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DETROIT CATHOLIC CENTRAL FIELD EXPANSION SP "·26
Public hearing on the request of Catholic Central High School for approval of the
Preliminary Site Plan, Special Land Use Permit and Stormwater Management
Plan. The subject property is located on the south side of Twelve Mile Road, west
of Wixom Road, in Section 18 of the City. The property totals 39.8 acres and the
applicant is proposing to construct an area for shot-put and discus practice and
competition and four grass athletic practice fields for practice only.

REQUIRED ACTION
Approve or deny Preliminary Site Plan, Stormwater Management Plan and
Special Land Use Permit.

REVIEW RESULT DATE COMMENTS
Planning Approval 07/01/11 • Waiver of Noise Impact

recommended Statement requested (staff
supports)

• Design and construction
standards waiver for Twelve Mile
Road sidewalk requested (staff
could support with condltlons)

• Items to be addressed on the
Stampina Set submittal.

Engineering Approval 07/01/11 Items to be addressed on the
recommended Stampina Set submittal.

Traffic Approval 06/16/11 Items to be addressed on the
recommended Stampina Set submittal.

Landscape Approval not 06/24/11 • Waiver requested for right-of·
recommended way greenbelt plantings along

Twelve Mile Road (staff supports
with conditions)

• Wavier requested for berm
required along Twelve Mile Road
(staff supports with conditions)

• Waiver requested for berm
required along adjacent 1-1
property (staff supports)

• Waiver requested for berm
required along adjacent B·2
property (staff supports)

I • Waiver reauested for berm



required along adjacent R·]
property to the west (staff does
not support)

• Waiver requested tor street trees
along Twelve Mile Road (staff
supports with conditions)

• 11ems 10 be addressed on the
SlamDina Sel submil1al.

Fire Approval 06/17/11 No additional ilems 10 be
recommended addressed.



Motion sheet

Approval - Special land Use
In the matter of the request of Catholic Central High School for Detroit Catholic
Central Field Expansion SP 11-26, motion to approve the Special land Use permit,
subject to the following:

a. Planning Commission finding under Section 2516.2.c for the Special
land Use permit:
That. 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 no additional traffic is anticipated
as a result of the development).

• 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 proposed use is an
extension of a previously approved adjacent use.)

• 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. Waiver of the required Noise Impact Statement (as the use is not
expected to generate any substantial additional noise);

c. Applicant providing the required sidewalk along Twelve Mile Road or
receiving a Design and Construction standards waiver from the City
Council to provide it with the construction of any structures on the
property and/or the development of any adjacent properties;

d. Compliance with all conditions and requirements listed in the staff and
consultant review letters; and

e. (additional conditions here if any)

(because the plan is otherwise in compliance with Article 4, Article 24 and
Article 25 and all other applicable provisions of the Zoning Ordinance.)

Denial- Special land Use
In the matter of the request of Catholic Central High School for Detroit Catholic
Central Field Expansion SP 11-26, motion to deny the Special land Use permit
.. .because the plan is not in compliance with Article 4, Article 24 and Article 25
of the Zoning Ordinance.



Approval - Preliminary Site Plan
In the malter of the request of Catholic Central High School for Detroit Catholic
Central Field Expansion SP 11-26, motion to approve the Preliminary Site Plan,
subject to the following:

a. Applicant providing the required sidewalk along Twelve Mile Road or
receiving a Design and Construction standards waiver from the City
Council to provide it with the construction of any structures on the
property and/or the development of any adjacent properties;

b. Applicant providing the required right-of-way greenbelt planting along
Twelve Mile Road. Alternately, a Planning Commission waiver of this
requirement in conjunction with the required Design and Construction
Standards waiver for the sidewalk along Twelve Mile Road with the
condition that the applicant provides the right-of-way greenbelt
planting at the time the sidewalk is installed;

c. Applicant providing the required berm along Twelve Mile Road.
Alternately, a Planning Commission waiver of this requirement in
conjunction with the required Design and Construction Standards
waiver for the sidewalk along Twelve Mile Road with the condition that
the applicant provides the berm at the time the sidewalk is installed;

d. Planning Commission waiver for the berm required adjacent to the 1-1
property;

e. Planning Commission waiver for the berm required adjacent to the B-2
property;

f. Applicant providing the required berm along the adjacent R-l
property to the west;

g. Planning Commission waiver of the required street trees along Twelve
Mile Road in conjunction with the required Design and Construction
Standards waiver for the sidewalk along Twelve Mile Road with the
condition that the applicant provides the street trees at the time the
sidewalk is installed;

h. Compliance with all the conditions and requirements listed in the staff
and consultant review leiters; and

i. (additional conditions here if any)

(because the plan is otherwise in compliance with Article 4. Article 24 and
Article 25 and 01/ other applicable provisions of the Zoning Ordinance.)

Denial- Preliminary Site Plan
In the malter of the request of Catholic Central High School for Detroit Catholic
Central Field Expansion SP 11-26. motion to deny the Preliminary Site
Plan...because the plan is not in compliance with Article 4, Article 24 and Article
25 of the Zoning Ordinance.



Approval- Storm Water Management Plan
In the matter of the request of Catholic Central High School for Detroit Catholic
Central Field Expansion, SP 11-26, motion to approve the Storm Water
Management Plan, subject to:

a. Compliance with all the conditions and requirements listed in the staff and
consultant review letters;

b. (additional conditions here if any)

(because the plan is otherwise in compliance with Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance.)

Denial- Storm Water Management Plan
In the matter of Catholic Central High School for Detroit Catholic Central Field
Expansion, SP 11-26, motion to deny the Storm Water Management Plan
.. .because the plan is not in compliance with Chapter 11 of the Code of
Ordinances.
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PLAN REVIEW CENTER REPORT
July 1, 2011

Planning Review
Detroit Catholic Central Field Expansion

SPll-26

Pelltloner
Catholic Cenlral High School

Review Type
Preliminary/Final SUe Plan and Special Land Use

Property Characteristics
• Site locaHon:
• Site Zoning:
• Ad)olning Zoning:

• Current Site Use:
• Adjoining Uses:

• School District:
• Site Size:
• Plan Date:

South side 01 Twelve Mile Road. west of Wixom Road (Section 18)
1-1. Light Industrial (Proposed Rezoning to R-4. One-Family Residential)
North: RC-I. MulHple-Famlly Residential, B-3. General Business (City 01
Wixom): Soulh: R-I, One-Family Residential: Easl: B-2. Communily Business,
1-1: Wesl: RA. ResldenHal Acreage
Vacant
Norlh: MuUiple-Famlly Residential. Vacant (City 01 Wixom): South: Calhollc
Cenlral High School: Easl and West: Vacanl
South Lyon School District
39.8 acres
06-13-11

Prolect Summary
The applicant is proposing to construct an area for shot-put and discus practice and competition and
four grass athletic practice fields tor pracHce only on the subject property to be used for Catholic
Central alhleHc programs. No structures are proposed. The use would be accessory to the existing
Catholic Central High School Immediately south the subject properties. No lighting fixtures are
proposed.

The applicant has applied for a rezoning of the properly from 1-1, Ughl Indusfrlat 10 R-4, One-Family
Residential. The proposed rezoning will be considered by the Planning Commission and Clly Council
prior 10 consideraHon 01 the site plan and Special Land Use being considered by the Planning
Commission. This leller reviews Ihe sile plan and Special Land Use request against the standards of the
proposed R-4 Dislrict. per Ihe direcfion of the applicant. If the rezoning is not approved. addiHonal
reviews would be required.

RecommendaHon
Provided the applicant receives a waiver ot the required Noise Impact Statemenl, approval of the site
plan and special land use permit Is recommended.

Special Land Use Considerations
In the R-4 District educational uses and their accessory uses loll under the Special Land Use requirements
(Section 402).

Section 2516.2.c of the Zoning Ordinance outlines specific factors the Planning Commission shall
consider in the review of the Special Land Use Permit request:

• Whether, relative 10 other feasible uses of the slle. the proposed use will cause any detrimental
impact on existing thoroughfares in terms of overall volumes. capacity, safety, vehicular turning
patterns. Intersections, view obstructions, line of sight. Ingress and egress,
acceleraHon/deceleratlon lanes. off-street parking, off-street loading/unloading. travel times
and thoroughfare level of service.



Plannlng Review of Site Plan July I, 20 II
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• Whelher, relative 10 other feasible uses of the site, the proposed use will cause any detrimental
impacl on the capabililies of public services and facilities, Including waler service, sanitary
sewer service, storm water disposal and police and lire prolecllon to service existing and
planned uses in Ihe area.

• Whether, relallve to other feasible uses of Ihe site, the proposed use is compatible with the
nalural features and characteristics of the land, inclUding exisling woodlands, wellands,
watercourses and wildlife habitats.

• Whether, relallve to other feasible uses of the sife, the proposed use is compatible with adjacent
uses 01 land in ferms of locallon, size, character, and impael on adjacenl properly or the
surrounding neighborhood.

• Whether, relative to other feasible uses of lhe site, the proposed use Is conslslent with the goals,
objeclives and recommendalions of the City's Masler Plan for Land Use.

• Whether, relative to other feasible uses of the site, lhe proposed use will promole the use of land
In a socially and economically desirable manner.

• Whelher, relative to olher feasible uses of lhe site, the proposed use is (lJ listed among the
provision of uses requiring special land use review as set forth In lhe various zoning distriels of this
Ordinance, and (2) is In harmony with Ihe purposes and conforms to Ihe applicable site design
regulations of fhezoning dlstriel in which it is localed.

Ordinance RequIrements
This project was reviewed for conformance with the Zoning Ordinance with respeel to Article 4 (R-4
One-Family Resldenllal District), Article 24 (SchedUle of RegUlations), Article 25 (General Provisions) and
any other applicable provisions of lhe Zoning Ordinance. Ilems in bold belOW musl be addressed by
the applicant.

I. Noise Impael Statement: Educalional uses and their accessory uses In lhe R-4 Dislriel require the
submission of a Noise Impael Stalement. The applicant has requesled a waiver of the Noise Impact
Statement requirement from the Planning Commission and has submitted a letter explaining lhe
waiver request. Staff supporls lhls waiver.

2. Sidewalks: The Bicycle and Pedestrian Master Plan requires a five foot sidewalk along the Twelve
Mile Road frontage of the northern-mosl sub/eel properly. The applicant has indicated they would
like to requesl a waiver ollhis requiremenf from the City Council. Staff does not support the waIver
and notes lhe applicant should provide the required sidewalk. Alternately, slaff could support a
waiver It the applicant were willing to agree 10 a condition on the Special Land Use approval nollng
that the sidewalk would be required with the construclion of any sfructures on fhe properly and/or
Ihe development of any adjacent properlies. The applicanl would need to provide an agreement
10 lhe City 10 be recorded at lhe Counly slating such conditions.

Response Leiter
A lelfer from either the applicanl or the applicanl's representative addressing comments in this review
leller is required prior to the Planning Commission meeting.

Stamping Set Approval
Stamping sels are required for this project. Provided the applicant receives approval of the Preliminary
Site Plan and Special Land Use Permit from the Planning Commission, eight signed and sealed sets of
plans incorporating all staff and consultant comments should be submitted for Stamping Set approval.

If the applicanl has any queslions concerning lhe above review or the process in general, do not
hesitate to contact me.

~ j i!-{. ~/V\ '
. ten Kape ski, A/CP, Planner

248.347.0586 or k~opelans~I@c1lyafnovi.org
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PLAN REVIEW CENTER REPORT
July 1, 2011

Engineering Review
Catholic Central Field Expansion

SPII·26

Petitioner
Catholic Central High School

Review Type
Preliminary Site Plan

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

south on Twelve Mile Rd., west of Wixom Rd.
39.84 acres
6/13/11

Prolect Summary
• ConslrucHon of five (5) pracllce fields that will be utilized by catholic Central High

School with an emergency access provided off on Twelve Mile Rd.

llecommendallon
Approval of the Preliminary Site Plan and Preliminary Storm Water Managemenf Plan Is
recommended.

Comments:
The Preliminary Slto Plan moots the general requirements of Chapter II, the Storm
Water Management Ordinance and the Engineering Design Manual with the follOWing
Items to be addressed at the Hme of Final Site Plan submittal (further engineering detail
will be required at Ihe time of the tlnal site plan submittal):

Provide a noIe on the plans that all work shall conform to Ihe current City of
Novl slandards and specifications.
The City standard detail sheels are not required for the Final Site Plan
submittal. They will be required with the Stamping Set submltlal.
InvesHgate the location of any existing utilities or easements on site. If any,
Include these locations on the plans.
Provide the standard "Miss Dig" note and phone number on Ihe plan sheets.

2.

4.

3.

Addlllonal Comments Ito be addressed prior 10 the Final Site Plan submlttall:

General
1.
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The following must be submllted at the time of Final Sile Plan submllfal:
5, An lIemlzed construc110n cost estimate must be submitted to the Community

Development Department at the lime of Final Site Plan submittal for the
determlnalion of plan review and construcllon Inspeclion fees. This esllmate
should only Include the civil site work and not any costs associated with
construction of the building or any demolition work, The cosf estlmafe must
be Ifemlzed for each utility (water, sanllary, storm sewer), on-slle paving, rlght
of-way paving (Including proposed right-of-way), grading, and the storm
water basin (basin construction, control structure, pretreatment structure and
restoration),

The folloWing must be submllted at the time of stamping Set submlltal:
6, A draft copy of the maintenance agreement for the sform water facilities, as

outlined in the storm Wafer Management Ordinance, musf be submit fed to
the Communlly.Development Department with the Final Site Plan. Once the
form ot the agreement Is approved, this agreement must' be approved by
Cily Council and shall be recorded In the oftlce of the Oakland County
Register of Deeds,

7. A draft copy of the private Ingress/egress easement for shored use of the
drive entry off of 12 Mile Road musf be submlited to the Communlly
Development Department.

The following must be addressed prior to construction:
8. A pre-consiruclion meeting sholl be required prior to any slle work being

started, Please contacl Sarah Marchlonl In the Communlly Development
Department to setup a meeting (248-347-0430).

9, A City of Novl Grading Permit will be required prior to any grading on the slle,
This permit will be Issued at the pre-construction meellng, Once determined,
a grading permll fee must be paid to the City Treasurer's Office.

to, An NPDES permll must be obtained from the MDEQ because the slle Is over 5
acres In size. The MDEQ requires an approved plan to be submitted with the
Notice of Coverage,

11, A Soli Erosion control Permit must be obtained from the City of Novl. Contact
Sarah Marchlonlln the Communlly Development Departmenl (248-347-0430)
for forms and Informallon,

12, A permit for work wllhln the right-of-way of 12 Mile Road musf be oblalned
from the Clly of Novl, The application Is available from the City Engineering
Deparfment and should be flied at the lime of Final Site Plan submittal.
Please contact the Engineering Department at 248-347-0454 for further
Information.
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Consirucflon Inspection Fees to be delermlned once the construction cost
estimate Is submitted must be paid prior to lhe pre-construction meeting,

An Incomplete site work performance guarantee for lhls 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,

14,

Engineering Review of Preliminary SUe Plan
Catholic Cenlral Field Expansion
SPII J '-26

13,

Please contact Nathan Bouvy at (248) 735·5648 with any quesflons.

}~iI~d~~
r t

cc: Ben Cray, Engineering
Brian Coburn, Engineering
Krlslen Kapelanskl, Community Development Deparlment
Tina Glenn, Water & Sewer Dept.
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June 16, 20 I I

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

IIRCHlER ARROYO
1I1Ot1lHl, Ill.

SUBJECT: Catholic Central High School Athletic Field Expansion
Rezoning, Special Use, and Preliminary Site Plan - SP#11-26,
Traffic Review

Dear Ms. McBeth:

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

Recommendation

We recommend approval of the preliminary site plan, subject to City's approval of the rezoning
and special use, and subiect to the Issues shown below In bold being satisfactorily addressed on
the final site plan,

Project Description
What is the applicant proposing?

I. The applicant, Catholic Central High School, proposes the rezoning of two adjacent parcels
- totaling 39.84 acres - from I-I (Light Industrial) to R-4 (One-Family Residential), so as to
develop four athletic fields, a discus facility, and a shot-put facility (as a special land use).
The four fields will be used for soccer, football, and lacrosse practice, and the discus/shot
put facilities wi II be used for practice and as competitive stations during track meets.

2. The subject site extends north from the existing campus to 12 Mile Road, and west from
Y. to V, mile west of Wixom Road (see attached aerial photo). No regular motor vehicle
circulation or parking is planned for the subject property, According to the Community
Impact Statement, visitors and staff will park in existing on-campus lots and walk to the
various proposed facilities; "public access to the fields from 12 Mile Road will not be
permitted," although we note that no fence appears to be proposed along 12 Mlle. Limited
facilitation of EMS access will be provided via two IO-ft-wide gravel paths, one extending
north from an existing on-campus concrete walk, and the other extending south from a
gated access on 12 Mile Road. The two paths will stop about 600 ft away from each other.

Trip Generation
How much traffic would the proposed development generate?

Birchler Arroyo Associates, Inc. 28021 Southfield Road, lathrup Village, MI 48076 248.423.1776
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3. The table below forecasts the site's trip generation if it were conventionally developed
consistent with the existing I-I and proposed R-4 zoning. We have no basis for forecasting
the actual trip generation by the proposed athletic uses.

Trip Generation Forecast

Land Use ITE Size Weekday AM Peak·Hour Trips PM Peak-Hour Trips
Use Trips In Out Total In Out Total

Existing )·1 Zoning
General light 110 39.84 acres 2.064 248 51 299 64 225 289Industrial

Proposed R-4 Zoning
Single.Famlly 210 156' 1,565 30 89 119 99 58 157Detached Homes

Trip Reduction
I·' Trips less R-4 Trips 499 218 ·38 180 -35 167 132

, As.umes 10% of the 'and area's used for street•. and the balance'. divided at 10,000 sJ. per lot.

Vehicular Access Locations
Do the proposed driveway locations meet City spacing standards7

4. N/A. No new full-service access drives are proposed.

Vehicular Access Improvements
Will there be any improvements to the abutting road(s) at the proposed driveway(s)7

5. No, N/A.

Driveway Design and Control
Are the driveways acceptably designed and signed?

6, The proposed Access Gate Detail on sheet 2 of 3 should be redesigned to
better comply with the comparable detail in the City's Design and
Construction Standards (Figure VIII·K). Missing, for Instance, are the
Emergency Access Only sign and red reflective diamond panels.

Pedestrian Access
Are pedestrians safely and reasonably accommodated7

7. The Community Impact Statement indicates that a sidewalk along 12 Mile Road is not
proposed [since) "all pedestrian traffic to the fields will come from the existing campus."
Howevel", this disregards the customary use of a fl-ontage sidewalk by pedestrians walking
past a site, not just those entering and exiting a site. In this case, there are homes west
and north of the site, and commercial uses east of the site, which may generate pedestrian

Birchle,' Arroyo Associates. Inc. 28021 Southfield Road, Lathrup Village. MI 48076 248.423.1776
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traffic between them, especially if a sidewalk exists along the frontage of the subject site.
A 5-ft sidewalk must be provided along the site's 12 Mile Road frontage, as
required by Sec 11-276(b) ofthe City's Design and Construction Standards
Ordinance, unless a City Council waiver is granted.

Parking arid Circulation
Can vehicles safely and conveniently maneuver through the site?

8. N/A

Sincerely,
BIRCHLER ARROYO ASSOCIATES, INC,

Rodney L. Arroyo, AICP
V(ce President

Attached: Vicinity Aerial

William A Stimpson, P.E.
Director of Traffic Engineering

Birchler Arroyo Associates, Inc. 28021 Southfield Road, lathrup Village, MI 48076 248.423.1776
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VIcinity Aerial! Proposed Catholic Central High School Athletic Field Expansion

Birchler Arroyo Associates, Inc. 28021 Southfield Road, Lathrup Village, MI 48076 248.423.1776
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Property Characterlsllcs
• Site Location:
• Current Zoning:
• Proposed Zoning:

Site Size:
Pian Dale:

PLAN REVIEW CENTER REPORT
June 24, 2011

Preliminary Landscape Review
Catholic Central Field Expansion SP#11-26

south on Twelve Mile Rd" west of Wixom Rd.
I-I, Lighllndustrial District
R-4, One-family Residential District
39.84 acres
May2011

Recommendallon
Approval of the Preliminary Site Plan for Delrolt Catholic Cenlral Field Expansion
SP#11·26 cannot be recommended at this lime, The Applicant would need to receive
multiple waivers from the Planning Commission. All requested waivers must be
Included on the site plans. Please address the concerns noted below upon subsequent
submittal.

Ordinance Conslderallons
Adlacent to Public Rlghts·of·Way - Berm (Wall) & Buffer (Sec. 2509.3.b.1

1. A 3' tall landscape berm would be required along the 12 Mile Road right-of-way
adjacent to parking areas. It appears that no parking is proposed on the
submitted site plan.

2, Right-of-way greenbelt planting calculalions and plantings are required along
the Twelve Mile frontage, These calculations and piantings have not been
provided at this lime. The Applicant should provide these calculallons on the
plan. Alternately If the Applicant can show that existing vegetation along this
frontage Is mature and adequate enough to provide a buffer from the adjacent
property, a Planning Commission waiver may be requested, In the absence of
proven adequale vegetallve buffering, staff cannot support the waIver at this
time.

Residential Adlacent to Non·Resldentlal [Sec, 2509.3.a.1
1. Due to the Special Land Use proposed a 4'-6" to 6' tall landscape berm would

be required between the Special Land Use / school use property and adjacent
Residential uses, Twelve Mile Road is the boundary between the City of Novl and
the City of Wixom, The properly in the City of Wixom Is a residential use, The
berm should be provided, Alternately If the Applicant can show that exlsllng
vegetation along this frontage Is mature and adequate enough to provide a
buffer from the adJacenl properly, and thai the Inslallallon of a berm would
prove dlsrupllve, a Planning Commission waiver may be requesled. In the
absence of proven adequate vegetative buffering, staff cannol support Ihe
waiver at this lime.

2, A 4'-6" to 6' tall landscape berm would be required between the Special Land
Use / school use property and adjacent 1-1 Light Industrial. A portion of the
property directly to the east of the project property is zoned I-I, That portion of
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Ihe properly boundary adjacenllo I-I zoning is required 10 have a 10' 10 15' fall
landscape berm with a 6' crest. Alternately If Ihe Appllcanl can show Ihal
exlsllng vegelatlon along Ihls frontage Is mature and adequate enough 10
provide a buffer from the acHacent properly, a Planning Commission waiver may
be req uested. Please also noIe Ihal the construction of a berm In this locallon
would require signiflcanl modification of existing site woodlands and wetlands.
staff would support the waiver.

3. Due to Ihe proposed residenlial zoning a landscape berm would be required
belween the SUbject property and adjacent commercial uses. The properly
directly 10 the east of the project properly is zoned B-2 Community Business.
ThaI portion of the property boundary adjacent to B-2 zoning Is required to have
a 6' 108' tall landscape berm. Alternately If Ihe Appllcanl can show that existing
vegetation along Ihls frontage Is mature and adequate enough 10 provide a
buffer from the adjacent properly, a Planning Commission waiver may be
requesled. Please also nole Ihallhe conslructlon of a berm in this localion
would require slgnlficanl modiflealion of exlsllng site woodlands and wetlands.
Slaff would supportlhe waiver.

4. Due 10 the Special land Use / school use proposed a landscape berm would be
required belween the subjecl properly and adjacenl resldenllally zoned
properly. The property direclly to Ihe wesl of Ihe projecl properly is zoned R-l
Single-family Residenlial. The properly boundary adjacenllo R-I zoning is
required to have a 10' to 15' lailiandscape berm wilh a 6' crest. Alternately If
the Applicant can show that existing vegetation along this frontage Is mature
and adequale enough 10 provide a buffer from the adJacenl property, a
Planning Commission waiver may be requested. Staff would NOT support the
waiver.

Sireel Tree Regulremenls (Sec. 2509.3.b.}
1. One slreet tree is required per 35 IF along the Twelve Mile Road frontage. These

trees are required 10 be planted between the curb and the sidewalk. The
Applicanl has nol proposed any streel trees. Twelve Mile is unpaved in Ihis
location, has no curbing and no sidewalks. The Appllcanl should discuss Ihese
facts and the polenllal for Inclusion of streel trees with Ihe project. This road Is
under Oakland Counly Jurlsdlcllon and any work would require approval and
permit by the Road Commission. Alternately the Appllcanl could request a
Planning Commission waiver for Ihe required street trees.

Parking Landscape (Sec, 2509.3,c.)
I. No parking is proposed.

Parking Lot Perimeter Canopy Trees (Sec. 2509.3.c.C3})
1. Perimeler Parking lot Canopy Trees are required per 35 LF surrounding parking

and access areas. The Applicant has adequalely provided for Ihe requiremenl.

Butidlng Foundation Landscape (Sec. 2509,3.d.)
I. No buildings are proposed,
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Plant list (lDM)
1. No plantings other than turf are proposed.

June 24, 2011
Page30f4

Planting Notations and Details (LDMl
1. The Planting Details and Notations as provided meets the requirements of the

Ordinance and the Landscape Design Manual.

Irrigation (Sec. 2509 3.f.(6)(b»
1. An Irrigation Plan must be provided upon Stamping Set submittal.

General Comments
1. Signage Indicating the limits of the protected weI/and buffer areas should be

provided for the proteelion of those natural features.

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines.
This review Is a summary and not intended to substitute for any Ordinance. For the
landscape requirements, see the Zoning Ordinance landscape seelion on 2509,
Landscape Design Manual and the appropriate Items In the applicable zoning
classification.

Reviewed by: David R. Beschke, RLA
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Financial Requirements Review
bid t t' f F I S' PI R ITo e complete a Imeo Ina Ite an evew.

Item Amount Verified Adlustment Comments
Full Landscape $ 49,776 Includes street trees.
Cost Estimate Does not Include Irrlqatlon costs.
Final $ 746.64 1.5% of full cost estimate
Landscape Any adjustments to the fee must be paId In full prior
Review Fee to stamolna set submittal.

Financial Requirements (Bonds & Inspections)
Item Reaulred Amount Verified Comments
Landscape Cost YES $ 52,876 Does not Include street trees.
Estimate Includes Irrlqatlon.
Landscape YES $ 79,314 This financial guarantee Is based upon 150% of the verified
Financial cost estimate. For Commercial, this letter of credit Is due prior
Guaranty to the Issuance of a Temporary Certificate of Occupancy.

For ResIdential this Is letter of credit Is due prior to pre-
construction meetlno.

Landscape YES $ 3,172.56 For projects up to $250,000, this fee Is $500 or 6 % of the
Inspection Fee amount of the Landscape cost estimate, whichever Is greater.
(Development
Review Fee This cash or check Is due prior to the Pre-Construction meeting.
Schedule
3/15/99)
Landscape YES $ 475.88 This fee Is 15% of the Landscape Inspection Fee.
Administration This cash or check Is due prior to the Pre-Construction meeting.
Fee
(Development
Review Fee
Schedule
3/15/99)
Transformer YES $ 500 $500 per transformer If not Included above.
Financial For Commercial this letter of credit Is due prior to the Issuance
Guarantee of a Temporary Certificate of Occupancy.

For ResIdential this Is letter of credit Is due prior to pre-
construction meetlna.

Street Tree YES $ 2,400 $400 per tree.
Financial
Guarantv
Street Tree YES $ 144 6% of the Street Tree Bond as listed above.
Inspection Fee
Street tree YES $ 150 $25 per tree.
Maintenance
Fee
Landscape YES $ 5,287.60 10% of verified cost estimate due prior to release of Financial
Maintenance Guaranty.
Bond
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CITY COUNCiL

Mayor
David 8. LandI)'

Mayor Pro Tern
Bob Gatt

Terry K. Margolis

Andrew Mutch

Dave Staudt

Justin FIscher

Wayne Wrobel

city Managar
Clay J. Pearson

Dlraotor of Public salal)l
D~\'ld Molloy

DIrector of FIrs end EMS
Jeffrey Johnsen

Novl Fire Department
45125 W. Ten Mile Rd.
Novl. Michigan 48375
248.349·2162
248.347-0570 fax

cltyofnovl.org

June 17, 2011

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

RE: Detroit Catholic Central Field Expansion

SP#: 11-26

Profect Description:

Addition of athletic fields on approximately 40 acres south of 12 Mile Rd. and north
of the existing Catholic Central property.

Comments:

While there are no structures on this submittal, our discussion at the pre
application meeting Included a means of providing an EMS vehicle access path
and also consideration of additional parking in the event that these fields were
utilized for more than just team practices. There is not ordinance requirement for
the EMS vehicle path.

An EMS vehicle gravel path has been provided to a portion of the fields.

Recommendation:

This plan is Recommended for Approval.

Sincerely,

'-%//lJC:_.)
Michael W. Evans
Fire Marshal

cc: file
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ZEIMET W.~~o~R~~
Civil Engineers & Land Surveyors

55800 Grand River Avenue, Suite 100
New Hudson, Michigan 48165-9318

248.437.5099 .248.437.5222 fax
www.zeimelwozniak.com

July 20, 2011

Ms. Kristen Kapelanski, Planner
City of Novi
Community Development
45175 West Ten Mile Road
Novi, Michigan 48375

RE: Catholic Central Athletic Field Expansion
Novi, Michigan

Dear Ms. Kapeianski:

We have reviewed the Plan Review Center Report dated July 1,2011 and offer our response.

Planning Review

1. Noise Impact Statement: No comment

2. Sidewalks: Our client agrees to install a five foot wide sidewalk along the Twelve Mile Road
frontage. As suggested in the review letter, we would request that a condition on the Special
Land Use approval require the walk be constructed with the construction of any structures on
the property and/or the development of any adjacent properties. Catholic Central will provide
an agreement to the City to be recorded at the County stating such conditions.

Engineering Review

1 through 4. These items will be addressed and included on the stamping set.

5. An itemized cost estimate will be provided to the Community Development Department.

6 and 7. The City Engineering Department has informed us that these items do not apply to this
project.

8. A pre-construction meeting will be completed prior to construction.

9 through 12. The required permits will be obtained prior to construction.

13 and 14. Construction inspection fees and performance guarantee will be paid prior to
construction as required by the City.



Traffic Review

1 through 5. No comment

6. The Access Gate Detail will be redesigned to comply with the City's Design and Construction
Standards and included on the stamping set.

7. Please see Planning Review comment 2 above.

8. No comment

Landscape Review

Adjacent to Public Rights-of-Way - Berm & Buffer

l. No comment

2. Right-of-way greenbelt planting is not proposed. There is existing vegetation along lhe entire
Twelve Mile Road frontage. This vegetation extends from the edge of the road to the right-of
way line and is at leasl thirty feet wide. This vegetation is extremely dense and mature and
includes approximately 20 regulated trees. Since Twelve Mile Road is not being improved at lhis
lime, we feellhat it is important that the rural feel of the road be maintained for the residents of
the co-op apartments on the north side of the road and for the school. Removing the existing
vegetation would eliminate the visual buffer that the residents now have. Additionally, if the
fields are more visible, access from Twelve Mile Road may be encouraged. Catholic Central
requests a waiver from the Planning Commission for this item.

Residenlial Adjacent to Non-Residential

l. As mentioned previously, there is dense vegetation along the entire Twelve Mile Road
frontage. In addition, there are two regulated wetlands which abut approximately 550 feet of
the existing vegetation. Construction of a berm would destroy the existing vegetation, inclUding
approximately 20 regulated trees and impact the regulated wetlands. Catholic Central would
like this property to retain its natural features. In our opinion, fhe exisling vegetation provides a
much greater buffer than a landscape berm. Catholic Central requests a waiver from the
Planning Commission for this item.

2. This adjacent properfy is part of the Catholic Central High School campus and has extensive
regulated wetlands and woodlands. Calholic Central requests a waiver from the Planning
Commission for this item.

3. The entire east portion of the subject property provides a dense buffer including both
regulafed wetlands and woodlands. Catholic Central requests a waiver from the Planning
Commission for this item.

4. The majority of the west property line has a dense vegetation buffer including approximately
tourteen regulated lrees. The buffer is located on both the subject property and the parcel
located to the west. Construction of a landscape berm would destroy this buffer. The adjacent
properly is owned by Lakeside Oakland Development. A letter from Lakeside Oakland
Development supporting this project and opposing removal of this vegetalive and construction
of a landscape berm is attached. Calholic Central requests a waiver from the Planning
Commission for lhis item.



Street Tree Requirements

I. As noted previously, there is dense vegetation along the entire frontage of Twelve Mile road.
This buffer extends from the edge of the gravel road to the existing right-of-way. It is our opinion
that street trees should be planted when Twelve Mile Road is improved. It is our understanding
that Twelve Mile Road is under the jurisdiction of the City of Novi not Oakland County, as noted
in the review letter. As previously stated, a permit will be obtained from the City of Novi for
construction of the access drive. Catholic Central requests a waiver from the Planning
Commission for the street trees.

Parking Landscape

1, No Comment

Parking Lot Perimeter Canopy Trees

1. No comment

Building Foundation Landscape

1. No Comment

Plant List

1. No Comment

Planting Notations and Details

I . No comment

Irrigation

1. An irrigation plan will be provided in the stamping set if required by the City.

General Comments

1. Signage indicating the limits of the protected wetland buffer areas will be provided if required
by the city.

Financial Requirement Review

Please note that no landscaping, other than seed and mulch, is proposed. Review and
inspection fees as well as a performance guarantee for seed and mulch are part of the City of
Novi "Sedimintaion and Soil Erosion Control Permit".

Fire Department Review

No Comment

very7;~

A~.~ozniak
Attachments



Civil Engineers & Land Surveyors

55800 Grand River Avenue, Suite 100
New Hudson, Michigan 48165-9318

248.437.5099 .248.437.5222 fax
www.zeimetwozniak.com

July 20, 2011

Ms. Kristen Kapelanski, Planner
Cify of Novi
Community Development
45175 West Ten Mile Road
Novi, Michigan 48375

RE: Catholic Central Athletic Field Expansion
Novi, Michigan

Dear Ms. Kapelanski:

With regards to the Catholic Central Athietic Field Expansion, we would like to request a
landscape waiver of the requirements for greenbelt planting along the Twelve Mile Road
frontage, landscape berms along the property lines and street trees. Catholic Central would like
this property to retain its natural features including the existing wooded areas and wetlands.

Very truly yours,

pa
Andrew J. Wozniak



ZEIMET W~~o~~~~
Civil Engineers & Land Surveyors

55800 Grand River Avenue, Suite 100
New Hudson, Michigan 48165-9318

248.437.5099 .248.437.5222 fax
www.zeimetwozniak.com

July 5,2011

Ms. Kristen Kapelanski. Planner
City of Novi
Community Development
45175 West Ten Mile Road
Novi, Michigan 48375

RE: Catholic Central Athletic Field Expansion
Novi, Michigan

Dear Ms. Kapelanski:

With regards to the Catholic Central Athletic Field Expansion, we would like to request a waiver
ot the requirement for a Noise Impact Stafement. There are no structures proposed on the
property and the fields will be used during daylight hours only.

Very truly yours,

~~A
Andrew J. Wozniak
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