addition to the legal and equitable rights that the Ciiy has by statute, ordinance, or
other law.

In addition to the provisions in Paragraph ¢ above with respect to development of
the Land, in the event the Owner/Developer, or its respective successors, assigns,

- and/for transferees proceed with a proposal for, or undertake any other pursuit of,

development of the Land in a manner that is in materia! violation of the PRO Plan
or the PRO Conditions, the City shall, following notice and a reasonable
opportunity to cure, have the right and option to take action, using the procedure
prescribed by law for the amendment of the Master Flan and Zoning Ordinance,
to amend the Master Plan and/or zoning classifications of the Land to a
reasonable classification determined appropriate by the City, and neither the
Owner/Developer nor its respective successors, assigos, and/or iransferees, shall
have amy vested rights in the Proposed Classification and/or use of the Land as
permitted under the Proposed Classification, Owner/Developer and its respective
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10.

i1,

12,

13.

14,

15.

16.

stccessors, assigns, and/or transferess shall be estopped from objecting to the
rezoning and reclassification to such reasonable classification 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
Laud; provided, however, that this provision shall not prectude Owner/Developer
from otherwise challenging the reasonableness of such rezoning as applied to the
Land.

By execution of this Agreement, Owner/Developer acknowledges that it has acted
in consideration of the City approving the Proposed Classification on the Land,
and Owner/Developer agrees to be hound by the provisions of this Agreement.

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

This PRO Agreement shall be binding wpon and inure to the benefit of the parties
to this Agreement and their respsctive heirs, successors, assigns and transferees,
This Agreement shall be recorded with the office of the Oakland County Register
of Deeds as to gll affected parcels, and the rezoning to the Proposed Classification
shatl not become effective until such recording has occurred.

This Agreement has been duly awthorized by all necessary action of the
Owner/Daveloper and the City.

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

In the event that there is a failure by the Owner/Developer to timely perform any
obligations underinken reqnired by this Agreement; the City shall serve written
rotice thereof setting forth such default and shall provide the Owner/Develeper
with a reasonable pericd of time o cure any such default,

This Agreement shall be governed by the laws of the State of Michigan, both as 1o
interpretation and performance. Any and ali suits for any and every breach of this
Agreement may be -ipstifuted and maintained in any court of competent
jurisdiction in the County of Oakland, State of Michigan,

1f the rezoning of the Land becomes void in the manner provided in the Ordinance
and this Agreement, or if this" Agreement is held by a court of competent
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jurisdiction to be vold or of no force and effect, then the zoning classification
" periaining to the Land shall revest to the Existing Classification.

17.  This agreement may be amended only as provided in the Zoning Ordinance,
Section 3401, ef seq.

18.  This Agrecment may be signed in counterparts.

THE UNDBRSIGNED have execufed this Agreement offective as of the day and year
first written above.

NOVI REAL ESTATE, LLC
a Michigan limited liability company

By:

FRANK M. WRONSKI
Its:  Authorized Manager

STATE OF MICHIGAN )

. }ss
COUNTY OF OAKLAND )

On this day of , 2011, before me appeared Frank M. Wronskd,
Authorized Manager of Novi Real Estate, LLC, a Michigan limited liability company, who siates
that he bas signed this document of his own free will, duly authorized on behalf of Novi Real
Estate, L1.C.

Notary Public

[SIGNATURES CONTINUE ON NEXT PAGE]
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CITY OF NOVI

By: :
Print Name: David B. Landry, Mayor
Print Name:

By:
Print Name: Maryanne Comelius, Clerk
Print Name:
STATE OF MICHIGAN )

)58,

COUNTY OF OAKLAND )

On this day of , 2011, before me appeared David B. Landry,
Mayor, and Maryanne Cornelius, Clerk, who egch stated that they have signed this document of
their own free will on behalf of the City of Novi in their respective official capacities.

Notary Public
Drafted by:
Kristin Bricker Kolb, Esq.
30903 Northwestern Highway

Famington Hills, MI 48334
When recorded return to:
Meryanne Cornelius, Clerk
City of Novi

45175 West Ten Mile Road
Novi, MI 48375-3024

1683513_1




EXHIBIT-A
LEGAL DESCRIPTION:

LEGAL DESCRIPTHIN (LAWYERS TITLE INGURANCE CORPORATION
TITLE COMMITMENT MN-104744) Effectiva date Apifi 22, 2009

The land relerred to In tids Commitment [s focaled In tha Cily of Novl,
County of Gahland, State of Michigan, emf Is dascribed as fublows:

THE WEST } OF THE SUUTHWEST } OF THE SOUTHEAST ¥ OF SECTION
17, TOWRt 1 NORTH, RANGE 8 EAST.

Tax Kenlificalion No. 50-22-17.400-002

SCHEDULE B-SECTION 2 EXCEPTIONS

1, Balecls, Rons, sricumbarances, edverse clalms or other matters,
any, craaled, Nirst appaaring in the public records or allaching
subsequent Lo tha effeclive date hereol but prior to the dale Ihe propased
Tnsured acquires for valus of record the estate or Interest or morlgage
therean by this Commitment.

2. Taxes and assessments that becoma 2 Hen agalnst {he property aller
date of closing. The Company assumes na Hiabithy for tax Increases
occasloned by retrosclive revaluation, changes In the lend uzage of loss
of anvy principal reskdence exsmplion stalus for tha Insused premises,

3, Rights of the public and of any govesnmentat unit In 2ny part of the
land taken, used or ceeded for street, road or highway purpases,

4, Any provision contalned In any Instruments of reterd, which pravislans
pertain to the lransfer of divislons under Seclon 109 (3) of the
Subdivision Contrel Act of 1967, a5 emended.

5, Rights of Lananits naw in possession of the land under unrecerded
teases of otherwlse.

6. Such slala of facls ps would be disclosed by an apgurate survey and
personat laspecibon of tha premlses.

7. Interast of 5, Visginla Kaluzny UfA/D March 8, 1989, as discloserd by
Mineral Deeds revorded In Liner 10848, Page 349; Liber 11008, Page
428; and Liber 21765, Paga 140, And naw held by Paul R, Raney, John F.
Raney and Michael Reney as disclosed fn Minera Deed recorded in Liber
39855, Paga 390 and lerms, condltians and provisions thetelin (AFFEGTS
ALL OF THE SUBJECT PARCEL AND OTHER LAND)

B, O, Gas and Minerz| Leasa in favor of Somoce, Ine., o tisclosed by
Iastrument recorded In Eiher 9086, Page 489, and Instruments
Ining lo Oif and Gas Leasa as disclosed by Instruments recerged In

ber 434, Pags 184; Lihar 0683, Page 178; Liber 9767, Paga 371;
Uber 8767, Page 372; Liber 3767, Page 373; Uber 9767, Page 374;
Dber 9767, Pege 375; Libar B767, Paga 376; Liber 9767, Page 377;
Liber 9767, Page 378; Liher 9767, Page 379; Liber 9767, Page 380;
Liher 9767, Paga 381; Uiber H767, Page 382; Liber 9767, Page 383;
Lrber 9767, Pege 384; liber 9767, Page 385; Liber 9767, Page 386;
1iher 9767, Page 387; Liber 9767, Page 38B; Liber 9767, Pags 3BY;
Libar 9767, Page 390; Liber 9757, Page 391; Liber 9767, Pags 352;
Liber 8767, Papa 393; Liber 10208, Page 193; Ubser 10265, Page 537;
Libar 10265, Page 543; Liber 11265, Page £42; Lbee 10265, Page 556,
Liber 10290, Page 297; Uber 10460, Page 568; Liber 10546, Page 387;
tiber 10754, Pags 341; Liber 10785, Pago 69; Libar 10864, Page 761;
tber 10854, Page 767; Liber 10886, Page §U; Liber 11022, Page 187;
Liher §1314, Page 266; Liier 13325, Pape 311; Liber 11685, Pape 576;
Liber Y2918, Page 326; Liber 12967, Page 67, Liber 13456, Pape B3D;
Liber 16895, Page 433; Liber 16943, Page 426; and Liber 24666, Page
542 (AFFECTS ALL OF THE SUBJECT PARCEL AND OTHER LAND)

SURVEY NOTE§

1, Overhead power lines cross the subject parcel, Thars Is no record of
an easemient for Lhese power lines provided In tha Titte Commitment.

2. Linderground ga's ine appears to cross the subject parcel. There Is na
tecord &l &n sasement for thess gas Hnos provided Jn the Tida
Commitment Information.

3. Waler Hines run along the south sida of Eleven Mile Road

A, A Sanitary Sewer [Tna runs off the notth side end Eest side of the
subjecl parcel as shown on the survey. Tha was no record of a senltary
saver easement providad In the Tithe Commiiment informatlan.

5, The subject parcel fs yecant.
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PRELIMINARY OFINION OF PROBABLE CONSTRUGTION GOSTS
PROJEGT DESCRIPTION
ITC Pathway - Phase 3 Asphait Pathway (From Eleven Mile Rd to West Medliodge Boundary)

DATE: May 27, 2011

By:

Estimated
No, | Description . Unit | Quantlty Unit Price Tolal
1 |Soll Eroslon Control LF 1644 3 3.00 % 4,832.00
2 |Tree Removal EA 30 3 50000 | % 15,000,00
3 |Clearing and Grisbbing ACRE 0,38 $ 6,00000|% 2,264,456
4 |Palhway Grading LF B22 $ 13.00 | 3 10,688.,00
5 |21AA Aggregate Base (4%) 8Y 1005 $ 5001 % 5,023.33
6 |Undercutling of Sclls CY 200 [ 2400 | % 4,800.00
7 |Asphait (3%} SY 913 3 1600 | § 13,700.00
8 |Boardwalk LF 400 i 176.00 | $ 70,000.00
9 |Restoration 8Y 1461 $ 6.00 | § 8,788,00
107 |Moblizallon (5%} LSUM 1 y 875860 [§ 6,758.69
CONSTRUCTION TOTAL $ 141,832.49
Engineering, Legal and Administrative (26%) 3 35483.12
Conlingency (25%) $ 35,483.12
BUDGET TOTAL 212,898,73
NOTES:

This estimate was based on the City GIS drawings/aerlal photography. Cost may be slrongly
affeced by soil types, exlsling water courses, etc,
Estimale eslabllshed using best cost Information at the lime. Cost of pavement and

construction may Increase,

All pathways were estimated as 10" in width using a 3" bituminous over 4" aggregale cross

section In tha ITC easement

Boardwalk Is 14' wide per AASHTO

Brian Cobum

[CostperlF | § 174.22 |




Z‘?X 7 (b 3

Total Length

Path Widih {ft)

Path Length (ft pymt)
Boardwalk (If)

Trees {Removal)

Notes:
Multiplied the linear feet of pathway by two to come up with the quantlly

Based on 11" wide secilon to Include 6" section on both side of path

Took 20% of the pathway length and muitfplied by 11' of widih by 2* feal of length.

Ten feet on each side of the palhway fengih was calculated for resloration.
6% of tolal construction cost

1222
10
822
400

% 7,008.82
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PLANNING COMMISSION MEETING
MINUTES - March 24, 2010




CITY OF] PLANNING COMMISSION MINUTES

Approved
CITY OF NOVI

Regular Meeting
Wednesday, March 24,2010 | 7 PM
Council Chambers | Novi Civic Center |45175 W. Ten Mile
(248) 347-0475

my kg g _' e

cityofnovi.arg

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

ROLL CALL

Present: Members Baratta, Cassis, Larson, Lynch, Meyer {arrived 7:08 PM.}, Pehrson, Prince

Abhsent: Members Greco (excused), Gutman (excused)

Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski, Planner, Mark
Spencer, Planner; Lindon Ivezaj, City Engineer; David Beschke, City Landscape Aschitect; Doug Necci, Fagade
Consultant; Martha Holzheuer, ECT; Kristin Kolb, City Attorney

PLEDGE OF ALLEGIANCE
Member Cassis led the meeting attendees in the recitation of the Pledge of Allegiance.

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

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

Motion to approve the March 24, 2010 Planning Commission Agenda. Motion carried 7-0.

PUBLIC HEARINGS

1. MEDILODGE OF NOVI, SP10-05A
Public Hearing of the request of The Medilodge Group for Preliminary Site Plan, Woodland Permit, Wetland
Permit, Stormwater Management Plan and Special Land Use Permit approval. The subject property totals
approximately 20.05 acres and is located in Section 17, north of Eleven Mile Road between Beck Road and
Wixom Road. The applicant is proposing a 120 bed 78,560 square foot convalescent (nursing) home building.

Planner Kapelanski stated that the applicant was proposing a 78,560 square foot convalescent home located on the
north side of Eleven Mile Road between Beck Road and Wixom Road. The site is bordered by vacant land and the
Providence Hospital Campus to the north, the ITC utility easement to the west, existing single family residential and
the approved but not built Oberlin residential development to the south and single family homes to the east.

This matter was recently brought to the Planning Commission for a recommendation to the Cily Councit for a
Rezoning with Planned Rezoning Overlay. The subject property is currently zoned R-3, as indicated by the Zoning
Map. The City Council conceptually approved the proposed rezoning with PRO, which rezones the property to RM-1.
The City Attorney and applicant will now work on the PRO Agreement which will have to be brought back to the Cily
Council for their approval.

Planner Kapelanski stated that there are wetlands on the site, mainly concentrated in the center of the site and
extending down on the southwestern side. There are high quality woodlands on the site occupying the northern half
of the property.

The Planning Staff is recommending approval of the Preliminary Site Plan contingent on approval of the finalized PRO
Agreement by the City Council. There are some minor planning related items for the applicant to address on the Final
Site Plan. A convalescent home is also a Special Land Use in the RM-1 District.

The Landscape Review recommaends approval of the plan noting that the applicant should cleatly demonstrate that
the adjacent residence to the east will be effectively screened. The Ordinance reguires a berm in that area that was
waived as part of the PRO Agreement. Additional plantings maybe necessary on the eastern side to screen that
residence. The Wetland Review, Engineering Review, Fire Marshall and Traffic Review all recommended approval of
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the plan noting items to be addressed on the Final Site Plan.

The original Woodiand Review recommended denial of the proposed pian, as the tree removal and replacement plans
could not be clearly read and the plans did not include a tree survey of the entire property. Specifically, the survey
was omitting trees on the north area of the site. After receiving the Woodland Review letter, the applicant was able to
address the major items in time for the City's Woodland Consultant to review the revised tree removal and
replacement plans. The updated Woodland Review Letter recommends conditional approval of the plan provided the
applicant addresses the remaining items on the Final Site Plan. The City's Woodland Consultant, Martha Holzheuer
is here this evening to address any questions.

A condition of City Council approval was that the applicant incorporate more features of the proposed suburban low-
rise concept into the facade and overall design. initially, the applicant proposed a fagade and design very simitar to
the original concept. However, within the last week, the applicant and the City's Fagade Consultant were able to work
together and come up with a design that was acceptable to the City and incorporated additional features of the
suburban low-rise concept, The City's Fagade Consultant is here this evening to answer any questions.

[n the interest in the applicant’s timeframe, staff and consultants were able to address the outstanding woodland and
facade issues and maintain this meeting date for the consideration of the preliminary site plan. The Staff does
appreciate the Planning Commission's flexibility in reviewing this information in a timely manner.

Mark Russell of Russell Design and John Winzel! of JW. Design represented the applicant and stated Medilodge is
happy o be in Novi and wants to be in Novi. Medilodge is grateful that the City staff and consuitants were able to
review the revised submissions in a timely manner and appreciates their flexibility in working with the design team,
specifically regarding the woodland and facade issues. Medilodge is committed to this project and would like to see it
go forward in a manner that speaks to the quality of Novi.

Mr. Russell has been working closely with the City's Woodiand Consultant and wili continue to de so through the
development of the plans. The neighbor immediately to the east of the subject property would like a berm to be
installed. Unfortunately, a berm will not fit in that location. The applicant wili continue to work with Landscape
Architect Beschke and the adjacent property owner to specifically address their concerns and add to the landscaping
along that property line. The neighbors concerns are understandable regarding the visual and potential light
infiltration onto their property. The foot-candle levels will be shown in the final site plan with a full photometric plan
which will show foot-candle levels at the property line,

Member Cassis read the public hearing correspondence into the record. Alan and Helen Burton of 48100 West
Eleven Mile Road would like to see a berm along their property line to help keep down the lights and noise from the
parking lot.

No one from the audience wished to speak so Chair Pehrson closed the public hearing.

Member Lynch stated that it iocks like all the open issues have been resoived and commended both staff and the
applicant for working to revise some of the details. The primary issues were the wetlands and the woodlands and
everycne seems to be happy with the resolution of those issues. The only open issue is with the neighbor and the
applicant should work with Landscape Architect Beschke and the neighbor {o address their concerns, perhaps with
some evergreens. The Planning Commission has reviewed this project in detail and Member Lynch is happy with
where the project is at and welcomes Medilodge to Novi.

Member Cassis inquired as to the status of the pathway along the western side of the property requested by the City
Council.

Deputy Director McBeth stated that sfaff has had discussions with the applicant and representatives from ITC
regarding that trail and staff also plans to have a meeting with Providence representatives fo discuss those issues.
Staff is hoping to have those outstanding issues resolved in the near future and ready when the PRO Agreement goes
back to City Council for final consideration.

Member Cassis asked if the applicant was working with the City to determine the appropriate pathway location.
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The applicant indicated the design team has met with Deputy Director McBeth and her staff to discuss the Walkable
Novi Committee’'s recommendations for putting a path in along the ITC Corridor and connecting that path up with a
path system that would lead up to Grand River through, and beyond, the Providence property. The path will be an
ITC path, but Medilodge will participate in the development of a pathway that leads from somewhere along with west
side of the Medilodge property connecting up with the existing sidewalk along Eleven Mile Road and then proceeding
to the north to connect with a spur that Providence will provide.

Member Cassis feels this will be a positive thing for that area. Member Cassis asked Fagade Consuitant Necci for his
opinion of the facade design.

Facade Consullant Necci stated it is an excellent design. The applicant’s fagade board shows mostly masonry
materials, very well selected and Facade Consuitant Necct was impressed with the way the colors blended together.
There was a minor issue with the overage of asphalt shingles on the roof but on any building with a sloped roof, the
asphalt shingle area gets to be more than what the facade chart allows. That is a typical waiver that occurs with
buildings of this size. In this case, the roof is well articulated and the shape of the building is a complicated shape
where each of the projections have their own roof line which breaks up the roof. The applicant has gone so far as to
add dormers and different roof features. One of the things the staff and consuitants asked for recenlly was that the
applicant lock at incorporating a roof balustrade, which is shown on one of the renderings. The balustrade could also
hide the rooftop equipment. The applicant will need to clarify that the rooftop equipment will be screened. Overall,
the balustrade is an excellent addition. Balustrades have also been incorporated into some of the covered porches
which will be visible as one is driving around the ring road. It is an excellent design and well executed for such a large
single story building.

Member Cassis appreciated the applicant’s willingness to work with the City. This will be the first project incorporating
some of the features of the new suburban low-rise designation that is part of the Master Plan update
recormmendations and the design will fit nicely into the area and complement the existing neighborhood.

Member Meyer agreed with Member Lynch and Member Cassis that the detail provided by the applicant is well
thought out and very thorough. The design is beautiful and Member Meyer will be voting for approval.

Moticn made by Member Lynch, seconded by Member Larson:

ROLL CALL VOTE ON SPECIAL LAND USE APPROVAL MOTION MADE BY MEMBER LYNCH AND
SECONDED BY MEMBER LARSON:

In the matter of the request of The Medilodge Group, SP 10-05A, motion to approve the Special Land
Use Permit, subject to the following: {a} Planning Commission finding under Section 2516.2.¢ for the
Special Land Use permit whether, relative to other feasible uses of the site, the proposed use will not
cause any detrimental impact on existing thoroughfares due to the fact that per the approved Traffic
Study, the proposed development will generate less traffic then development under the original R-3
zoning; The proposed use is compatible with adjacent uses of land in terms of location, size,
character, and impact on adjacent property or the surrounding neighborhood due to the fact that the
applicant has provided residential architectural elements and a design with a residential character;
The proposed use is consistent with the goals, objectives and recommendations of the City’s Master
Plan for Land Use; The proposed use will promote the use of land in a socially and economically
desirable manner; The proposed use is In harmony with the purposes and conforms to the applicable
site design regulations of the zoning district in which it is located as noted in the staff and
consultant’s review letters; (b} Contingent on approval of the PRO Agreement by the City Council and
any additional provisions contained in that agreement being addressed on the Final Site Plan; and (¢)
Compliance with all conditions and requirements listed in the staff and consultant review letters
because the plan adheres to the approved concept plan and deviations included therein and is
otherwise in compliance with Article 6, Article 24 and Article 25 and all other applicable provisions of
the Zoning Crdinance. Motion carried 7-0.



NOV! PLANNING COMMISSION
March 24, 2010, PAGE 4
APPROVED

Motion made by Member Lynch, seconded by Member Larson:

ROLL CALL VOTE ON PRELIMINARY SITE PLAN APPROVAL MOTION MADE BY MEMBER LLYNCH AND
SECONDED BY MEMBER LARSON:

In the matter of The Medilodge Group, SP 10-05A, moticn to approve the Preliminary Site Plan, subject
to the following: (a) The applicant adequately addressing the Woodland Consultant's concerns on the
Final Site Plan; {b) Additional plantings being provided along the eastern property line to buffer the
adjacent residential; (¢) The conditions and items listed in the staff and consultant review letters
being addressed on the Final Site Plan; and {d) Contingent on approval of the PRO Agreement by the
City Councli and any additional provisions contained in that agreement being addressed on the Final
Site Plan because the plan adheres to the approved concept plan and deviations included therein and
is otherwise in compliance with Article 6, Article 24 and Article 25 and all other applicable provisions
of the Zoning Ordinance. Motion carried 7-0,

Motion made by Member Lynch, seconded by Member Larson;

ROLL CALL VOTE ON WETLAND PERMiIT APPROVAL MOTION MADE BY MEMBER LYNCH AND SECONDED
BY MEMBER LARSON:

In the matter of The Medilodge Group, SP 10-05A, motion to approve the Wetland Permit, subject to:
{a) The conditions and items listed in the staff and consultant review letters being addressed on the
Final Site Plan; and (b) Contingent on approval of the PRO Agreement by the City Council and any
additional provisions contained in that agreement being addressed on the Final Site Plan because it
is in compliance with Chapter 12 of the Code of Ordinances and all other applicable provisions of the
Ordinance. Voice Roll Vote. Motion carried 7-0.

Mation made by Member Lynch to approve the Woodland Permit, seconded by Member Larson:

ROLL CALL VOTE ON WOODLAND PERMIT APPROVAL MOTION MADE BY MEMBER LYNCH AND
SECONDED BY MEMBER LARSON:

In the matter of The Medilodge Group, SP 10-05A, motion to approve the Woodland Permit, subject to:
{a)The applicant adequately addressing the woodland consultant’s concerns on the Final Site Plan;
{b) Contingent on approval of the PRO Agreement by the City Council and any additional provisions
contained in that agreement being addressed on the Final Site Plan; and (c) The conditions and items
listed in the staff and consultant review letters being addressed on the Final Site Plan because it is in
compliance with Chapter 37 of the Code of Ordinances and all other applicable provisions of the
Ordinance. Motion carried 7-0.

Motion made by member Lynch, seconded by Member Larson;

ROLL CALL VOTE ON STORMWATER MANAGEMENT PLAN APPROVAL MOTION MADE BY MEMBER LYNCH
AND SECONDED BY MEMBER LARSON:

in the matter of the Medilodge Group, SP 10-05A, motion to approve the Storm Water Management
Plan, subject to the foliowing: (a) The conditions and items listed in the staff and consultant review
letters being addressed on the Final Site Plan; and (b) Contingent on approval of the PRO Agreement
by the City Council and any additional provisions contained in that agreement being addressed on the
Final Site Plan because it otherwise in compliance with Chapter 11 of the Code of Crdinances and ail
other applicable provisions of the Ordinance. Motion carried 7-0,
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