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MEDILODGE OF NOVI. SP10·05B
Public Hearing of the request of The Medilodge Group for revised Preliminary Site
Plan, revised Woodland Permit and revised Wetland Permit and Stormwater
Management Plan 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, parcel 50-22-17-400-002. The applicant is proposing a
120 bed 78,560 square foot convalescent (nursing) home building.

REQUIRED ACTION
Approve or deny revised Preliminary Site Plan, revised Wetland Permit, revised
Woodland Permit and Stormwater Manaqement Plan.

REVIEW I RESULT DATE COMMENTS
Planning Approval 05/02/10 0 Changes to the previously

recommended approved plan include the
following: sanitary sewer
extension along 11 Mile Road
has been moved to the north
side of the street, exlsllng
boardwalk near the southwest
corner of the site replaced with
sidewalk, ITC path shown.

0 ITC path has been revised per
comments from ITC. Revised
version will be part of Final Site
Plan.

0 Items to be addressed onth~
Final Site Plan.

Engineering Approval 04/27/11 Items to be addressed on the Final I

recommended Site Plan.
Wetlands Conditional 04/28/11 Items to be addressed on the Final

Approval Site Plan.

I Woodlands
recommended
Conditional 04/29/11 Items to be addressed on the Final

owo'al ~1 '" Sile PloQ.

~
recommended
Approval 05/02/111 Items to be addressed on the Final

i recommended Site Plan.

.,.-



Approval - Revised Preliminarv Site Plan
In the matter of The Medilodge Group. SP 10-056. motion to approve the revised
Preliminarv Site Plan. subject to the following:

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. Applicant incorporating revised ITC pathway shown in Exhibit D of the PRO

Agreement into the Final Site Plan submittal; and
d. (additional conditions here if any)

for the following reasons... (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.)

Denial - Revised Preliminarv Site Plan
In the matter of The Medilodge Group. SP 10-05A motion to deny the revised
Preliminarv Site Plan. for the following reasons ... (because it is not in compliance
with the following sections of the Zoning Ordinance....)

I. iiiiiiiii...__iiiiiiiiiiii...__iii-•••iii·.·__iiiiiiiiiiii iiiiiiiiiiiiiiiiiiiiiiii__iiiiiiiiiiiiiiiiiiiiiiii..._oiiiiiiiiiiiiiiii..._iiiiii'-l"'.



Approval- Revised Wetland Permit
In the malter of The Medilodge Group, SP 10-05B, 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 leiters

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 Ordinances and all other applicable provisions of the Ordinance).

Denial- Revised Wetland Permit
In the malter 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 lO-05B, motion to approve the revised
Woodland Permi!, 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 matter of The Medilodge Group, SP lO-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 1O-05B, motion to approve the Storm
Water Management Plan, subject to the following:

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 all other applicable provisions of the
Ordinance.)

Denial- Stormwater Management Plan
In the matter of The Medilodge Group, SP 10-05B, motion to 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 Sile Plan SP 10-05B

Petitioner
The Medilodge Group

ReylewType
Revised Preliminary Site Plan and Special Land Use Permi!

Property Characteristics
• Site Location:

• Site Zoning:
• Adjoining Zoning:

• Site Use:
• Adjoining Uses:

• Proposed Use:
• Site Size:
• Plan Dale:

North side of Eleven Mile Road between Beck Road and Wixom Road
(Section 17)
RM- J, Low Density, Low-Rise Mulllple-Family Residential with a PRO
North and East: R-3, One-Family Residentlol (OSC, Office Service
Commercial furlher north); West: RA, Residential Acreage; South: R- t.
One-Family Resldenlial with a PRO (across Eleven Mile Road)
Vacant
North: Vacant. Providence Hospital Campus (further north); East:
Vacant. Single-family Resldentlai; West: ITC Easement, Wildlife Woods
Park and Single-family Residential (further west); South: Existing Single
family Residential and approved but not buill reslden!lal development
J20 bed convaiescent home
20 acres
03/31/1 J

Prolec! Summary
The parcels In queslion are located on the north side of Eleven Mile Road, between Wixom Road and
Beck Road In Section 17 of the City of Novl. The property totals 20 acres. The current zoning of the
property Is RM- t. Low Density, Low-Rise Multiple-Family Residential with a PRO. The applicant has
proposed a 78,560 square foot. 120 bed convalescent home. The proposed convalescent home
would include centralized dining and physical therapy facilities along with other ancillary features. This
property was recently rezoned with a Planned Rezoning Overlay (PRO] from R-3 to RM- J. The Planning
Commission gave a positive recommendation for approval of the concept plan and rezoning to City
Council on February 24, 2010. The rezoning wllh PRO appeared before the City Council on March 8,
2010. At that meeting, City Council granted preliminary approval of the ptan and rezoning. The
applicant Is currently working with the City Allorney on finalizing the Planned Rezoning Overlay
Agreement which will appear before the Cily Council for their consideration at an upcoming meeting.
The Planning Commission approved the Preliminary Site Plan (contingent on City Council approval of
the PRO Agreement) on March 24,2010.

The revised Preliminary Site Plan Is generally consistent with the approved concept plan. However,
there are several more minor differences lhat necessitated the revised review. The sanitary sewer
extension along Eleven Mile Road was previously shown on the south side of Ihe street to reduce
Impacts to nalural features on the north side of the street. The applicant has determined the south
location Is n01 feasible and the plan now shows the sanitary sewer extension on the north side of the
street. Additionally, an existing boardwalk near the southwest corner of the site will be removed and
replaced with a sidewalk. Laslly, the applicant has shown the proposed path through the ITC corridor



Rezoning with Planned Rezoning Ove/lay
Medltodge of Novi SP /0-058
and extending onlo the Medllodge properly.
offered by the applicant.

May 2. 20/1
Page 2 of 4

This was a significant part of the PRO public benefit

Recommendation
Approvai of the revised Preliminary Site Plan and Special Land Use Permit Is recommended contingenl
on Ihe approval of Ihe PRO Agreemenf by the City Council. The plan is In compliance with most
Ordinance requiremenls and the conditions set forth In the Planned Rezoning Overlay agreement with
planning related Items to be addressed at the time of Final Site Plan submittal.

Ordinance Requirements
This project was reviewed lor conformance with the Zoning Ordinance with respect 10 the Planned
Rezoning Ove/lay Concept Plan. Article 6 (RM-l. Low Density, Low-Rise Multiple-Family Resldenflal
District). Article 24 (Schedule 01 Regulalions), Article 25 (Generai Provisions), and any other applicable
provisions of the Zoning Ordinance. Please see the alfached charts for InlormaHon pertaining 10
ordinance requirements. Items in botd below must be addressed by the applicant or Planning
Commission before Preliminary Site Plan Approval may be granted.

I. Barrier Free Spaces: The plans do not provide details concerning Ihe ramps or access for barrier
free spaces along fhe main enlrance. The applicant should provide details showing whether
these spaces will be flush with the adjacent sidewalk or whether ramps will be provided.

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

3. Dumpster Screening: Dumpster screening one foot laller than the proposed dumpster should
be provided. Interior bumpers or posts must be shown. The applicant should Include the heIght
of the dumpster on the screening details and Indicate protective bollards.

4. Photometric Plan - Required Notes: The applicant should Include the required notes on the
photometrIc plan.

5. Minimum/Maximum IlIumlnafion: Light levels seem particularly high af the borders of the
parking on the eastern and western property lines. The applicant may want to consIder
reducing light levels at these localtons. particularly at the southeastern border at the parking lot
due to the adjacent sIngle-family residence.

6. 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 Ihe 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 system to
the regional pathway proposed as part of the public benefit.

7. Future Addition: Sheet A2 shows a future addition. No luture 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 revtew process, references to future additions
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
District as part of the Master Pian update. Buildings In this new district should have a residential
character to their fa<;:ade, Including peaked roofs, dormers, covered porches, etc. The
applicant has Included some of these fealures as part of their proposal but per the City
Council preliminary approval motion (March B, 2010) the applicant should Incorporate
additional features of the proposed Suburban Low-Rise concept as stated In the Fac;ade
Consultant's review leller, dated February 16, 2010, The applicant should Include and c1earty
Identity these features on fhe Final Site Plan elevations,

9. Conserva lion 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.

Planned Rezoning Overlay
The rezoning with a Planned Rezoning Overlay was granted conceptual approval by City Council on
March 8, 20tO. The PRO acts as a zoning map amendment. creating a "tloating district" with a
conceptual plan attached to the rezoning of the parcel. As a part of the PRO, the underlying zoning Is
changed, in this case fo RM-l as requested by the applicant, and the applicant enters Into a PRO
Agreement with the City, whereby the City and applicant agree to any deviations to the applicable
ordinances and tentalive approval of a conceptual plan for development for the site. The following
ordinance deviations were Included in the PRO Agreement

I. The maximum permitted building length Is 360 feet. The overall building length It proposed to
be 492 feet. This ordinance deviation will be Included In the PRO Agreement.

2. A building tn the RM-I District must be oriented at a minimum angle of 45 degrees to
adjacent single-family residential zoning. The proposed structure is perpendicular to Eleven
Mile Road with the rear half of the structure rotated 30 degrees. This ordinance deviation will
be included In the PRO Agreement.

3. The requtred side yard bUilding setback is 134 feet (based on Ihe building length). The
bUilding Is proposed to be setback 132 feet on the east side. This ordinance deviation will be
Included in the PRO Agreement.

4. The dumpster Is reqUired to be located 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.

5. A 4.5 foot to 6 foot high iandscaped berm Is required along the west, north and east property
boundaries. No berm Is provided In any of the aforementioned yards. These ordinance
deviallons will be Included in lhe PRO Agreement.

6. The ordinance requires a minimum of 30 percent brick and a maximum of 25 percent asphalt
shingles on each fa<;:ade. The fac;:ade does not meet these slandards. These deviations will
be Included In the PRO Agreement.

When a PRO Is proposed, applicants are required to demonstrate a pUblic benefit above and beyond
whai would be associated with the normal development of the site. This public benefit is included in
the PRO Agreement. The public benetlls associated with the subject properly are as follows:

1. The list of permissible permitted uses, the number of beds and the permitted size of the facllily
will be limited as part of the PRO Agreement. This will be included In the PRO Agreement and
is reflee/ed on the plans as noted above.

2. The applicant has agreed to relocate the proposed floodplain mitigation 01 Indicated in the
PRO Concept Plan Woodland Review Letter. The floodplain mlllgation has been relocated
accordingly.

3. The applicant has agreed to locale the required sanitary sewer extension along the southern
side of Eleven Mile Road. The sanitary sewer extension on the south side of the road was not
feasible and thIs extension has been relocated to the north side of the road.

4. The applicant has agreed to a conservation easement totaling 8.5 acres iocated mostly In
the rear 01 the property. This will be Included In the PRO Agreement.

5. The developer agreed to provide a pathway through the adjacent ITC UJlilfy EOIemenl. The
pathway has been shown on the revised Preliminary Site Plan.
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6. The applicant has agreed to Increase the landscape plantings on the east property line to
assist In providing a buffer for the adjacent residenl/al properties.

The PRO runs with Ihe land, so future owners, successors, or assignees are bound by the terms of the
agreement, absent modil/cation by the City of Novl. If the development has not begun within two
years, the PRO concepl plan expires and the agreement becomes void.

Response Leiter
A leiter from either the applicant or the applicant's representative addressing comments in Ihls, and in
Ihe other review leiters, Is requesled prior to fhe molter being reviewed by the Planning Commission.
Additionally, a leiter from the applicant is requested to be submilted with the nexl sel of plans
submilted highlighting the changes made to Ihe pians addressing each of the comments listed
above.

Pre-Conslructlon Meellng
Prior to the start of any work on the site, Pre-Construction (Pre-Con) meetings must be held wilh the
applicant's contractor and the City's consulting engineer. Pre-Con meellngs are generally held affer
Stamping Sets have been issued and prior to the start of any work on the site. There are a variety of
requirements, lees and permits that must be issued before a Pre-Con can be scheduled. To give you
an advance nollce of the requirements and what must be in place prior to the Pre-Con, a sample Pre
Can checklist Is altached. 1/ you have questions regarding the checklist or the Pre-Con itself, please
contact Sarah Marchloni 1248.347.0430 or smarchloni@cityofnovi.org} in the Community Development
Department.

If the applicant has any quesllons concerning the above review or the process in general, do not
hesitate to conlact me at 248.347.0586 or kkapelanski@cilyofnovl.org.

.Ii 2. t-"
eport by P\QJ)I er Krislen Kapelanskl [248) 347-0586



PLANNING REVIEW SUMMARY CHART
Revised Preliminary Site Plan SP1 0-058
Project Name: MedlLodge of Novl
Plan Date: 03/31/11

Meets
Item Reaulred Prooosed Requlremenfs? Comments
Master Plan Suburban Low-Rise Multiple-Family No Initial approval of the

Resldenfial proposed rezoning with PRO
was granted by the City
Council on March 8,2010.
Once the PRO Agreement is
drafted, It will be forwarded to
the City Council for their
approval.

Zoning RM- 1with PRO RM-l with PRO Use permitted in RM-l

Principal Uses Single, two and N/A
Permitted ISl;lqj multiple - family
60iJ residential.
Uses Permitted Convalescent 120 bed Yes See more restrictive setback
Subject to homes, assisted living convalescent requirements Iisled below.
Special facilities, hospice home - 7,260 sq. tt.
Conditions (Sed care facilities and of 101 area per bed
6Q'iJ child care centers provided

subject to:
(1 ) Convalescent
homes, assisted liVing
facillfles and hospice
care facilities: 1,500
sq. ff. lotalland area
per bed.
[2) Child care
centers: min. 100 sq.
ft. outdoor play area 40' + bUilding
per child and setback on all sides
mln.2,800 sq. fl. and
fenced and
screened from any
residential district.
(3) Min. 40 ff. building
setback.
(4) Accessory
buildings and uses
cuslomarily Incident
10 any permit led
use.

Building Helghl 35 ft. two stories 30 feel (10 midpolnl Yes
(~~plion~.fQO; of roof) one story
Sd,edule'df Roof lop

Planning Review Summary Chart
rPSP - MedlLodge

Page 1of 6



Meets
lIem Reaulred Prooosed Reaulrements? Comments

~~g0ji:llionssa; appurtenances
2503:2:1:) addllional5 It.
BYlldingLengfh 180 ft. or up to 360 ft. Maximum 492' No This deviation will be included

i~~r~@~~fQ)
II building setback length proposed in the PRO agreement.
Increased I ft. for
every 3 ft. building
length when
bordering a
residenlial district or
malor thorouahfare

Additional RM-I I. Minimum I. N/A No A deviation for inadequate

~El5!u~Eli)'1el1ts. setback of 15011. 2. Fronts public building orientation will be
(S_El9l.i§n;?100; Irom shoreline road included in the PRO
f9(;lriQf~·iij 2. Must Iront on 3. Main building agreement.

public or private perpendicular
rood to II Mile with

3. Structure sholl be the rear holt
,Oriented at a rotated 30·
minimum angle 4. 8% setback
of 45° 10 coverage
adjacent RA and 5. Adequate
R-3 properties. setbacks

4. Maximum 30% of provided
selback areas 6. Provided
parldng, drives & 7. N/A
loading area

5. Ort-street parking
and drives shall
not be located
closer than 25' to
anywallola
dwelling structure
which contains
openings
Involving living
areas nor closer
than 8' to any
wall that does
not contain
openings.

6. Sidewaik
connectivity

7. Minimum
distance
between
buildings S~ LA
+ LB + 2(HA +
HB )

fflc::g~ElrClQEl Maximum 25% 18% lot coverage Yes
Secllon:.2400;

Planning ReView Summary Chart
rPSP - MediLodge

Page 2 of 6



Item

Building Setback

Side Inferior
east '(246()':~

fBQc'o'8}~;'b)
~;;~J~'Hi

Side Interior

~3iw~e~f

Parking Setback
Front south

!~~~~'¢I~'i5j
Side inferior

[oBM~tl~9M
Side Inferior
west (2::l60
IQ6IH~i~)b)

Rear north

f~~~~tjje6f

Reaulred

75 ft. plus 1/3 ft. for
every foot building,
lengfh exceeding
180 ft. (205-180 X
0.33)+75'; 83 ft,
75 ft. plus 1/3 ft, for
every foof building
lengfh exceeding
180 ft. (360-180 X
0.331+75 = 134 ft.
75 ft. plus 1/3 ft. for
every foof building
lengfh exceeding
180 ft, (360 -180 X
0.33)+75 = 134 ft.
75 ft, plus 1/3 fl. for
every foof building
length exceeding
180 It. - North
fronfage does nof
exceed 180 ft. -75 ft.
required

75 ft.
Must comply with
building sefback
20 ft.

20 ft.

20ft.

ProDosed

88 feef

132 feet

179 feet

400 feet +

80 feet

29 feef

145 feef

400 feef +

Meets
Reaulrements?

Yes

No

Yes

Yes

Yes

Yes

Yes

Yes

Comments

This deviation will be included
In the PRO agreement.

Parklna Reaulrements
Number of One per 4 beds and
Parking Spaces one for eqch
l25(5) employee

120 beds/4 = 30
parking spaces
30 employees = 60
soaces reauired

116 provided Yes

Planning Review Summary Chart
rPSP - MedlLodge
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Meets
Item ReCiulred Proposed ReCiulrements? Comments
Parking Space 9 fl. x 19 ft. parking 9 fl. x 19 II. with 24 Yes
Dimensions and space dimensions ft. wide drives
ManelJv~~J)9 and 24 ft. wide !wo-
LCH}es f@96::8i way drives. 9 II. x 17
25M,piz.1l ft. parking spaces

allowed along 7 fl.
wide Inlenor
sidewalks as long as
detail Indicates a 4"
curb at these
locations and along
landscaolna.

Barrier Free 5barrier free spaces 21 barner Iree Yes
Sp()c~s required spaces provided -
.l~9.ITJ£?f'fr&'~ 16 standard and 5
<;':ijqEl} One of every six van accessible

spaces musl be van
accessible

Physlcallherapy uses
require 20% of all
parking provided 10
be barrier free

Barrier Free 8 ft. wide with a 5 fl. Barrier free spaces Yes
Space wide access aisle for sized correctly.
Dimensions standard barrier free

~@~~rfi~~ spaces, and
8 ft. wide with an 8 ft.
wide access aisle for
van accessible
spaces

Barner Free One sign for each No signs provided. No Appllcanl should provide one

¥~~~l'r~~tf~~i
accessible parking sign for each barrfer free

..•, ..••..•••.",g space. spClce on the Final Site plan
Giophlcs submittal.
M:6iiDtlll'
LopdingSpqces Five (5) square ft. per 360 sq. II. loading Yes Applicant should provide
(Se¢lloo'Z50Z) fronl foot 01 building space provided. striping for the loading lone.

up to a lolal area of
three hundred slxly
(360) square ft. per
building =360 sq. ft.
required

Dumpsl",r Screen wall or fence Screening 10 be 6' Yes? Applicant should Indlcale

~l~~~~~il~145
required for all in heighl and 10 height of proposed
dumpslers, must be malch building. dumpster/generators.

p-I}~§~qli()n alleasl five fl. in Protective bollards should be
2503iz.F) helghl. and provided shown.

on Ihree sides.

Planning Review Summary Chart
rPSP - MediLodge
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Meets
Item Reaulred Prooosed Reaulrements? Comments

Enclosure to match
building materlals-
Design must Include
protective features.

Dumpster Dumpster enclosure Dumpsters located No This devlallon will be included
Enclosure to be located In rear in the Interior In the PRO agreement.
1~§Ql(9.!l( . yard, and set back (western) side yard
25Q3;2.Fc.<iriQ from properly line a setback equal to
2520[11 distance equivalent the parking lot.

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

Roof top All roof top None Depicted Yes? Applicant shoutd depict all
equipment and equipment must be roof top and wall mounted
wall mounted screened and all equipment If any or otherwise
utility wall mounted utility Indicate no roof fop or wall
.eq8Ipfl1ent equipment must be mounted equipment will be
1~~·c;tiQ.d._ enclosed and Included.
MQ3aiEi(l) ) Integrated Into the

design and color of
the buildlna

Exterior Photometric plan Photometric plan See allached lighting review
Ilghtl[1gls~GfiQn and exterior lighting submitted. chart for additional
2$UU details needed at Information.

time of Preliminary
Site Plan submittal

Sicl~"",Sd~s(¢jty A 5 fl. -8 II. wide 5 fl. sidewalk Yes
cbi:le$ei.5tion sidewalk shall be proposed on Eleven
rr;2z618H' constructed along Mile Rd.

all major
thoroughfares as
required by the City
of Novi's Pedestrian Sidewaiks provided
and Bicycle Master

BUilding Code Plan.

Building exits must be
connected to
sidewalk system or
oarkina lot.

Design and Land description, Provided Yes
Construction Sidwell number

Planning Review Summary Chart
rPSP - MedlLodge

Page 5 of 6



Meels
Item Required Proposed Requirements? Comments
Standards (metes and bounds
Manual for acreage parcel,

lot number{s), lIber,
and page for
subdivisions) .

Development Development and Contact Rlchelle leskun at
and Street street names must 248- 347-0631 to schedule a
Names be approved by the meellng with the Committee

Streel Naming
Commiltee before
Preliminary Site Plan
aDDloval

Developmentl Signage It proposed For sign permit Information
Business Sign requires a permit. contact Jeannie Niland at

248-735-5678.
Approval Sanitary Sewer
conditions of extension provided
City Council along Eleven Mile
Mollon 03-08- Road.
10 Floodplain millgation

relocated.
Applicant
Incorporallng
addlllonal features
of the Suburban
low-Rise District into
the facade.

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

Planning Review Summary Chari
rPSP - Medilodge
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LIghting Review Summary Chart
Medilodge
SP # 10-058

Meets
Item Required Reaulrements? Comments
Intent (Section Establish appropriate Yes
2511.1) minimum levels.

prevent unnecessary
glare, reduce
spillover onto
adjacent properties.
reduce unnecessary
transmission of light
into the night sky

Lighting ptan Site plan showing Yes
(Section location of all existing
251 1.2.a.l) and proposed

buildings.
landscaping, streets.
drives, parking areas
and exterior lighting
fixtures

Lighting Plan Specifications for all Yes
[Section proposed and
2511.2.a.2) eXisting lighting

fixtures including:
Photomelric data
Fixture height
Mounting & design
Glare control devices
Type and color
rendilion of lamps
Hours of operation
Photometric plan

Required Height not to exceed Yes
conditions maximum height of
(Section zoning district or 25
2511.3.0) feet where adjacent

to residential districts
or uses.

Required Notes - Electrical service to No Applicant should Include
(Section light fixtures shall be the required notes.
2511.3.b) placed underground

- No flashing light
shall be permilted
- Only necessary



Meets
Item Reaulred Reaulrements? Comments

lighting for security
purposes and limited
operallons shall be
permitted after a
site's hours of
ooeration.

Required Average light level of Yes
conditions the surface being lit
(Section to the lowest light of
2511.3.e) the surface being lit

shall not exceed 4: 1.
Required Use of true color Yes
conditions rendering lamps such
(Section as metal halide is
2511.3.1) preferred over high

and low pressure
sodium lamos.

Minimum - Parking areas- 0.2 Yes LIght levels seem
Illumination min partieularly high at 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 locations,
- Building entrances, particularly at the
Infrequent use- 0.2 southeastern border of
min the parking lot due to the

adjacent single-family
residence.

Maximum When site abuts a Yes
lIIuminalion residential district,
adjacent to maximum
Non-Residentlai illumination at the
(Section property line shall not
2511.3.k) exceed 0.5 foot

candle
Cut off Angles All cut off angles of Yes
(Section fixtures must be 90
2511.3.1 (2)) degrees when

adjacent to
residential districts
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Petitioner
The Medilodge Graup

Review Type
Revised Preliminary Site Plan

PLAN REVIEW CENTER REPORT
April 27, 2011

Engineering Review
Medllodge of Novl

SP10-05B

Properly Characterlsllcs
• Site Location:
• Site Size:
• Plan Date:

North side of Eleven Mile Road, West of Beck Road
20,05 acres
2-19-2010

Pro)ecf Summarv
• Construction of an approximately 78,560 square-foot single-story nursing home facility and

associated parking. Site access would be provided by two drive approaches off of Eleven
Mile Road.

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

• Sanitary sewer service would be provided by extending an 8-lnch 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 consists of two equalizer basins and the south basin system
consists of three equalizer basins. All storm water will be detained on-site for the lOO-year
storm then discharged at two points through an existing wetland on the parcel, with
ultimate discharge to the Novl Lyon Drain.

• The construction of a 10' wide asphalt pathway on the adjacent International Transmission
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 sidewalk to facilitate sight distance
for the western drive approach.
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Recommendation
Approval of the Revised Preliminary Site Plan and Preliminary Storm Water Management
Plan Is recommended.

Comments:
The Preliminary Site Plan meets 'he general requirements of Chapter 11, the Storm
Waler 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 submillal):

1. Address the comments submitted on the March 8, 2010 preliminary review
leiter at the time of final site plan submittal.

Addlllonal Comments to the Mgrch 8. 2010 leller (to be addressed with Final Site Plan
submiltall:

Storm Sewer
2. Label all inlet struclures and provide rim and invert elevations.
1. Label all storm sewer outlet structures and provide invert elevations.

Storm Waler Management Plan
2. Provide brief narrative of the storm water management plan explaining the

process of the overall system (suggested).

Paving & Grading
3. Provide pavement grades and a iypical cross-secllon of the pathway.

The fotlowlng must be provided at the lime at Preliminary Site Plan resubmlltal:
4. A letter from either the applicant or the applicant's engineer must be

submilled with the Final Site Plan highllghllng the changes made to the plans
addressing each of the comments listed above and Indicating the revised
sheets Involved.

The following must be submilled at Ihe lime of Final Slle Plan submittal:
5. An itemized construction cost estimate must be submilled to fhe Community

Development Department at fhe 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 cosls associated with
conslruetlon of the building or any demolition work. The cosl est/male musl
be lIem/zed lor each ullllly (water, sanitary, slorm sewer), on-slfe paving, right
of-way paving (including proposed right-of-way), grading, and the storm
wafer basin (basin construction, confrol sfruclure, pretrealment structure and
restoration).
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The following must be submitted at the lime of Stamping Set submltlal:
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 olltce of the Oakland County
Register of Deeds.

7. A draft copy of the 20-foot wIde easement for the water main to be
conslructed on the site must be submitted 10 the Community Development
Department.

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 Communlly Development
Department.

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

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
Deparlment to setup a meeting (248-347-0430),

11. A City of Novl Grading Permit will be required prior to any grading on the site.
This permit will be Issued at the pre-construe lion meeting. Once determined,
a grading permit fee must be paid to the Cl1y Treasurer's Office.

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 submitled with the
Notice of Coverage.

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

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

15. A permit for water main construction must be obtained from the MDEQ. This
permit application must be submitted through the Cify Engineer affer the
water main plans have been approved.

16. A permit for sanitary sewer construction must be obtained from the MDEQ.
This permit applica'ion must be submitted through the City Engineer after the
sanitary sewer plans have been approved.
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17. Construclion Inspection Fees to be determined once the construction cost
eslimate is submitted must be paid prior to the pre-construction meeting.

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.

19. An incomplete site work performance guarantee for this development will be
calculated (equal to 1.5 limes the amount required to complete the site
Improvements, excluding the storm water facililies) 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.

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.

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

Please contact Nathan Bouvy at 248-735-5648 with any questions.

I/L~
cc: Ben Croy, Engineering

Brian Coburn, Engineering
Kristen Kapelanskl Community Development Department
Tina Glenn, Water & Sewer Dept.
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Environmental Consulting & Technology, Inc.

April 28, 2011

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

Re: Medllodge 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 trail, and additional minor
wetland impacts.

Site Comments:

The entire site 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 rehabilitation facility and
associated infrastructure. The parcells about twice as long as It Is wide, with
the long dimension running north-south. The proposed development Is
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 Inciude a
walking trail 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 portion 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 contains some high-quality 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)
Total Wetland Area on Site 5.39
Proposed Permanent Wetland Impact 0.20 (3.71%)
Proposed Temporary Wetland Impact 0.20
Total 2S-foot Natural Feature Setback (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 O.20-acre fall below the threshold of
0.25-acres at which the City of Novl 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 site 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 SOO-feet of a tributary to Davis Creek
and Island Lake, It Is ECT's opinion that the proposed project would require
an MDEQ Wetland Use Permit, a City of Novl Non-Minor Use Permit, and
Authorization to Encroach Into the 25-Foot Natural Features Setback.

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. Location of slit fence used for soli erosion and sediment control should
be included on the final site 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 luplllformis 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
neighboring properties.
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Recommendation
ECT recommends 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.

John A. Freeland, Ph. D., PWS
Environmental Scientist
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IEe,
Environmental Consulting & Technology, Inc.

April 29, 2011

Ms. Barbara McBeth
Depuly Director of Community Development
City of Novl
45175 West Ten Mile Road
Novl, MI 48375

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

Dear Ms. McBeth:

Envlronmenlal Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan (Plan)
prepared and submilled by JWDesign dated March 31, 2011. The Plan and supporting documentalion were
reviewed for conformance with the City of Novl Woodland Protection Ordinance Chapter 37.

The proposed development Is located north of Eleven Mile Road between Wixom and Beck Roads In Secllon 17.
The proposed Plan would construct a67,148 square fool, 120-bed licensed skilled nursing home and associated
Infrastructure, parking, and stormwater detenllon basins. The proposed development Is mainly In the southern
half of the property, near Eleven Mile Road. Most of the northern half of the parcel would remain undeveloped
and would Include awalking trail accessible to the public.

Onsite Woodland Evaluation
ECT has reviewed the ClIy of Novl Official Woodlands Map and completed an onslte Woodland Evaluation on
February 8,2010. ECT lound that the revised Tree Survey (Sheet L-1.1) now accurately depicts exisling site
conditions. In addition to the regulallon-slzed trees (dbh ;"8') within close proximity to the proposed development,
the numerous regulation-size trees on the northern half of the property have been depleted and described on the
Plan (Sheet L-1.1). The Tree RemovalandPreservation Plan (Sheel L-2) has also been updated with the revised
tree survey Information. The surveyed trees have been marked with numbered metal tree tags.

The entire site Is approximately 20 acres with 12.5 acres of regulated woodland dominallng the northern and
western two-thirds of the property. Approximately 5.4 acres of Ihe regulated woodland consists of forested and
scrub-shrub weiland on the west side of the southern half 01 the property, In the east-central portion of the
property, and in four smaller areas on the northern half of the property. The regulated woodland onslte Is unique
due to the Intactness of Ihe mosaic 01 upland and wetland forest. This uplandllowland connectivity provides for
excellent ecotoglcallunctlonlng and diverse wildlife habitat.

2200 Commomwsllh
BOUlevard, Suite 300

Ann Arbor. MI
48105

/(34)
769-3004

FAXr(34)
769-3164

Considering the site at a landscape scale, the regulated woodland onslte Is associated with a tributary of Davis
Creek In Ihe northeast corner ollhe property and, therefore, uilimately drains to Island Lake to the southwest. It
Is contiguous with upland and lowland forest to the north, east, and west. In their Potential Conservation/Natural
Areas Report (July 2002, Updated April 2004) for Oakland County, Michigan Natural Features Inventory (MNFI)
Idenlined Ihls swalh of conllguous woodland as aPriority Three Area lor conservation, based upon total size, core
area size, slream corridor, landscape connectivity, restorability of surrounding lands, vegetation quality, parcel
lragmentatlon, and element occurrences (rare species) criteria (see allached map). Separated by Eleven Mile
Road, the onsite regulated woodland Is adjacent to one of only three Priority Two Areas designated within the
City of Novt. When considered with adjacent Prtority Two and Priority Three Areas and additional regUlated
woodland, such as Wildlife Woods Park 10 the west, the onslte woodland serves as an Important stepping stone

An equal OpporfunltylAffirmalivfI AcflM Employsf
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feature In the landscape connecting the only two Prlorily One Areas designated In Ihe Cily, near Walied and
Island Lakes, respectively (see atlached map).

Based on hlslorlcal aerial photographs, Ihe property was predomlnanliy farm field circa 1949, wilh woodland
associated with only the northernmost wetlands. Reforestalion of the property progressed throughout the
follOWing decades, first In association wilh Ihe wellands and laler In Ihe upland portions of Ihe site. As a resuli,
the nor1hern and wetiand portions of (he slie contain the highest qualily, mosl mature woodland vegetalion. In
particular, the nor1hern third of the parcel adjacent to the sanitary sewer right-of-way and Providence Hospital
property contains high quality forested weiland and upland mesic soulhern forest.

During the February 8,2010 field vlsll, ECT observed that the northern portion of the site was dominated by sugar
maple, northern red oak, American elm, white ash, red maple, shagbark hickory, Ironwood, American beech, and
musclewood In the upland overstory and underslory. The forested wetiand areas were dominated by large
diameter easlern cotlonwood, sliver and red maple, red ash, and bur oak In Ihe overstory and maple, ash, elm,
musclewood, and sliky dogwood In the underslory. The woodland groundcover was Intact, with a diverse
composilion of native Iree seedlings, shrubs, forbs, and gram/nolds. The diversified age structure of the
woodland Is also nolewor1hy, ranging from seedlings and understory saplings to mature overstory trees with 20
Inch dbh or more. The woodland understory contained relatively few Invaslves species and significant amounts of
native tree advanced regeneralion. Advanced regeneration consists of underslory trees positioned to move Inlo
Ihe overstory as malure Irees die or blow over, opening gaps in the canopy. The upland soulhern two·lhlrds of
the property were domlnaled by nalive pioneer species, Includ/ng American elm, white ash, black cherry, and
grey dogwood In the woodland areas and grey and silky dogwood, eastern redcedar, and ground Juniper In the
area thaI was cultivated the longesl. This area also had low Invasive species density, especlaliy considering lhe
past land use history of this portion of the property. See atlached site photographs.

Woodland Impact Review
Per summary calculallons In the lower right-hand corner of the revised Tree Removal and Preservation Plan
(Sheet L-2), lhe Plan proposes Ihe removal of 52 trees with dbh greater (han or equal to 8 Inches, requiring 73
replacement credits, all of which are to be provided onsite, ECT found the legibility of the revised Tree Removal
and Preservation Pia/l (Sheet L·2) 10 be much improved and was able to complete a comparison of Impacts
depleted on the plan drawing to the Impacts listed In the Tree Survey Schedule. During this comparison, ECT
noted the following Issues:

1, The trees depicted to be removed on the revised Tree Removal and Preservation Plan (Sheet L·2) now
match those shovm as being removed In the Tree Survey Table on the same sheet. However, based on
Ihe plan and tabte, ECT found that the 52 live regulalidn-slze lrees proposed for removal require 76
replacement credits, I.e. three more credits than shown In the lower right-hand corner of Sheet L·2.

2. Tree #45, requires one replacement credit, which should be added to the far r1ght column (numbers
shown In parentheses) of the Tree Survey SchedUle on Sheet L·2. The remaining Iwo credll
discrepancy Is likely due to an adding error.

In addllion to the tlVO Issues noted above, ECT has the following concerns and requests for clarification relaled to
regulated woodland Impacts:

3. Although the approximate taealion of tree prolecllon fencing Is now depleted on the Plan (Sheet L.2), the
limits of grading associated wilh the project and the critical root zones for all regulated trees within 50' of
proposed grading or construcltoll acllvlties have not been depicted on the Plan, as required by Sec. 37·
9(a}(1) of Ihe Woodla,nd ProlecUon Ordinance. ECT Is concerned that additional regulaled woodland
lree Impacts may occur, If protective fencing cannot be field located at or beyond the critical rool zones
of trees at the time of construcUon.
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4. ECT understands that the exlsllng overhead electric ulility running east·west across the soulh side of the
property will be relocated underground per the ulillty company between Ihe two enlry drives (Sheet C-2).
Relocation of Ihls ulllily underground has the potential to Impact numerous regulaled trees and
understory and groundcover vegetation In the forested wetland on the west side of the property.
Therefore, ECT would like Ihe polnl of transition from overhead to underground ulllity location 10 be
clarlfled and depleted graphically on Ihe Plan.

Wood/and Rep/acement Review
Per landscape Sheefs L·4, L·5, L·6, and L·B, ECT found that the Plan proposes 59 deciduous trees (59 woodland
replacement credits), 14 evergreen replacement trees (9 woodland replacement credits), and 36 large shrubs (6
woodland replacemenls credllsl to be placed onslte, for alolal of 74 woodland replacement credils. Please note
Ihat eastern larch Is a deciduous species with a 1:1 replacement ratio. ECT Is concerned with the following
Issues relating to woodland replacement credlls and regulated woodland restoration:

1. The woodland replacemenl credlls depicted In the plan drawings and the woodland credlls presented In
the Woodland Reforeslatlon Table on Sheet L-5 fait two credits short of the 76 credlls required given
regulated woodland tree Impacts on Sheet L-2.

2. Some replacement material continues to be proposed too close to structures andlor underground utllilies
and their easements. ECT continues to encourage the placement of native woodland credlls back Into
the forested wetland along Ihe soulhwest side of lhe property, wilhln the floodplain compensating cut
area, outside of Ihe driveway loop adjacent to remaining regulated woodland, and along the sewer line
north of the development. Replacement material should not be located 1) wllhln 10' of buill struclures or
the edges of utility easements and 2) over underground ullJllles or within their associated easements.
ECT understands Ihal the sanitary sewer and sewer easement north of development will be -20' deep
and will be dlfficull to access wilhln a 20' easement for malnlenance. ECT asks Ihalln this locallon, no
replacement materials are localed within 20' of either side of the sewer line (40' effecllve planllng buffer).
Specifically, the following planllng locallons are not appropriale for woodland replacement material:

a. Sheet L·5: two bur oaks 5'·6' from sidewalk In southwest corner of property; less than 20'
avallable between Ihls sidewalk and edge of sanllary sewer easement, so 10' setback from
both not possible.

b. Sheet L-5: four of six Irees around Basin N-1 only 5·6' from water main easement and fulure
buliding addillon,

c. Sheet L·5: IUliptree north of loop drive only 15' from sanitary sewer easemen!.
d. Sheet L-5: flve trees only 5'-8' from stormwaler pipe between Basins 8·1 and 8·2.
e, Sheet L·6: sugar maple onty 6' from asphaltlrali edge on east side of property,

3. No proposed conservallon easement has been depicted In the Plan. A significant portion of lhe
proposed woodland replacement credits are localed oulslde of lhe conservation easement formerly
submitted with the Preliminary Site Plan (see atlached plan). ECT Is very concerned thallhe "gourd
shaped" forestedlscrub·shrub wetland and part of the buffer expansion area for the 25' natural features
setback on the wesl side of Ihe slle, north,central adjacent upland forest, and ttoodplaln compensallng
cut portions of the onsite regulated woodiand are not proposed within the conservallon easement. As
currently proposed, the conservallon easement falls to provide long-term protecllon for woodland
replacement credits and significant slle natural features. Future Impacts to these natural features would
resull In significant fragmentalion of the regulated woodland onslle, resulling In a loss of inlerlor/core
wildlife habitat and Increase In lower quailly edge habltal. Exlsllng nallve vegelallon In Ihese areas
shOUld be lell Inlact and undisturbed and be protecled by aconservallon easement.
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4. ECT has a couple of concerns regarding native groundcover vegetation that will be used to restore
regulated woodland areas Impacted by tloodplaln compensating cut, sewer line Installation, and
temporary wetiand Impacts:

a. Sheet L-11: Carex /upu/iformisspeclfied In the Wetiand Seed Mix Is IIsled as astate threatened
plant. To avoid Introducing non-local genolypes of arare spectes and regulatory concerns, ECT
recommends subsliluting the more common Carex /upu/ina.

b. Sheet L-11: Vernonia fascicu/ata specified In Ihe Wetland Seed Mix ts not native to Michigan.
ECT recommends substituting the naUve Vemonia missurica.

c. Sheet L-9: Vinca minor specified as part of the building foundation plantings Is an Invasive
species known to outcompete native woodland groundcover species. Although this species Is
proposed In entrance planters, ECT Is concerned landscape maintenance ctipplngs may
someday be dumped In or adjacent to the woodtands on the site and escape cullivation, as this
species aggressively spreads by vegetative reproduction. Given the general lack of Invasive
species on the property and Intact nature of the native woodland groundcover, ECT strongly
recommends that anon-Invasive groundcover species Is used as asubslilute for myrtle.

Site Plan Compliance with Ordinance Chapter 37 Standards

The Plan lacks severaillems necessary for compliance with the Slle Plan slandards. The following Information
must be provided In the Final Site Plan:

1. Graphic depiction of the limits of grading/disturbance on Sheet L·21n relation 10 regUlated woodland and
regulation·slze trees,

2. For regulated trees depleted as being saved wilhln 50' of proposed grading or conslrucllon aclivlly
boundaries, graphic depletion of the trees' critical root zones to show Impact wlil be avoided and correct
placement of tree protection fence,

3. Corrected tree replacement values as outilned above,

4. Corrected replacement materiallocalions and species as outlined above,

5. Corrected reforestation credit table as outtined above, and

6. Graphic depiction of the conservation easement relative to woodland replacement credlls,

Recommendation
ECT retommends condltlonal approval of the Revised Preliminary Site Plan. contingent upon the
Applicant satisfactorily addressing the comments outlined above. ECT understands that the Applicant
Intends to address these comments at the time of Final Site Plan submittal. Changes wlli be required to address
the specific Issues and corrections oulilned above and bring the Plan Into compliance with the City of Novl
Woodland Proteclton Ordinance Chapter 37 standards. ECT recommends that a Final Site Plan be submllted
once ulllity Instaliation/relocalion, grading Impacts to onslte regulated woodland, and woodland protecllve fencing
placement relative to crillcal root zones are beller understood and can be depleted graphically. The location of
some of the woodland replacement material should be revised to avoid buill structures, underground utilllles, and
their easements. The exlsllng regulated woodland to remain onslle ts the preferred locallon for woodland
replacement credits and should receive prlorlly over locations In developed areas, as II provides an excellent
opportunity for the long·lerm survival of the plant material.

ECT applauds the Applicant's use of aconservallon easement to protect the Important natural features of the slle
but Is concerned that so many of the slle's natural features, Including the core portion of onsite regulated
woodland and a forested/scrub-shrub weiland, have been excluded from the proposed easemenl. ECT strongly
encourages the Applicant to expand the boundaries of the conservation easement to prolect addillonal
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forested/scrub-shrub wetland, high qualily connected upland foresl, and compensated floodplain and to prevent
further loss of coreflnterlor woodland habllat wllhln aPriority Three Conservation Area.

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

Respectfully submllled,

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

Martha Holzheuer, ISA Certified Arborlst, ESA Certified Ecologist
Landscape Ecologist

cc: Kristen Kapelanskl
David Beschke
Angela Pawlowski
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Above: Forested/scrub shrub Wetland A-B wesl side of property
Below: Forested/scrub shrub Wetland A-B east side of property
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Above: Low density woodland north of development, opportunity for planting replacement credits
Below: Low density woodland north of development, opportunity for planling replacement credits
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Above: High quality mesic southern forest north end of property
Below: High quality forested weiland northeast corner of property, weiland CoD
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Above: Large northern red oak In high quality mesic southern forest end forested weiland north end of property
Below: High quality mesic southern forest and forested weiland northeast corner of property. weiland C·D
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Above: High quality rorested wetland northwest corner of property, wetland E
Below: High quality mesic southern forest northwest end of property
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Above: High quality mesic southern forest to be Impacted by east end of sewer line
Below: High quality mesic southern forest to be Impacted by east end of eewer line
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FIRE REVIEW



CllY COUNCIL

Mayor
David 8. LandI)'

Mayor Pro Tern
Bob Oatt

Tarry 1<' Margolis

Andrew Mulch

Davo Staudt

Justin fischer

Wayna Wrobel

CllyManag"
Clay J. Pearson

Dlreclor of Publlo Safety
DavId Molloy

DIrector of Flte and EMS
Jeffrey Johnson

Novl Flro Departmont
46126 W. Ten Milo Rd.
Novl. Michigan 48376
248.349·2162
248,347-0670 fa'

c!lyofnovl,org

May 2,2011

TO; Barbara McBeth, Deputy Director of Community Development, City of Novl

RE: Medilodge of Novi

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

Prolect Description:

67,148 S.F., Single Story, 90 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 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 fronVaddress side of the building, In an accessible location,
within 100' of a hydrant. The applicant has shown the FDG on the rear of the
building In the loading dock area. This location is not acceptable.

• The FOe shall be located near the front/main entrance. See the
attached plan with the location Indicated.

2. The hydrant placements shall be aqJlIsted 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.

Recommendation:

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

Sincerely,

~/I~-')
Michael W. Evans
Fire Marshal

cc: file
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APPLICANT RESPONSE LETTER



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

Phone: (248) 336-2501
Fax: (248) 336-2107

Info@jwdstudio.com
www.jwdstudio.com

May 26,2011

Proposed MediLodge of Novi
Novi, Michigan

po, e to Rezo in a d Prelim"nary Si

PLANNING REVIEW

ORDINANCE REQUIREMENTS

view

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 s part of our final site p'lan submission.

2. 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 bo incorporated as part of our final site plan submission.

3. 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
he,lght of the dumpster on the screening details and indicate protective bollards.
These revisions will be ;ncorporats'd as pari of our final site plan submission..

4. 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 pari ofour fina' site plan submission.



5. Minimum/Maximum Illumination: 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 1,lgh"ng level in the southeastern border of the parking lot
du to the' adjacent s;ngle family residence. We recommena not changing
the lighting layout because:

1. At the location Indlcafed we are already between O.Ofc and 0.1fc which
is far below the maximum allowed at a resIdential property IIn,e - 0.5 fc
(pe'r 2511.3.k).

2. Changing the layout will cause us to no' meet the Average/Min
requirements of 2511.3.e wit'Jout adding additional fixtures.

6. 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
publi:c benefit.
These revisIons wltl be' incorporated as part of our final site plan submission.

7. 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.
rhos .revisIons will be ,incorporated ,as part ofour final site plan submission.

8. 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 Fa~ade Consultant's review letter, dated February
16,2010.

Revisions have been made to address the Fst;sde Consultant's commfJ'nts in
his review letter and have been included in this submittal.

9. 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 wet/and area will be maintained at this time, but could be mlt/g'ated 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, 201'0 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 th 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 thes,s addltiona' comments will b'e 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 ite 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 thess add/tiona/comments wW 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-af-way paving [including proposed rlght-of-way),
grading, and the storm water basin (basin construction, control structure, pretreatment
structure and restoration).

The Itemized c'ost estimate will be addressed ;n "he' Final Site Plan
ubmittal, 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 wW be addressed In the Stamped Set Sub,mlttal, as Indie 'ted.

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 wHl 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.

'hese items will be addressed in the Stamped Set Submittal, . s 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 constructionl 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 w.ill be addressed prior to consfructlonf 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 co,nstruction, 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.

The e items will be addressed prior to ca,nstruction, 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 item will be addressed prior to constructionj' 8S 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 /.terns will be addressed prior to ,construction, as indicated.

18. A storm water performance guarantee, equal to 1.5 times the amount req uired 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 p'r/or to construc.tlon, 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 p,rior to construction; as indlcat'fJd.



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 fronUaddress 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 w;ll b addressed in the Final Site Plan
SUbmlttal_ 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,



APPROVED PLANNED REZONING
OVERLAY AGREEMENT

(SIGNATURES REQUIRED)
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COUNSELORS AT LAW

July 20, 2011

Alan J. Schwartz, Esq.
Jacob & Weingarten, P.C.
2301 W. Big Beaver Road, Suite 777
Troy, Michigan 48084

Reo' Medllodge Planned Rezollillg Overlay Agreement

Dear Mr. SchwartG:

Enclosed please find two copies of the final version of lbe Medilodge
Planned Rezoning Overlay Agreement, as approved by the Novi City Council this
past Monday, July 18, 2011. Attached to ilie Agreement are ilie three exhibits as
provided to us by ilie City Conununity Developmeot Deparhnenl Please have
your client sign boili copies of ilie Agreemen~ and return to me. I will arrange for
signatures from the appropriate City officials, and retwn to you a fully executed
copy.

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

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

168362U



PLANNED REZONING OVERLAY <PRO) AGREEMENT
NOVI REAL ESTATE. LLC,

THIS PLANNED REZONING OVERLAY (PRO) AGREEMENT (this
"Agreemenf') is mode .s of the _ day of , 2011, by and among NOVI REAL
ESTATE, LLC, whose address is 64500 Van Dyke Road, Washington, Michigan 48095, (herein
referred to as "OwnerlDeve!oper"), and the CITY OF NOVI, whose address is 45175 West Ten
Mile Road, Novi, MI 48375-3024 ("City'').

RECITATIONS,

OwnerlDeveloper is the fee owner of the uLandll described on Exhibit A,
attached and incorporated herein. For purposes of this Agreement, the Land
includes one parcel ofproperty that is proposed to be developed with a maximum
120-bed convalesceot (nursing) home with centrali2ed dioing and physical
therapy facilities and customary accessory uses (sometimes referred to hereinafter
as the "Facility"). The Land is approximately 20.05 acres in area, Parcell.D. No.
50·22·17-400-002.

For purposes of improving and using the 20.05 acre parcel for an approximately
79,000 square foot convalesceut (nursing) home with centralized dining and
physical therapy· facilities und customary accessory uses, OwnerIDeveloper
petitioned the City for an amendmenl of the Zoning Ordinance 10 reclassify the
Land from R·3, One Family Residential, to RM·], Low-Density, Low-Rise,
Multiple Family Residential. The R-3 elassilication shall be referred to as the
''Existing Classification" and the RM-I classification shJll1 be referred to as the
('Proposed CIassifi£otion."

•
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m. The Proposed Classification would provide the OwnerlDeveloper with certain
material developmeat options with respect to ilie Land that are not available under
the Existing Classification, and· that would be a distinct and material benefit and
advantage to the OwnerlDevelopor. The Proposed Classification is largely
consistent with recently adopted amendments to the City's Master Plan for Land
Use showing ilie Land as pm of the proposed Suburban Low-Rise District. If
finalized through Zoning Ordinance adoption, subject to regulations to be
proposed.



IV. The City bas reviewed the OwnerlDeveloper's proposed petition to amend the
zoning district classification of the Land from the Existing Classification to the
Proposed Classification under the terms of the Planned Rezoning Overlay (PRO)
provisions of the City's Zoning Ordinance; bas reviewed the Ownerls proposed
PRO Plan (including building fa~ade, elevations, and design) attached hereto and
incorporated herein as Exhibit B (the "PRO Plan'1, which is a conceptual or
illustrative plan for the potential development of the Land under the Proposed
ClassificatioDJ and not an approval to construct the proposed improvements as
shown; and bas reviewed the proposed PRO Conditions offered by the
OwnerlDeveloper described in Recital V'inunediately below.

V. In petitioning for rezoning to the Proposed Classification, OwnerlDeveloper has
expressed as a firm and unalterable intent that OwnerlDeveloper will develop and
use the Land in conformance with the following conditions, referred to as the
uPRO Conditions":

OwnerlDeveloper shall develop and use the Land solely for a maximum
79,000 square foot, maximum 120·bed convalescent (nursing) home with
centralized dining and physical therapy facilities and customary accessory
uses, as set forth on the PRO Plan. OwnerlDeveloper shall forbear from
developing and/or using the Land in any manner other than as authorized
and/or limited by this Agreement.

Subject to the terms and conditions of this Agreemeot and the PRO
Ordinance, Section 3401, el seq., of the Zoning Ordinance,
OwnerlDeveloper shall develop the Land in accordance with all applicable
laws, ordinances, and regulations of the City pertaining to such
development required under tho 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
OwnerlDeveloper to be a conceptual plan for the pwpose of depicting the
general area contemplated for development on the Land. The owner ofthe
Land will be required to obtain site plan approval for the development of
the improvements to 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 depieted in the PRO
Plan, as specifically described below, and are approved by virtue of this
Agreement. However, except as to such specific deviations enumerated
herein, the development of the Land under the requirements of the
Proposed Classification sball be subject to and in accordance with all
applicationst reviews, approvals. permits, and authorizations required

2



C.

under applicable laws, ordinances, and regulatioos pertaining to such
development-including, but not limited to, site plan approval, storm
water management plan approval, woodlands and wetlands permits, fal"'de
approval, landscape approval and engineering plan approval, and payment
of review and iospection fees and performance guarantees pertaining to
the proposed development of the Land.

The building design, fa9ade, and elevatioos shall be substantially similar
(as determined by the City) to that submitted as part of the
OwnerlDeveloper's final approval request, as depicted'in Exhibit B, or as
the same shall be approved by the City in connection with the site plan
approval of the improvements to be constructed on the Land, it being
acknowledged and agreed that the final site plan may be modiJied if
approved by the City.

The PRO pIon shows apnroximately 73 woodland replacement trees.
many of which arc located outside of the proposed Conservation
Enseman!. The -replacement frees shall not be removed Bod shall be
provided and maintained on site in accordance with the woodlond
ordinance DDd the requirements of tbe zoning ordinance. Any
changes to the site with regard to woodland replacement trees is
subject to review and approval by the City in accordance with all
applicable provisions oribe City Code and zoning ordinance.

OwnerlDeveloper shall provide the following Poblic BenofitslPubllc
Improvements in connection with the development ofthe Land:

(I) Limitatioos on Use. OwnerlDeveloper hereby agrees that the use of
the Land shall be limited to convalescent (nursing), congregate care and
assisted living facility with customary accessory uses.

(2) Limitations 00 Size. OwnerlDeveloper hereby agrees that the size of
the convalescent/nursing facility sball be llmited to 79,000 square feet, and
a maximum of 120 patient beds.

(3) Creation of a Conservation Easement. OwnerlDeveloper shall place
8.5 acres of the Land located in the northern section of the Land in a
perpetual cooservation easement in a form to be determined by the City
and reasonably satisfactory to OwnerlDeveloper. A plan depicting the
area ofthe conservation easement is attached as Exhibit C.

(4) Dedication of Public Pathway. OwoerlDeveloper shall coostruct a
path (the "Path") through the preserved area of the Land that shall be open
for public pedestrian use as shown on Exhibit B and as further approved
by the City during the site plan approval process. OwnerlDeveloper will
use its best efforts and work in good faith with representatives of the

3



VI.

adjacent Providence Park, the City and/or representatives from ITC to
construct the Path and to connecl the Path with the paths in the adjacent
preserved areas and the adjacent Providence Park. OwnerlDeveloper shall
further construct a path on the adjacent International Transmission
Company ("ITC") corridor which shall connect with the Pat\> located on
the Land. Unless ITC shall refuse to allow OwnerlDeveloper eccess to the
ITC corridor for pUlpose, of constructing the ITC Path, OwnerlDeveloper
shall construct the ITC Path prior to issuance of a temporary certificate of
occupancy ("TCO") for the Facility. The ITC Path shall he constructed in
the location agreed to and in accordance with the requirements of both the
City and lTC. If the lTC Path is nol constructed prior to a request for a
TCO, OwnerlDeveloper shall pay to the City the estimated cost to
construct the ITC Path, as determined by the detail attacbed hereto as
Exhibit B as a condition to issuance of a TCO, and OwnerlDeveloper
shall have no further obligation with respect to the IrC Path.

To the extent permits are required for work in regulated wetlands or
woodlands, as identified in the approved plans for the ITC Path, any costs
associated with such permits shall be the responsibility of
OwnerlDeveloper; provided, however, that the party constructing the ITC
Path shall be responsible for applying for such permits in conjunction with
lTC. Notwiths1anding the foregoing, issuance of a TCO shall not be
contingent upon actual receipt of any required. wetland or woodland
permits, provided the necessary applications have been submitled to the
governmental entity having jurisdiction.

(5) Placement of Sanitary Sewer. OwnerlDeveloper 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.

The parties acknowledge that this Agreement contains terms and conditions in
addition to the PRO Conditions, all ofwhich are binding on OwnerslDevelopers.

NOW, THEREFORE, IT IS AGREED AS FOLLOWS:

1. Each and every provisioDJ"representatioD) termJ condition, right, and obligation set
forth in Recit.tions I-VIis incorporated as a part ofthis Agreement.

Upon the Proposed Classification becoming final following entry into this
Agreement, and as otherwise provided in the PRO Ordinance, Section 3401 et
seq. ofthe City's Zoning Ordinance:

a. No use of the Land shall be allowed except the use sbown on tha PRO
Plan, Exhibit B incorporated herein,. for • maximum I20-bed,
approximately 79,000 square foot convalescent (nursing), congregate care

4
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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 constructed on the Land sbali be pennitled subject to
the City's approval;

b. OwnerlDeveloper and its successors, assigns, and/or transferees shall act
in conformance with the PRO Plan and PRO Conditions, including the
provision of the Public BenefitslPublic Improvements, all as described
above and incorporated herein;

c. GwnerlDeveloper and its successors, assigns, and/or transferees shall
forbear from acting in a manner inconsistent with the PRO Plan and PRO
Conditions, and the Public BenefitslPublic Improvements, all as described
in the Recitations above and incorporated herein; and

d. OwnerlDeveloper sball commence and complete all actions reasonably
necessary to carry out the PRO Plan and all of the PRO Conditions and
Public BenefitslPublic Improvements, all as described in the Recitations .
above and incorporated herein.

The following deviations from the standards of the City's Zoning Ordinance with
respect to the Land are hereby authorized pursuant to Section 3402.D.J.c of the
City's Zoning Ordinsnce:

(a) the pennitled maximum building length of 360 feet sball be increased
to 492 feet;

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

(c) the dumpster and dumpster enclosure sball be pennitled in the interior
(western) side yard;

(d) the required 4.5 - 6 foot high landscape b.erm along the west and north
property lines is hereby waived due to an existing adequate natural
boundary.

(e) the required 4.5 - 6 foot high landscape berm along the east property
line is bereby waived, and OwnerlDeveloper sball increase the landscape
plantings along this property line to assist in providing a buffer for the
adjacent residential proP7rty. .

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

5



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

(g) a fayade waiver is hereby granted to address the underage in the
required brick fayade, and an overage in the maximum use of asphalt
sbingles on lbe convalescent (nursing) facility.

3. OwnerlDeveloper ecknowledges lbat lbe City has not required lbe submission of
the PRO application, lbe PRO Plan, or lbe PRO Conditions, including the Public
BenefiWPublic Improvements. The PRO application, lb" PRO Plan, and lbe PRO
Conditions, including lbe Public BenefiWPublie Improvements, have been
voluntarily offered by Owner in order to prcvide an enhanced use and value ofthe
Land, to protect lbe public safety and welfare, and to induce lbe City to rezone lbe
Land to the Proposed Classification so as 10 provide material advantages and
development options for lbe OwnerlDeveloper.

Each of the provisions, requirements, and conditions in this Agreement represents
a necessary and reasonable measure, which, when considered wilb all olber
conditions and requirements, is rougWy proportional to the bwdens and increased
impact lbat will be created by lbe uses allowed by lbe approved rezoning to the
Proposed Classification, taking into consideration lbe changed zoning district
classification and the specific use authorization granted.

In the event the OwnerlDeveloper or its respective successors, assigns, and/or
transferees attempt to proceed, or do proceed, with actions to complete
improvement of lbe Land in any manner olber lban as a maximum 120-bed,
approximately 79,000 square foot convalescent (nursing), congregate care and
assisted living facility wilb centmlized dining and physical therapy facilities and
customary accessory uses, as shown on Exhibit B, lbe City shall be aulbor1zed to
revoke all outstanding building permits and any certificates of occupancy issued
for such building and use on the Land. The rights in this Paragraph 6 are in
addition to the legal and equitable rights that lbe City has by statute, ordinance, or
olber law.

5.
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7. In addition to lbe provisions in Paragraph 6 above with respect to development of
the Land, in the event the OwnerlDeveloper, or its respective successors, assigns,
and/or transferees proceed with a proposal for, or undertake any other pursuit of,
development ofthe Land in a manner that is in material violation ofthe PRO Plan
or the PRO Conditions, lbe City shall, follo\ving 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 lbe Master Plan 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
OwnerlDeveloper nor its respective successors, assigns, and/or transferees, shall
have any vested rights in the Proposed Classification and/or use of the Land as
permitted under lbe Proposed Classification. OwnerlDeveloper and its respeotive
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successors, assigns, and/or transferees shall he estopped from ohjecting to the
rezoning and reclassification to such reasooable classification based upon the
argument that such action represents a "doWDzoning" or based upon any other
argument relating to the approval of the Proposed Classification and use of the
Land; provided, however, that this provision shall not preclude OwoerlDeveloper
from otherwise challenging the reasonableness of such rezoning as applied to the
Land.

9. By execution of this Agreement, OwoerlDeveloper acknowledges that it has acted
in co""ideration of the City approving the Proposed Classmcation on the Land,
and OwoerlDeveloper agrees to he bound hy the provisions ofthis Agreement..

10. After consulting with an attorney, OwoerlDeveloper underslaIids and agrees that
this Agreement is authorized by and consistent with all applicable state and
federal laws and constitutions, that the terms of this Agreemeot are reasonahle,
that it shall be estopped from taking a contrary position in the future, and that the
City shall be entitled to injunctive relief to prohibit any actions by the
OwoerlDeveloper inconsistent with the terms ofthis Agreement.

II.

12.

This PRO Agreement shall be binding upon and inure to the beoefit of the parties
to this Agreement and their respective heirs, successors. assigns and transferees.
This Agreement sball be recorded with the office of lbe Oakland County Register
ofDeeds as to all affected parcels, and the rezoning to the Proposed Classification
shall not become effective until such recording has occurred.

This Agreement has been duly authorized by all necessary action of the
OwoerlDevcloper and the City.

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

14. 10 the event that there is a failure by the OwoerlDeveloper to timely perform.any
obligations undertaken required by this Agreement; the City sball serve written
notice thereof setting forth such default and shall provide the OwoerlDeveloper
with a reasonable period oftime to cure any such default.

15. This Agreement sball be governed by the laws ofthe State ofMichigan, both as to
interpretation and performance. Any and all sults for any and every breach of this
Agreement may be instituted and maintained in any court of competent
jurisdiction in the County of.Oakland, Slate ofMichigan.

16. Ifthe rezoning ofthe Land becomes void in the manner provided in the Ordinacce
and this Agreement, or if this' Agreement is held by a court of competent

7



jurisdiction to be void or of no foree and effec~ then the zoning classification
pertaining to the Land shall revert to fue Existing Classification.

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

18: This Agreement may be signed in counterparts.

TIlE UNDERSIGNED bave execuied this Agreement effective as of the day and year
fiist written above.

NOVI REAL ESTATE, LLC
a MicWgan limitcd liability compaoy

By:
FRANK M. WRONSKI

Its: Authorized Maoager

COUNTY OF OAKLAND

w

"~ STATEOFMICHlGAN..
~

)
) ,..
)

~

~

: On this__ day of , 2011, before me appeared Frank M. Wronski,
u Authorized Maoager ofNovi Real Estate, LLC, a MicWgan limited liahility compaoy, who slates
: that he has sigoed this document of Ws own free will, duly .uthorized on behalf ofNovi Real

Estate, LLC.

Notary Public

[SIGNATURES CONTINUE ON NEXT PAGEj
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CITYOFNOVI

Print Name:

Print Name:

Print Name:

Print Name:

STATE OF MlClllGAN )
) ss.

COUNTY OF OAKLAND )

By:

By:

David B. Landry, Mayor

Maryanne Cornelius, Clerk

" On tbis__ day of --->2011, before me appeared David B. Landry,
~ Mayor, and Maryanne Cornelius, Clerk, who eacb stated that they bave signed this docwnent of
l:I: their own froo will on behalf ofllie City ofNovi in their respective official capacities.
<
~

Notary Public

Drnfted by:

Kristin Bricker Kolb, Esq.
30903 NurtbwOIltem Highway
Fannington Hills, Ml 48334

Whel! recorded return to:

Maryanne Cornelius, Clerk
City ofNovi
45175 West Ten Mile Road
Novi, Ml48375-3024
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EXHIBIT-A

LEGAL DESCRIPTION:
LEGAL DESCRIPTION (lAWYERS TITlE INSURANCE CORPORATION
linE COMMITMENT tH04744) Elfecll'll! dale ApJl122, 2009

The I~od referm! to In lhls Comrnl!manlls locale<! In tM cilyor Novl,
COlmly 01 Oakland, Stete oj MIchigan, Ilr.d 15 deserlbed IISlotIOW!i:

THE WEST I OF THE SOUTHWEST V. OF THE SOUTHEAST)'. or SECTION
17, TOWN 1 NORTH. fW'IGE8 fAST.

Tax k1eollrlCetlon tlQ. 50·22·17·400·002

SCHEOULE a·SECTION 2 EXCEPTIONS

I. Dered', Roms, 'lIMCUmOOrtlncn, em>el1;e claims lIrolher mallets, II
eny. tl'uted, "r51 appear1na In the pllbllc rerords or atlachfng
5ubHquent 10 Ilia effective data hereol bul prior to the date lhe proposed
Insured acqultes for value of ,eC'O(d lhe nlele Qf Infern! or IT\llrlgage
thereon by thIs Commllmenl.

2. Taxes and assessmenls lhal become a !len against the property liner
dale of closklg. The Company assumes no l1ablllty for In lncreass5
octasloned by retroll1:l1~lI revalualilJn, changes Irl the lend usage orlcss
e>f errJ prilldpel resldefl':e enmpUlJrlstatus for lha Insured premises.

a. RIghts 01 the publh: and or errj BOfl'lnmenlalunlt In any part ollhll
land tahn. usPd or deeded lor street, road 0( hlgl'rway purposn.

4. Any provision t'QIltelr.ed In 8rrJ Instruments 01 retvrd, Which provisions
pertaIn 10 the ltander 01 dMslons under 5etUIHl 109 {3} ollhe
Subdlvhloo Control Atl 01 1967, as lIrTIeOded.

5. Rights of tenants IlllW In posse~O!1 ollhe land IHldelunretorded
leases or otherwIse.

6. SUch ~lallt 01 lacts as would u disclosed byan 8\X;UriI!e survey lind
lWlSOru.llnspecllon ollha premIses.

7, Inlerast 01 S. Virginia Kawzny U/AJO March 8, 1989, iiS dIsclosed by
MineraI Deeds rerorded In UbN 10849, PaB" 349; Llber 11008, Page
428; and UbI( 21765, Pag" 140, And now held ITI PIIU! R. RaMy, John f.
Raney and MIchael Raney as dIsclosed In Mlnefill Deed retofded In lImr
39855, Pege 390 and terms, cC\fldlUons and prv'I'ls!Qf\s Ilitfefn.(AffECTS
All Of THE SUBJECT PARCEL ANO OTHER lANDI

8. Oil, Gas and MineraI lease lnlevor 01 Somoto, Inc., ,,, OIselosed by
Instrument rllwrded In lIber 9086, Pag1l489, and Instruments
pertaining lo 011 and Gas leass 8S disclosed by Instruments recorded In
Uber 9439, Pelle 184; llber 9688, Paga 178; Llber 9767, Pllga 371;
Ulnr 9767, P~8e 372; Ubu 9767, Pa.gll 373: Ubfr 9767, Page 374;
Uller 9767, !'age 375; Uber 9767, Pilgi 376: Uber 9767, Pege 377;
lIber 9767, Pege 37B; Uber 9767, Page 379; lIlar 9767, Page 3BO;
Uhr 9767, Paga 381: Uber 9767, Page 382: Ubu 9767, Pege 383;
lIber 9767, FlIge 384; Uber 9767, Page 385: lIber 9767, Pege 386:
Uber 9767, Page 387: Uber 9767, Page 388; L1ber 9767, Page 389;
Uber 9767, Pege 390; L1ber 9761, Pllge 391; Uber 9167, Pelle 392;
lIber 9767, Pege 393; lIber 10206, Page 193: Ubilr 10265, Pege 537:
L1ber l(}265, Page 543; L1ber 10265, Page 549: Ubtr 102.65, Pege 556,
Uber 10290, Page 297; Uber 10460, page 568; lllm 10546, Pe~ 387;
Uber 10754, Page 341: Uber 10785, Page 69; Ubu 10864, Pege 761:
Uhr 10804, Page 767; libel' 10886, Page SO; lIber ) 1022. Page J87;
lIbef 11314, Page 266: L1bel1l325, Page 311: LINr U686, Pege 576;
lIber 12918, Page 326; tiber 12%7, Page 767; lIOOr 13456, Page 830:
lIber 16895, Page 433; Uber 16943, Page 426; and Uber 24666, Palle
542.(AFfECTS All OF U!£ SUBJECT PARCEl AND OTHER LAND)

SURVEY NOTES

1. Onfheed power lines erllss the sublect pa~el. Therels no lerold 01
an easemenllor thne power Une$ pfovidEd In Ihe 1ltla Commltmenl
2. Unlh!rground ga"s Une appears III cross the subJect parcel. There ts no
tl:torrl 01 an ea~ment for these gasllno.s provided In 1110 miD
CommItment IniormelJon.
3. Waler lines run along th& south sIde 01 Eleven MUD Ro~d

01. ASenltal)' Sewer nne runs on the IlDlIIl sfde IllId EDst side 0' lhll
sublet! parcEll as shown on the sun"ey, Ttrl was O<l reeord 0111 senllery
Wlttf e;lSemrnt provldad In lhe nUe Commllment InJorffiilllorl.
5. 1he t.l1bject p'fl:e) Is vvcan1.
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PRELIMINARY OPINION OF PROBABLE CONSTRUCTION COSTS
PROJECT DESCRIPTION

ITC Pathway - Phase 3 Asphalt Pathway (From Eleven MUs Rd to West Medllodga Boundary)

DATE: May 27, 2011

Estimated
No, Descrfpffon Unit Quantity Unit Price Total
1 Soil Erosion Control LF 1644 $ 3.00 $ 4932.00
2 Tree Removal EA 30 $ 500.00 $ 15,000.00
3 Clearln$1 and GrubbIng ACRE 0.38 $ 8,000.00 $ 2,264.46
4 PathwaY Grading LF 822 $ 13.00 $ 10,688.00
5 21M Aggregate Base 4") SY 1005 $ 5.00 $ 6,023.33
6 Unaercuttln of Sol s C 200 $ 24.00 $ 4,800.00
7 A,phalt (3') BY 913 $ 16,00 $ 13,700.00
8 Boardwalk LF 400 $ 176,00 $ 70,000.00
9 Restoration BY 1461 $ 8.00 $ 6,766.00
1U IMOOmZalJOn (b'1oJ LoUM I. 6.f06.69 $ 6,758.69

CONSTRUCTION TOTAL $ 141,932.49
Ent:1lneerlno, LeQsl and Administrative (26% $ 35,463.12
ConUnaencv,25%) $ 35,463.12
BUDGET TOTAL $ 212,898.73

NOTES:
this estimate was based on the City GIS drawlngslaerlal photography. Cost may be slrongly
effeced by soli types, existing waler courses, etc.
Estimate established using best cost Informatlon at the time. Cost of pavement and
constructlon may Incmasa.
All palhways were eslfmated as 10' In width using a 311 bituminous over 4" aggregate cross
section In the ITC easement
Boardwalk Is 14' wIde per MSHTO

By; Brian Coburn

I Cost per LF I $ 174,22 I

-----·----·-·--------····--··-·---,--,-1. T-'



Tolallength
Path Widlh (ft)
Path Length (ft pvml)
Boardwalk (Iij
Trees (Removal)

Notes:
MulUplled the linear feet of pathway by lwo to coma up with the quanllt)-

Based on 11' wide sectIon (0 InclUde 6" secUon on both sIde of path
Took 20% of the palhway length and muillplied by 11' of Wldlh by 2' reel of lenglh.

Ten feel on each side of the pathway length was calculated for restoration.
6% of total construction cost

1222
10

622
400

o

$ 7,096.82

r-
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PLANNING COMMISSION MEETING
MINUTES - March 24, 2010



cityofnovi.org

PLANNING COMMISSION MINUTES
Approved

CITY OF NOVI
Regular Meeting

Wednesday, March 24, 2010 I 7 PM
Council Chambers 1Novi Civic Center 145175 W. Ten Mile

(248) 347-0475

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
Absent: 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 Architect; Doug Necel, Fayade
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 City Council 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 City
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 recommends approval of the plan noting that the applicant should clearly demonstrate that
the adjacent residence to the east will be effectively screened. The Ordinance requires 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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APPROVED
the plan noting items to be addressed on the Final Site Plan.

The original Woodland Review recommended denial of the proposed plan, 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 omitling 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 fal(ade and design very similar to
the original concept. However, within the last week, the applicant and the City's Fal(ade 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 Fal(ade Consultant is here this evening to answer any questions.

In the interest in the applicant's timeframe, staff and consultants were able to address the outstanding woodland and
fal(ade 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 WinzeII of J.w. Design represented the applicant and stated Medilodge is
happy to be in Novi and wants to be in Novi. Medilodge is grateful that the City staff and consultants 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 fal(ade 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 Woodland Consultant and will continue to do 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 will 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
infillration 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 looks like all the open issues have been resolved 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
everyone 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 to 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 staff has had discussions with the applicant and representatives from ITC
regarding that trail and staff also plans to have a meeting With Providence representatives to 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 Fac;:ade Consultant Necel for his
opinion of the fac;:ade design.

Fac;:ade Consultant Necel stated it is an excellent design. The applicant's fac;:ade board shows mostly masonry
materials, very well selected and Facade Consultant Necci 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 fac;:ade 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 consultants asked for recently was that the
applicant look 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
recommendations 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.

Motion 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 Speciat Land
Use Permit, subject to the folloWing: (a) Planning Commission finding under Section 2516,2,c 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 (c)
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 Ordinance, Motion carried 7-0,
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Motion made by Member Lynch, seconded by Member Larson:

ROLL CALL VOTE ON PRELIMINARY SITE 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 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; (c) 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 Council 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 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 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.

Motion 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 following: (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 Ordinances and all
other applicable provisions of the Ordinance. Motion carried 7-0.



REVISED PRELIMINARY SITE PLAN
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