
CITY of NOVI CITY COUNCIL 

Agenda Item G 
March 24, 2014 

SUBJECT: Approval of the request of Erickson Living for JSP 13-64 Fox Run Revised Preliminary Site 
Plan with PD-1 Option (and associated Third Amendment to the Development 
Agreement) and Revised Phasing Plan. The property is located in Section 1 of the City 
north of Thirteen Mile Road and west of M-5 in the RM-1, Low Density Low-Rise Multiple­
Family Residential District and totals 1 02.8 acres. The applicant is proposing to slightly 
revise the approved landscaping and phasing of the remaining buildings in Phase II from 
what was approved by the City Council on January 11, 2014. 

SUBMITTING DEPARTMENT: Community Development Depar~~f_ Planning 

CITY MANAGER APPROVAL: V 
BACKGROUND INFORMATION: 

The applicant is proposing changes to portions of the recently approved revised second 
phase of the multi-phase Fox Run Village project. The first phase of the project and 
portions of Phases II and IV have been constructed. The City Council approved the 
Revised Special Land Use Permit, Revised Preliminary Site Plan with PD-1 Option and the 
Second Amendment to the Development Agreement, the Revised Phasing Plan, the 
Revised Woodland Permit and the Revised Stormwater Management Plan on January 11, 
2014. (Relevant meeting minutes are attached.) The City Council's approval included 
several changes the applicant wished to make to the remaining portions of the second 
phase of the project that a lso impacted Phase Ill of the project. These changes included 
elimination of the building formally listed as Phase 3.1 as well as changes to the building 
footprints and surface parking lots in Phases 2.3, 2.4 and 2.5. 

Following the City Council's approval in January, the applicant identified additional 
changes to the plan that will again require approval by the City Council. In the most 
recent submittal, the phase lines of the plans have been modified to move the parking lot 
south of Phase 2.5 into Phase 2.3 in order to address construction concerns with the 
underground utilities. The applicant (after working with the Lenox Park Homeowner's 
Association) has also added the suggested landscape screening near the emergency 
access drive to the adjacent Lenox Park development. The applicant has confirmed that 
the northern secondary emergency access to Lenox Park, will be constructed with Phase 
2.3, as shown on the plans. The total number of units in all four phases (1 ,497 units) of the 
project remains unchanged. All staff and consultant review letters are recommending 
approval of revisions. 

The originally approved plans and the updated plans have both utilized the Planned 
Development, PD-1 Option. There are several factors noted in the planning review letter 
the City Council should consider as part of their review. Although the PD-1 Option allows 
the City Council to grant deviations from the Zoning Ordinance standards, the applicant 
has not requested any. 



Planning Commission Recommendation 
The Planning Commission considered the request on March 12, 2014. At that meeting, the 
Planning Commission recommended approval of the revised Preliminary Site Plan with PD-
1 Option and Revised Phasing Plan. Relevant draft minutes from the Planning Commission 
meeting are attached. 

City Council Action 
The City Council is asked to approve the following: 

1. Revised Preliminary Site Plan with PD-1 Option (and associated Third Amendment to 
the Development Agreement), and 

2. Revised Phasing Plan 

RECOMMENDED ACTION: 
The City Council is asked to consider the following 2-part motion: 

Motion 1 
Revised Preliminary Site Plan with PD-1 Option and Third Amendment to the Development 
Agreement 
Approval of the request of Erickson Living for Fox Run for a Revised Preliminary Site Plan with a 
PD-1 Option and the Third Amendment to the Development Agreement, based on and 
subject to the following: 

a. City Council finding that the standards of Section 2404.4.A of the Zoning 
Ordinance are adequately addressed; 

b. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being 
addressed on the Final Site Plan. 

This motion is made because the plan is otherwise in compliance with Article 6, Article 24 
and Article 25 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance. 

Motion 2 
Revised Phasing Plan 
Approval of the request of Erickson Living for Fox Run for a Revised Phasing Plan, based on 
and subject to the findings of compliance with Ordinance standards in the staff and 
consultant review letters, and the conditions and items listed in those letters being addressed 
on the Final Site Plan. This motion is made because the plan is otherwise in compliance with 
Article 6, Article 24 and Article 25 of the Zoning Ordinance and all other applicable provisions 
of the Ordinance. 

1 2 y N 1 2 y N 
Mayor Gatt Council Member Markham 
Mayor Pro Tern Staudt Council Member Mutch 
Council Member Casey Council Member Wrobel 
Council Member Fischer 
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SITE PLAN 
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Subject Property 

D R-A: Residential Acreage 
D R-2: One-Family Residential District 
D RM-1 : Low-Density Multiple Family 
D MH: Mobile Home District 



Subject Property 
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~ Mobile Home Park 
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AMENDED DEVElOPMENT AGREEMENT 



JIRISIJ 
JOHNSON ROSATI SCHULTZ JOPPICH PC 

34405 W. Twelve Mile Road, Suite 200 ~ Farmington Hills, Michigan 48331-5627 
Phone: 248.489.4100 I Fax: 248.489.1726 

Elizabeth Kudla Saarela 
esaarela@jrsjlaw.com 

Barb McBeth 
Deputy Community Development Director 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375-3024 

RE: Fox Run 

March 19, 2014 

Proposed Amendments to Development Agreement 

Dear Ms. McBeth: 

www.jrsjlaw.com 

We have received and reviewed the following proposed amendments to the Development 
Agreement for Fox Run/ copies of which are enclosed: 

1. First Amendment to Development Agreement 
2. Second Amendment to Development Agreement 
3. Third Amendment to Development Agreement 

Each of the above/ amendments acknowledges the approval of a revised preliminary site plan 
for the project. Though the First Amendment was approved in 2003, a final executed First 
Amendment could not be located by either party. The First Amendment is being provided at 
this time to acknowledge and document the 2003 amendment 

The Second Amendment to Development Agreement adopts and incorporates the revised 
preliminary site plan approved by the City on January 11, 2014. 

Subsequent to the approval of the Second Amendment, the developer proposed additional 
minor revisions to the preliminary site plan. The Third Amendment to Development Agreement 
adopts and incorporates the revised preliminary site plan to be considered by the City on March 
241 2014. We note that the date currently noted in the Agreement references the Planning 
Commission's approval to make a positive recommendation to City Council. The date 
referenced in the Third Amendment should be updated to March 24, 2014 prior to execution. 
Additionally, it appears the preliminary site plan identified in the Third Amendment should be 
updated to reference the most recent revision of February 14, 2014. 

FARMINGTON HILLS LANSING MARSHALL 



Barb McBeth1 Deputy Community Development Director 
March 19, 2014 
Page 2 

Subject to the above minor date modifications, the Amendments appear to be acceptable to 
amend the approved preliminary site plan for the development. No other terms of the 
Development Agreement are modified by the amendments. 

Once executed, the original executed Agreements will remain on file with the City and our office 
will record the enclosed Affidavit acknowledging the Agreements for consistency with past 
recording practices for this project. 

Should you have any questions or concerns relating to the issues set forth above, please feel 
free to contact me I that regard. 

, ROSATI, SCHULTZ &JOPPICH, P.C. 

EKS 
C: Maryanne Cornelius, Clerk 

Charles Boulard, Community Development Director 
Kristen Kapelanski, Planner 
Sheila Weber and Kristin Pace, Treasurer's Office 
Sarah Marchioni, Building Permit Coordinator 
Sue Troutman, City Clerk's Office 
James Wilhour, Erickson Living 
Matthew C. Quinn, Esquire 
Thomas R. Schultz, Esquire 



AFFIDAVIT DISCLOSING DEVELOPMENT AGREEMENT 

STATE OF MICHIGAN ) 
) ss. 

COUNTY OF OAKLAND ) 

Elizabeth K. Saarela, in her capacity as Assistant City Attorney for the City of Novi, being 

first duly sworn, deposes and states that First Amendment to Development Agreement dated 

March 24, 2014, between Redwood-ERC Novi, LLC and the City of Novi, the Second Amendment 

to Development Agreement, dated March 24, 2014, and the Third Amendment to Development 

Agreement, dated March 24, 2014 between Redwood-ERe Novi, LLC and the City of Novi 

(collectively the "Amendments''), were entered into relative to the property described on the 

attached and incorporated Zoning Map Amendment, and are on file with the City of Novi, City 

Clerk's Office. The Amendments affect rights and obligations with regard to the use and 

development of the described property. 

Dated: March __ , 2014 

CITY OF NOV!, 
a Michigan Municipal Corporation 

By: 
Elizabeth K. Saarela 
JOHNSON ROSATI SCHULTZ & JOPPICH, P.C. 
34405 W. Twelve Mile Road, Suite 200 



SUBSCRIBED AND SWORN TO before me 
this day of February1 2014. 

Notary Public 
Acting in Oakland County, Michigan 

Farmington Hills, Michigan 48331-5627 
(248) 489-4100 

My Commission Expires: _____ _ 

Drafted By: 
Elizabeth K. Saarela 
JOHNSON ROSATI SCHULTZ & JOPPICH, P.C. 
34405 W. Twelve Mile Road, Suite 200 
Farmington Hills, Michigan 48331-5627 
(248) 489-4100 

When Recorded Return To: 
Maryanne Cornelius, City Clerk 
City of Novi 
45175 Ten Mile Road 
Novi, Michiga 48375 



.. "' .. :.-:'.-:·'~."0"·.····· · .. , 

FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 

THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT, by and 
between Redwood-ERC Novi, LLC, a Maryland limited liability company, whose 
address is 701 Maiden Choice Lane, Baltimore, MD 21228 (the "Owner"), and 
the CITY OF NOVI, 45175 West Ten Mile Road, Novi, Michigan 48375-3024 
("City"). 

RECITATIONS: 

I. It is represented to the City by the Owner that the Owner owns all interest 
in the land described on the attached and incorporated Property 
Description Exhibit ("Property"). 

II. On or about January 25, 2002, Owner's predecessor in title and the City 
entered into a certain "Development Agreement" with respect to the 
rezoning of the Property for improvement and use as a retirement 
community. The Development Agreement incorporated a Preliminary Site 
Plan in respect to the development of the Property. 

Ill. On August 11, 2003, City Council approved a revised Preliminary Site 
Plan with a PD-1 option in respect to the Property for the purposes of 
adding a walkway, consolidating certain parking, rotating a building 
thereby preserving high quality trees, and modifying facades to distinguish 
between Phase I and Phase II. 

IV. The Owner and the City wish to enter into this First Amendment to 
Development Agreement for the purposes of incorporating the revised 
Preliminary Site Plan into the Development Agreement.* 

NOW. THEREFORE, IT IS AGREED AS FOLLOWS: 

1. The Development Agreement is hereby amended to include the 
revised Preliminary Site Plan with a PD-1 option, attached and incorporated 
herein as Exhibit B. All previous Site Plans approved in respect to the Property, 
on file with the City, are hereby null and void in accordance with the action of City 
Council of August 11, 2003. 



2. Except for the incorporation of the revised Preliminary Site Plan, 
the Development Agreement shall remain in full force and effect. 

3. This Agreement may be signed in counterparts. 

STATE OF----------:-) 
) 

COUNTY OF ) 

OWNER 

REDWOOD-ERG NOV!, LLC 

By: ________________ __ 

On this day of , 2014, before me appeared 
-----------' authorized representative of Owner, who states that 
he/she has signed this document of his/her own free will on behalf of Owner. 

STATE OF MICHIGAN ) 
) 

COUNTY OF OAKLAND) 

Notary Public 
__________ ., County, __ _ 
My commission expires: _____ _ 
Acting in , County, __ _ 

CITY OF NOVI 

By:, ___________ _ 
Robert J. Gatt, Mayor 

By: ___________ _ 
Maryanne Cornelius, Clerk 

On this day of , 2014, before me 
appeared Robert J. Gatt, Mayor and Maryanne Cornelius, Clerk of the City of 



Novi, authorized representatives of Owner, who state that they have signed this 
document of their own free will on behalf of Owner. 

Drafted by: 
Matthew C. Quinn 
28345 Beck Road, Suite 401 
Wixom, Ml 48393 

Notary Public 
Oakland County, Ml 
My commission expires: ____ _ 
Acting in Oakland, County, Ml 

When recorded return to: 
Maryanne Cornelius, Clerk 
City of Novi 
45175 West Ten Mile Road 
Novi, Ml 48375 

* Owner's predecessor sought the First Amendment to Development Agreement, 
which was approved by the City of October 20, 2003. It was discovered that 
Owner's predecessor did not execute the First Amendment but that the amended 
Preliminary Site Plan, approved on August 11, 2003, was acted upon and 
became effective. Owner hereby executes the First Amendment to Development 
Agreement to acknowledge and ratify the terms and conditions of the First 
Amendment of Development Agreement. 
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Plan with PD-1 Option into the Development Agreement for 
the purpose of revising portions of Phase 2 and Phase 3 of the 
development with respect to the number, layout and footprint of 
buildings and associated parking lots. 

NOW, THEREFORE, IT IS AGREED AS FOLLOWS: 

1. The Development Agreement is hereby amended to include the 
revised Preliminary Site Plan with a PD-1 option, dated September 17, 2013, 
attached hereto and incorporated as Exhibit B. The revised Preliminary Site Plan 
hereby supersedes all previous site plans on file with the City. 

2. Except for the incorporation of the revised Preliminary Site Plan, 
the Development Agreement shall remain in full force and effect. 

3. This Agreement may be signed in counter-parts. 

STATE OF ___ _, 
) 

COUNTY OF __ -' 

OWNER 

REDWOOD-ERG NOVI, LLC 

By: -------------------------------

On this day of , 2013, before me appeared 
_______ , authorized representative of Owner, who states that 
he/she has signed this document of his/her own free will on behalf of Owner. 

Notary Public 
_____ County, ___ _ 
My commission expires: __ _ 
Acting in County, __ 

2 
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Drafted by: 
Matthew C~ Quinn 
. 28345 B~ckRqad1 Suite 401 
Wixom, Ml 48393 

When recorded return to: 
Matyt:inne Cornelius, Clerk 
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451.75WestTen Mile Road 
No.Vi, Ml 4'8;375 



THIRD AMENDMENT TO DEVELOPMENT AGREEMENT 

THIS AGREEMENT, by and between Redwood-ERG Novi, LLC, a 
Maryland limited liability company, whose address is 701 Maiden Choice Lane, 
Baltimore, MD 21228 (the "Owner") and the City of Novi, a Michigan municipal 
corporation, 45175 West Ten Mile Road, Novi, Ml 48375 (the "City"). 

RECITALS: 

I. The Owner owns all interest in the Land described on the attached and 
incorporated Property Description Exhibit A (Property"). 

II. On or about January 25, 2002, the Owner's predecessors and 
City entered into a certain "Development Agreement" with respect 
to the rezoning of the Property for improvement and use as a 
retirement community. The Development Agreement incorporated 
a Preliminary Site Plan in respect to the development of the 
Property. The Development Agreement is on file with the Novi City Clerk, 
and an Affidavit Disclosing Development Agreement was recorded at Liber 
26325, page(s) 514-515, Oakland County Register of Deeds. 

Ill. On October 20, 2003, the Owner's predecessor sought, and the City 
approved, the First Amendment to the Development Agreement for 
purposes of incorporating a revised Preliminary Site Plan with a PD-1 
option with respect to the Property for the purposes of adding a walkway, 
consolidating certain parking, rotating a building thereby preserving high 
qualitytrees, and modifying facades to distinguish between Phase I and 
Phase II. This First Amendment to the Development Agreement 
was executed on , 2014 and is on file with the Novi City 
Clerk. 

IV. On January 11, 2014, Owner sought, and the City approved, a revised 
Preliminary Site Plan with a PD-1 option in respect to the property for 
purposes of reconfiguring the building located within Phase 11.3 and 
demonstrating its relationship with future Phases 11.4, 11.5, Phase Ill and 
Phase IV. The Second Amendment to the Development Agreement 
was executed on day of , 2014 and is on file with 
the Novi City Clerk. 

1 



V. On the 24th day of March, 2014 the Owner sought, and the City 
approved, a revised Preliminary Site Plan with the PD-1 Option and a 
revised phasing plan as the Developer has adjusted the phasing lines of 
the plan to include the parking lot south of Phase 2.5 into Phase 2.3. This 
parking lot was previously a part of Phase 2.4. Additionally, additional 
landscape screening has been added along the property line bordering the 
Lenox Park Development. 

VI. The Owner and City wish to enter into this Third Amendment to the 
Development Agreement to incorporate the revised Preliminary Site 
Plan with PD-1 Option into the Development Agreement for the purpose of 
revising portions of the phasing plan. 

NOW, THEREFORE, IT IS AGREED AS FOLLOWS: 

1. The Development Agreement is hereby amended to include the 
revised Preliminary Site Plan with a PD-1 option, dated 14th day of February, 
2014 attached hereto and incorporated as Exhibit B. The revised Preliminary 
Site Plan hereby supersedes all previous site plans on file with the City. 

2. Except for the incorporation of the revised Preliminary Site Plan, 
the Development Agreement, as amended, shall remain in full force and effect. 

3. This Agreement may be signed in counter-parts. 

OWNER 

REDWOOD-ERG NOVI, LLC 

By: __________________ __ 

STATE OF ___ -' 
) 

COUNTY OF ) 

On this day of , 2014, before me appeared 
_________ , authorized representative of Owner, who states that 
he/she has signed this document of his/her own free will on behalf of Owner. 

Notary Public 
_____ County, _____ _ 
My commission expires: ___ _ 
Acting in County, __ 

2 



STATE OF MICHIGAN ) 
) 

COUNTY OF OAKLAND) 

CITY OF NOVI 

By: _________ _ 

Robert J. Gatt, Mayor 

By: _________ _ 

Maryanne Cornelius, Clerk 

On this day of , 2014, before me appeared 
Robert J. Gatt, Mayor and Maryanne Cornelius, Clerk of the City of Novi, 
authorized representatives of Owner, who state that they have signed this 
document of their own free will on behalf of Owner. 

Drafted by: 
Matthew C. Quinn 
28345 Beck Road, Suite 401 
Wixom, Ml 48393 

3 

Notary Public 
Oakland County, Ml 
My commission expires: __ _ 
Acting in Oakland County, Ml 

When recorded return to: 
Maryanne Cornelius, Clerk 
City of Novi 
45175 West Ten Mile Road 
Novi, Ml 48375 
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cityofnovi.org 

CALL TO ORDER 

PLANNING COMMISSION MINUTES 
CITY OF NOVI 

Regular Meeting 
March 12, 2014 7:00 PM 

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

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

ROLL CALL 
Present: Member Anthony, Member Baratta, Member Giacopetti, Member Greco, Member Lynch, Chair 
Pehrson 
Absent: Member Zuchlewski (excused) 
Also Present: Barbara McBeth, Deputy Director of Community Development; Sara Roediger, Planner; 
Kristen Kapelanski, Planner; Adam Wayne, Engineer; David Beschke, Landscape Architect; Gary Dovre, 
City Attorney; Doug Necci, City's Fa<;:ade Consultant; Victor Cardenas, Interim City Manager; Brian 
Coburn, Engineering Manager. 

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

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

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

Motion to approve the March 12, 2014 Planning Commission Agenda. Motion carried 6-0. 

CONSENT AGENDA- REMOVALS AND APPROVAL 
1. FOX RUN JSP13-64 

Approval of the request of Erickson Living for Planning Commission's recommendation to the City 
Council of a Revised Preliminary Site Plan with a PD-1 Option and Revised Phasing Plan. The subject 
property is 102.8 acres in Section 1 of the City of No vi and located north of Thirteen Mile Road and 
west of M-5 in the RM-1, Low Density Low-Rise Multiple-Family District. The applicant has made minor 
adjustments to the phasing plan and landscape plan for the remaining buildings in Phase 2. 

Motion to approve the Consent Agenda. Motion carried 6-0. 



PLANNING REVIEW 



Petitioner 
Erickson Living 

Review Type 

PLAN REVIEW CENTER REPORT 
February 28, 2014 

Planning Review 
Fox Run - Revised Preliminary Site Plan 

JSP13-64 

Revised Preliminary Site Plan with PD-1 Option 

Property Characteristics 
" Site Location: North of Thirteen Mile Road, West of M-5 (Section 1) 

RM-1, Low Density, Low-Rise Multiple-Family Residential " Site Zoning: 
" Adjoining Zoning: North: RA, Residential Acreage, R-2, One-Family Residential; East: MH, 

Mobile Home; South and West: RA, Residential Acreage; 
.. Adjoining Uses: 

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

North: Haverhill Farms, The Maples of Novi; East: Brightmoor Tabernacle; 
West: Hometown Novi; South: Single-family homes, Vacant 
Walled Lake School District 
102.8 acres 
02-14-14 

Project Summary 
The applicant is proposing changes to portions of the second and third phase of the multi-phase Fox 
Run Village project. The first phase of the project and portions of Phases II and IV have been 
constructed. In working on the site, the applicant realized there were several changes they wished to 
make to the remaining portions of the second phase of the project that also impact Phase Ill of the 
project. These changes include elimination of the building formally listed as Phase 3.1 as well as 
changes to the building footprints and surface parking lots in Phases 2.3, 2.4 and 2.5. The most recent 
update to the previously approved plan was approved by the City Council on August 11, 2003. The 
total number of units in all four phases of the project has not changed, rather some of the units have 
been shifted from one building to another as part of this submittal. 

The applicant has now adjusted the phase lines of the plan to include the parking lot south of Phase 
2.5 in Phase 2.3. This parking lot was previously a part of Phase 2.4. Additionally, per the conditions of 
the revised Preliminary Site Plan approval motion, additional landscape screening has been added 
along the property line bordering the Lenox Park development. 

Planning Commission and City Council Actions 
The Planning Commission recommended approval of the Preliminary Site Plan with PD-1 Option, 
Special Land Use Permit, Woodland Permit, Phasing Plan and Stormwater Management Plan on 
December 11, 2013. 

The City Council approved the site plan with PD-1 Option, Special Land Use Permit, Woodland Permit, 
Phasing Plan and Stormwater Management Plan on January 11, 2013 with the following motions: 

Motion to approve the request of Erickson Living for Fox Run for a Revised Special Land Use 
Permit for JSP 13-64 based on the following findings: Relative to other feasible uses of the site: 

•The proposed use will not cause any detrimental impact on existing thoroughfares (as 
indicated in the traffic review letter); 
•Subject to satisfying the requirements in the Engineering Review the proposed use will 
not cause any detrimental impact on the capabilities of public services and facilities 



Planning Review 
Fox Run 
JSP13-64 

February 28, 2014 
Page 2 of 4 

(because the plan adequately addresses and provides for water and sanitary sewer 
service and management of stormwater volumes); 
• The proposed use is compatible with the natural features and characteristics of the 
land (as no new impacts to natural features are proposed); 
•The proposed use is compatible with adjacent uses of land (as indicated in the staff 
and consultant review letters); 
• 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; and 
• The proposed use is ( 1) listed among the provision of uses requiring special land use 
review as set forth in the various zoning districts of this Ordinance, and (2) is in harmony 
with the purposes and conforms to the applicable site design regulations of the zoning 
district in which it is located. 

This motion is made because the plan is otherwise in compliance with Article 6, Article 24 and 
Article 25 of the Zoning Ordinance and all other applicable provisions of the Ordinance. 

Motion to approve the request of Erickson Living for Fox Run for a Revised Preliminary Site Plan 
with a PD-1 Option and the Second Amendment to the Development Agreement based on 
and subject to the following: 

a. City Council finding that the standards of Section 2404.4.A of the Zoning Ordinance 
are adequately addressed; 
b. Applicant providing a material sample board that demonstrates that the proposed 
colors will be harmonious with the existing buildings; 
c. Applicant working with staff and the adjacent Lenox Park development 
representatives to explore eliminating the existing emergency access connection and 
providing additional landscape screening as discussed at the December 11, 2013 
Planning Commission meeting; 
d. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed on 
the Final Site Plan. 
This motion is made because the plan is otherwise in compliance with Article 6, Article 
24 and Article 25 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance. 

To approve the request of Erickson Living for Fox Run for a Revised Phasing Plan based on and 
subject to the findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed on the Final 
Site Plan. This motion is made because the plan is otherwise in compliance with Article 6, Article 
24 and Article 25 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance. 

To approve the request of Erickson Living for Fox Run for a Revised Woodland Permit based on 
and subject to the findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed on the Final 
Site Plan. This motion is made because the plan is otherwise in compliance with Chapter 37 of 
the Code of Ordinances and all other applicable provisions of the Ordinance. 

To approve the request of Erickson Living for Fox Run for a Revised Stormwater Management, 
based on and subject to the findings of compliance with Ordinance standards in the staff and 
consultant review letters, and the conditions and items listed in those letters being addressed 
on the Final Site Plan. This motion is made because the plan is otherwise in compliance with 
Chapter 11 of the Code of Ordinances and all other applicable provisions of the Ordinance. 



Planning Review 
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Recommendation 
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Staff recommends approval of the revised Preliminary Site Plan. City Council approval of the revised 
Preliminary Site Plan and amended Development Agreement is required following a recommendation 
from the Planning Commission. 

Ordinance Requirements 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 6 (RM-1 
Low Density Low-Rise Multiple-Family Residential District), Article 24 (Schedule of Regulations), Article 25 
(General Provisions) and any other applicable provisions of the Zoning Ordinance. Items in bold below 
must be addressed by the applicant or the Planning Commission/City Council. 
1. Photometric Plan: There are several minor items noted in the lighting review chart that should be 

addressed on the Final Site Plan submittal. 
2. Siqnage: Exterior Signage is not regulated by the Planning Division or Planning Commission. Please 

contact Jeannie Niland (248.347.0438) for information regarding sign permits. 
3. Outstanding Construction and Site Close-Out Issues: There are several outstanding issues related to 

site work and construction of the phases that have been started or completed. These issues must 
be addressed. The applicant should work with Sarah Marchioni (248.347.430) in the Building 
Division regarding these items and should provide documentation they are working toward 
resolution prior to the Planning Commission meeting. 

Special land Use Considerations 
When the PD-1 Option is utilized, all uses fall under the Special Land Use requirements (Section 
1903.11). Section 2516.2.c of the Zoning Ordinance outlines specific factors the Planning Commission 
shall consider in the review and recommendation to City Council of the Special Land Use Permit 
request: 

• Whether, relative to other feasible uses of the site, 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, 
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, travel times 
and thoroughfare level of service. 

• Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire protection to service existing and 
planned uses in the area. 

• Whether, relative to other feasible uses of the site, the proposed use is compatible with the 
natural features and characteristics of the land, including existing woodlands, wetlands, 
watercourses and wildlife habitats. 

• Whether, relative to other feasible uses of the site, 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. 

• Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City's Master Plan for Land Use. 

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

• Whether, relative to other feasible uses of the site, the proposed use is (1) listed among the 
provision of uses requiring special land use review as set forth in the various zoning districts of 
this Ordinance, and (2) is in harmony with the purposes and conforms to the applicable site 
design regulations of the zoning district in which it is located. 
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Section 2404.4 of the ordinance outlines the review procedures for Site Plans using the PD Option. This 
requires the Preliminary Site Plan to receive a recommendation for approval or denial from the 
Planning Commission with City Council ultimately approving or denying the proposed plan. A revised 
Planned Development Option Agreement is also required for this project and has been submitted. 

Site Addressing 
The applicant should contact the Building Division for an address prior to applying for a building 
permit. Building permit applications cannot be processed without a correct address. The address 
application can be found on the Internet at www.cityofnovi.org under the forms page of the 
Community Development Department. 

Please contact Jeannie Niland [248.347.0438] in the Community Development Department with any 
specific questions regarding addressing of sites. 

Pre-Construction Meeting 
Prior to the start of any work on the site, Pre-Construction (Pre-Con) meetings must be held with the 
applicant's contractor and the City's consulting engineer. Pre-Con meetings are generally held after 
Stamping Sets have been issued and prior to the start of any work on the site. There are a variety of 
requirements, fees and permits that must be issued before a Pre-Con can be scheduled. If you have 
questions regarding the checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 
or smarchioni@cityofnovi.org] in the Community Development Department. 

Chapter 26.5 
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed 
within two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248-347-
0430 for additional information on starting permits. The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 

Response LeHer 
A letter from either the applicant or the applicant's representative addressing comments in this and 
other review letters is required prior to the Planning Commission meeting and with the next plan 
submittal. 

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

Kristen Kapelanski, AICP, Planner 



Planning Review Summary Chart 
Fox Run JSP13-64 
2nd Revised Preliminary Site Plan- Phase II 
Plan Dated: 02-14-14 

Bolded items must be addressed by the applicant. 

Item Proposed 
Property is Master Planned No change 
residential, with a PD-1 
option 

Zoning is currently No change 
RM-1 
Uses allowed include elderly All inclusive elderly 
care facilities care campus 

General Regulations 

Minimum Lot Requirements (Sec. 2400(d)) 
Total number of rooms may See PD-1 section for 
not exceed the net site superseding 
area/2000 requirement 
All public utilities should be Public utilities are 
available at the site already onsite 
Up to 30% of the units in an See PD-1 section for 
assisted living facility may be superseding 
efficiency type apartments. requirement 
For assisted living facilities, There is no assisted 
1,500 square feet of land living proposed in 
area shall be provided for this portion of the 
each bed. development 
Building shall not exceed Maximum length of 
180 feet in length without buildings is 305' 
additional setbacks; 
maximum length is 360 feet 

Setback Requirements (Sec. 2400) 

Yard Setbacks: Phase II: 
Front-7 5 feet Front: 1 00'+ 
Side- 75 feet Sides: 100ft.+ 
Rear- 75 feet Rear: 100'+ 
Parking Setbacks (Sec. Phase II: 
2400(b)) Front: 1 00'+ 

Sides: 100ft.+ 
Front- 7 5 feet Rear: 100'+ 
Both Sides- 20 feet 

Meets 
Required? Comments 
Yes PD-1 option was approved 

with initial approval. Revised 
approval of PD Agreement 
and Concept Plan required. 

Yes 

Yes, subject Minimum land ratio (1 ,500 sq. 
to special ft. per bed)- N/ A (Only for 
conditions assisted living portion in Phase 

Ill) 
No building closer than 40ft. 
to property line- OK 

N/A 

Yes 

N/A 

N/A 

Yes 

Yes All buildings appear to be 
setback to allow for 
additional height 

Yes 



Meets 
Item Proposed Required? Comments 
Rear- 20 feet 

Parking Area Requirements (Section 2505 and 2506) 

%space per each 1 unit in 1 ,642 spaces Yes 
the congregate care provided 
portion -and- throughout the site 
1i. space per each bed in 
the assisted living portion -
and-
1 space for each employee 

Total required for entire site: 
spaces: 1 ,634 
Parking Space Dimensions 9'x19' and 9'x17' Yes 
and Maneuvering Lanes (with 2' overhang) 

shown with 26' 
maneuvering lane 

Barrier Free Spaces- 58 spaces provided Yes 
26 spaces required throuqhout site 
Van accessible spaces- 1 18 van accessible Yes 
per 6 barrier free spaces ( 1 0 spaces throughout 
required) site 
Barrier Free Signage- Signage shown Yes 
1 sign per space 

Up to 30% of the required This requirement Yes 
setbacks may be used for appears to have 
parking spaces, been met 
maneuvering lanes, service 
drives, or loading areas. 
(Sec. 2400(d)(5)) 
Off street parking and drives This requirement Yes 
must be a minimum of: has been met 
- 25 feet from any wall with 
windows. 
- 8 feet from any wall 
without windows 
- 20 feet from any Right of 
Way or property line 
(Sec. 2400(d)(6)) 
General Building Requirements (Section 2400(d)) 
The maximum building See PD-1 section for N/A 
height is 2 stories or 35 feet superseding 

requirement 



Meets 
Item Proposed ReQuired? Comments 
All buildings should be Some of the Yes, with Planning Commission waiver 
aligned at a 45 degree buildings in the previous of this requirement was 
angle to the property lines complex are not waiver previously granted. 

oriented at a 45 
deqree anqle 

5 foot sidewalks are required 5 to 7 foot sidewalks Yes 
throughout the site are provided 

throughout the site 
Maximum lot coverage by Maximum lot Yes 
all buildings cannot exceed coverage on site is 
25% 12% 
Minimum floor area per unit: All units over 750 sq. Yes 

ft. in provided floor 
Efficiency- 400 sq. ft. plan 
1 BR- 500 sq. ft. 
2 BR- 750 sq. ft. 
The minimum amount of Many of the units in Yes 
usable open space per unit the project have 
shall be 200 sq. ft. direct access to 

balconies and 
1,497 units * 200 sq ft= there is over 30 
299,400 square feet required acres of open 

space on the site. 
Over317,600 sq. ft. 
of open space has 
been provided. 

A photometric plan is Plan provided See lighting review chart 
required at Preliminary Site 
Plan submittal, due to 
adjacent residential 
developments 
PD-1 ReQuirements (Section 2406) 
If exceeding the height Remaining buildings Yes 
limitations of the RM-1 in Phase II are all 5 
District, the building must be stories 
between 3 and 5 stories 
Total number of rooms on 390 congregate Yes 
site shall not be more than care rooms 
the total area of the provided 
parcel/700. 

585,000 sf/ 700= 836 rooms 
congregate care rooms 
permitted 
A maximum of 1 0% of the 1.4% of all units on Yes 
units on site can be of the site will be 
efficiency type efficiency. 



Meets 
Item Proposed Required? Comments 
Additional 1 foot of building All buildings Yes 
setback required for each setback 
foot of height over the appropriately to 
maximum allowed under allow for additional 
RM-1 height 
A Community Impact N/A Yes The CIS was submitted with 
Statement is required for the the overall site. Since the 
PD-1 option changes proposed do not 

change the overall impact of 
the project, an update is not 
required. 

A Traffic Impact Statement is N/A Yes The TIS was submitted with 
required for the PD-1 option the overall site. Since the 

changes proposed do not 
change the overall impact of 
the project, an update is not 
required. 

Review Prepared by Kristen Kapelanski, A/CP 



Lighting Review Summary Chart 
Fox Run JSP 13-64 
Revised Preliminary Site Plan Review 
Plan Date· 10-17-13 

Item Required 
Intent (Section Establish appropriate 
2511.1) minimum levels, 

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

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

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

Lighting Plan Specifications for all 
(Section proposed and existing 
2511.2.a.2) lighting fixtures 

including: 
• Photometric data 
• Fixture height 
• Mounting & design 
• Glare control 

devices 
• Type and color 

rendition of lamps 
• Hours of operation 
• Photometric plan 

Required Height not to exceed 
conditions maximum height of 
(Section zoning district (30 feet) 
2511.3.a) or 25 feet where 

adjacent to residential 
districts or uses. 

Required Notes - Electrical service to 

Meets 
Requirements? Comments 
Yes 

Yes 

No Hours of operation not 
included. 

Yes 

No Required notes must be 

1 



Meets 
Item Required Requirements? 
(Section light fixtures shall be 
2511.3.b) placed underground 

- No flashing light shall 
be permitted 
- Only necessary 
lighting for security 
purposes and limited 
operations shall be 
permitted after a site's 
hours of operation. 

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

not exceed 4:1. 
Required Use of true color Yes 
conditions rendering lamps such 
(Section 2511 .3.f) as metal halide is 

preferred over high 
and low pressure 
sodium lamps. 

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

min 
-Walkways- 0.2 min 
- Building entrances, 
frequent use- 1 .0 min 
- Building entrances, 
infrequent use- 0.2 min 

Maximum When site abuts a Yes 
Illumination residential district, 
adjacent to Non- maximum illumination 
Residential at the property line 
(Section 2511.3.k) shall not 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 

Prepared by Knsten Kapelansk1, AICP 
kkapelanski@cityofnovi.org (248) 347-0586 
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Comments 
added to the plan. 
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Petitioner 
Erickson Living, applicant 

Review Type 

PLAN REVIEW CENTER REPORT 
February 28, 2014 

Engineering Review 
Fox Run Phase 2 

JSP13-0064 

Revised Preliminary Site Plan 

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

Project Summary 

N. of Thirteen Mile Rd. and E. of M-5 
12.34 acres 
February 14, 2014 

" Construction of three multi-story buildings totaling in 369 units and associated 
parking. Site access would be provided access points off of Fox Run Rd. 

" Water service would be provided by an 8-inch extension from the existing 12-inch 
water main Fox Run Rd. A 6-inch domestic lead and a 6-inch fire lead would be 
provided to serve each building, along with three additional hydrants. 

" Sanitary sewer service would be provided by re-aligning the existing 8-inch sanitary 
sewer. A 6-inch sanitary sewer lead is provided for each building. 

" Storm water would be collected by connecting to the existing storm sewer network 
for the development. 

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

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): 

General 
1. Provide a note on the plans that all work shall conform to the current City of 

Novi standards and specifications. 



Engineering Review of Revised Preliminary Site Plan 
Fox Run Phase 2 
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2. The City standard detail sheets are not required for the Final Site Plan 
submittal. They will be required with the Stamping Set submittal. 

3. Revise the plan set to specifically identify any bridges or constructed 
walkways which connect the proposed buildings. 

4. Provide a note stating that it is the Contractor's responsibility to televise and 
verify that the existing utilities are fully functional. Any defective or broken 
material must be replaced as part of this site plan. 

5. Revise the plan set to thoroughly detail any and all utility work that does not 
fall completely within phase lines. All utilities must be dearly delineated by 
phase via differing line types, weights, and/or caliouts. 

6. Please note that all paving will be limited to the extents as depicted by the 
proposed phase lines. 

7. Revise the plan set to reference at least one city established benchmark. An 
interactive map of the City's established survey benchmarks can be found 
under the 'Map Gallery' tab on cityofnovi.org. 

8. Provide a minimum of two ties to established section or quarter section 
corners. The associated section or quarter section corners must clearly be 
labeled on the plan set. 

9. Please note that each phase requires individual final site plan approval. 

Water Main 
10. Provide a profile for all proposed water main with a note stating that a 

minimum cover of five and one-half (51h) feet shall be maintained at all times. 

Sanitary Sewer 

11. Provide a profile for all proposed sanitary sewer with a note stating that a 
minimum cover of four (4) feet shall be maintained at all times. 

12. Revise the plan set to provide a sanitary sewer monitoring manhole for each 
proposed building lead. This manhole must be located in a public sanitary 
sewer easement or separate sanitary sewer monitoring manhole access 
easement. Currently there is no monitoring manhole shown for unit 2.4. 

13. Consider enclosing the sanitary sewer within a casing wherever the proposed 
sanitary sewer passes under an elevated bridge between buildings. 

Storm Sewer 
14. Provide a separate plan sheet for the proposed storm sewer. This plan sheet 

must contain the diameter, material type, and inverts for all storm sewer 
related work in Phase 2. 

15. Provide a profile of the proposed storm sewer showing a minimum cover of 3 
feet and all catch basin sumps. 

Paving & Grading 
16. Provide top of wall and bottom of wall elevations for all proposed boulder 

retaining walls at intervals no greater than 50 feet along the face of wall. 
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17. Provide detailed grading for the ramps adjacent to the proposed barrier-free 
parking stalls with elevations to demonstrate a level landing adjacent to 
each ramp and general ADA compliance. 4-inch wheel stops at the sidewalk 
edge line or sign posts off-set two feet from the sidewalk edge line are 
required where barrier-free parking stalls do not abut a raised sidewalk/curb. 

18. Provide a pathway cross-section indicating a maximum cross-slope of 2%. 

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

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

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

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

21. A draft copy of the 20-foot wide access easement for the sanitary sewer 
monitoring to be constructed on the site must be submitted to the 
Community Development Department. 

The following must be addressed prior to construction: 

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

23. 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. 

24. 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. 

25. 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. 

26. 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. 
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27. 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. 

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

29. An incomplete site work performance guarantee, equal to 1.5 times the 
amount required to complete the site improvements (excluding the storm 
water detention facilities) as specified in the Performance Guarantee 
Ordinance, must be posted at the Treasurer's Office. 

30. 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. 

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

Please contact Adam Wayne at (248) 735-5648 with any questions. 

cc: Brian Coburn, Engineering 
Kristen Kapelanski, Community Development Department 
Michael Andrews, Water & Sewer Dept. 



TRAFFIC REVIEW 



February 25, 2014 

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

SUBJECT: Fox Run Phases 2.3-2.5, JSP13-0064, Traffic Review of Second Revised Preliminary Site 
Plan, PSP14-0019 

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 second revised preliminary site plan, subject to the issues shown 
below in bold being satisfactorily addressed by the final site plan. 

Site Description 
What is the applicant proposing? 

1. The applicant is proposing to construct several parking lots, containing a total of 280 parking 
spaces, to serve Buildings RB 2.3, RB 2.4, and RB 2.5. 

2. The only significant change we are able to identify relative to the first revised preliminary site 
plan is that the central parking lot formerly part of Phase 2.4 would now be part of Phase 2.3 
(as can be seen by comparing sheet CE 100 of the current plan to the corresponding sheet in 
the plan reviewed last October). This change does not affect our previous design-related 
review comments. 

3. None of the balded comments in our last traffic review, dated 10-28-13, have been addressed 
and are repeated below for the applicant's convenience. 

Traffic Study and Trip Generation 
Was a traffic study submitted and was it acceptable? How much new traffic would be generated? 

4. A traffic study is unwarranted, and a trip generation forecast is inappropriate and unnecessary. 

Vehicular Access Locations 
Do the proposed "driveway" locations meet City spacing standards? 

5. The three proposed parking lot access drives are all separated from other existing or proposed 
drives by more than the City-minimum for 25-mph Fox Run Drive {105ft). 

Clearzoning, Inc. · 28021 Southfield Road, Lathrup Village, Michigan 48076 · 248.423.1 776 

Planning ·Zoning· Transportation 
www. cl earzo n in g. com 
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Will there be any improvements to the abutting road(s) at the proposed access point(s)? 

6. No. 

Access Drive Design and Control 
Are the proposed design, pavement markings, and signage satisfactory? 

7. The east parking lot access drive has been appropriately dimensioned as 24ft wide. Per the 
City's Design and Construction Standards and typical engineering practice, this width is from 
back-of-curb to back-of-curb. However, a note in the lower right corner of sheet CE 101 now 
reads "All dimensions are from face of curb." This note should be reworded to indicate that 
"All driveway widths and curb radii are referenced to back of curb. Unless otherwise 
specified, dimensions of parking spaces, drive aisles, sidewalks, and other elements are to 
face of curb or walk." 

8. A STOP sign of unspecified size is now proposed at each parking lot egress point. The size of 
the octagon containing the word STOP should be specified, and if overall Fox Run traffic 
signing standards call for an alternative background panel for the octagon, a facsimile of the 
total sign installation should be detailed on the plans. 

Pedestrian Access 
Are pedestrians safely and reasonably accommodated? 

9. It appears that the proposed locations and types of sidewalk ramps will result in the eight 
barrier-free parking spaces in the lot northwest of Building RB 2.3 not abutting raised sections 
of sidewalk. The City's ADA Compliance Officer should indicate whether or not this is 
acceptable. If wheel stops are called for, they should be limited to 4 inches in height and 
have their parking face positioned 17ft from the aisle ends of the parking stripes. 

Circulation 
Do the parking lots meet City design standards? Can vehicles safely and conveniently maneuver through the site? 

10. The plan now shows a total of three van-accessible parking spaces, not two as indicated in the 
engineer's transmittal letter. Regardless of the number of van-accessible spaces required by 
ADA regulations, every space adjacent to an 8-ft-wide access aisle qualifies as van accessible 
and should be signed as such. As now configured, six of the twelve barrier-free spaces should 
be signed as van-accessible. 

11. The Barrier Free Parking Sign Detail (on sheet CE 101) must show the correct conceptual sign 
design and MMUTCD sign codes: 

a. The R7-8 must include the word ONLY below in the white space below the wheelchair. 

b. According to the 2011 MMUTCD, the VAN ACCESSIBLE sign is now a R7-8P. 

Clearzoning• · 28021 Southfield Road, Lathrup Village, Michigan 48076 · 248.423.1776 
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12. The Sign legend should be converted to a Sign Quantities Table, and said table should list 
each sign type by verbal description, MMUTCD sign code, and quantity required. 

13. Overall, the revised parking lot dimensions better comply with City standards and will provide 
for satisfactory circulation by all anticipated vehicle types. 

Sincerely, 
CLEARZONING, INC. 

Rodney L. Arroyo, AICP 
President 

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

Clearzoning® · 28021 Southfield Road, Lathrup Village, Michigan 48076 · 248.423.1776 
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LANDSCAPE REVIEW 



Petitioner 
Erickson Living 

Review Type 

PLAN REVIEW CENTER REPORT 
February 28, 2014 

Revised Landscape Review 
Fox Run JSP13-64 

Revised Preliminary Site Plan with PD-1 Option 

Property Characteristics 
• Site Location: 
• Site Zoning: 
• Adjoining Zoning: 

• Adjoining Uses: 

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

Recommendation 

North of Thirteen Mile Road, West of M-5 (Section 1) 
RM-1, Low Density, Low-Rise Multiple-Family Residential 
North: RA Residential Acreage, R-2, One-Family Residential; East: 
MH, Mobile Home; South and West: RA Residential Acreage; 
North: Haverhill Farms, The Maples of Novi; East: Brightmoor 
Tabernacle; West: Hometown Novi; South: Single-family homes, 
Vacant 
Walled Lake School District 
102.8 acres 
2-14-14 

Approval of the Revised Preliminary Site Plan for Fox Run Phase 2- JSP13-64 is recommended. 

Ordinance Considerations 
Adjacent to Residential - Buffer (Sec. 2509 .3.a.) 

1. The existing vegetative buffer will remain undisturbed. 

Adiacent to Public Rights-of-Way- Berm (Wall) & Buffer (Sec. 2509.3.b.) 
1. No berm is required for this phase of the project. 

Street Tree Requirements (Sec. 2509 .3.b.) 
1. Street trees are required at one per 35 l.f. along the internal roadways. This 

requirement has been met along access routes as well. 

Parking Landscape (Sec. 2509.3.c.) 
1. Parking lot landscape islands have been provided. This requirement has been met. 
2. Parking lot canopy trees have been provided as required. 
3. Perimeter Parking Lot Canopy Trees are required at one per 35 LF. This requirement 

has been met. 

Building Foundation Landscape (Sec. 2509 .3.d.) 
1. A 4' wide landscape bed is required at the building foundation with the exception of 

access points. This requirement has been met. 
2. Adequate building foundation landscape area has been provided as required. 



Revised Landscape Review 
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February 28,2014 
Page 2 of 2 

3. Three (3) canopy trees are required for each residential unit. This requirement has 
been met. 

Plant List (LDM) 
1. The Plant List meets the requirements of the Ordinance and Landscape Design 

Manual. 

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

Landscape Design Manual. 

Storm Basin Landscape (Sec. 2509.3.e.(4)) & LDM) 
1. No above ground storm basin is proposed. 

Irrigation (Sec. 2509 3.f.(6)(b)) 
1. All landscape areas are required to be irrigated. It is noted that irrigation will be 

provided to all landscape areas. Please provide an irrigation plan with the stamping 
set submittal. 

General 
1 . Please note that the phase lines have been appropriately revised to include extensive 

buffer landscape and the fire safety access drive located between Fox Run and the 
Lenox Park project. These plantings are not required under the ordinance, but were 
added as an aesthetic improvement. 

2. Please see woodland and wetland reviews for additional comments. 

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This 
review is a summary and not intended to substitute for any Ordinance. For the landscape 
requirements, see the Zoning Ordinance landscape section on 2509, Landscape Design 
Manual and the appropriate items in the applicable zoning classification. Also see the 
Woodland and Wetland review comments. 

Reviewed by: David R. Beschke, RLA 
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CITY COUNCil 

Mayor 
Bob Gatt 

Mayor ProTem 
Dave Staudt 

Gwen Markham 

Andrew Mutch 

Justin Fischer 

Wayne Wrobel 

Laura Marie Casey 

City Manager 
Clay J. Pearson 

Director of Public Safety 
Chief of Police 
David E. Molloy 

Director of EMS/Fire Operations 
Jeffery R. Johnson 

Assistant Chief of Pollee 
Victor C.M. Lauria 

Assistant Chief of Pollee 
Jerrod S. Hart 

Novi Public Safety Administration 
45125 W. Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.34 7.0590 fax 

cityofnovi.org 

February 20 2014 

TO: Barbara McBeth, Deputy Director of Community Development 
Kristen Kapelanski 
Sara Roediger 

RE: Fox Run Concept Plan 

SP#: PSP13-0153 
SP# PSP13-0170 
SP# PSP14-0019 

Project Description: 

Additional building to the Fox Run complex (RB 2.3) 

Comments: 
Site Plan Meets Fire Department Standard 

Recommendation: 

02/20/2014---Recommended for Approval 

Sincerely, 

Joseph Shelton- Fire Marshal 
City of Novi- Fire Dept. 

cc: file 
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Z EIMET w.·~ZNIAK 
& ASSOCIATES 

March 3, 2014 

Ms. Kristen Kapelanski, AICP 
City of Novi 

Civil Engineers & Land Surveyors 

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

248.437.5099 · 248.437.5222 fox 
www.zeimetwozniak.com 

Community Development Department 
45175 W. Ten Mile Road 
Novi, Ml 48375 

Re: Revised Phasing for 
Fox Run Phase 2 
JSP13-0064, JSP14-0019 

Dear Ms. Kapelanski: 

Thank you for recommending approval of the revised Preliminary Site Plan showing the revised 
phasing for this project on February 28,2014. 

The minor comments regarding the site lighting shall be addressed on the Final Site Plan 
submittal. 

We look forward to working with you as we move forward with the Final Site Plan documents. 

Thank you for assistance with this project. Please contact us if you have any questions or 
comments. 

Very truly yours, 

Encl. 

PC: James Wilhour, Erikson Living 
Christian Fussy, Lantz-Boggio 
Ken Weikal, KWLA 

Z:00144.Letter71 



Z EIMET w.~ZNJ~K 
!l. ASSOCIATES 

March 3, 2014 

Civil Engineers & Land Surveyors 

55800 Grand River Avenue, Suite 100 
New Hudson, Michigan 481 65-9318 

248.437.5099 · 248.437.5222 fax 
www.zeimetwozniak.com 

Mr. Adam Wayne, Staff Engineer 
City of Novi 
Public Services Department- Engineering Division 
45175 W. ten Mile Road 
Novi. Ml48375 

Re: Fox Run -Revised Preliminary Site Plan- File No. JSP 13-64, JSP14-19 

Dear Mr. Wayne: 

Thank you for recommending approval of the revised Preliminary Site Plan and Preliminary Stormwater 
Management Plan showing the revised phasing for this project on February 28, 2014. 

We look forward to working with you as we move forward with the Final Site Plan. 

Very truly yours, 

PC: Mr. James Wllhour, Erikson 
Mr. Christian Fussy, Lantz: Boggio Architects 
Mr. Ken Weikal 

Z:OO 144.Letter68 



March 3, 20"1 4 

Mr. David Beschke, RLA 
City of Novi 

KENNETH WEIKAL 
LANDSCAPE ARCHITECTURE 

Community Development Department 
45175 W. Ten Mile Road 
Novi, Ml 48375 

Re: Revised Phasing for 
Fox Run Phase 2 
JSP13-0064, JSP14-0019 

Dear Mr. Beschke: 

Thank you for recommending approval of the revised Preliminary Site Plan showing the 
revised phasing for this project on February 28, 2014. 

We look forward to working with you as we move forward with the Final Site Plan 
documents. 

Sincerely, 

KENNETH WEIKAL LANDSCAPE ARCHITECTURE 

Kenneth S. Weikal ~ Principal 

PC: James Wilhour, Erikson Living 
Christian Fussy, Lantz-Boggio 
Julian Wargo, Zeimet Wozniak 

33203 BIDDESTONE FARMINGTON HILLS, MICHIGAN 48334-4313 
(248) 477- 3600 kweikal@kw-la.com 



March 3, 2014 

Mr. Rodney L. Arroyo, AICP 
Clearzoning, Inc. 
28021 Southfield Road 
Lathrup Village, Ml 4807 6 

Z EIMET W.-~ZNIAK 
& ASSOCIATES 

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 

Re: Fox Run Phases 2.4- 2.5, JSP 13-0064, 
Traffic Review of Revised Preliminary Site Plan, PSP 14-0019 

Dear Mr. Arroyo: 

Thank you for recommending approval of the revised Preliminary Site Plan showing the revised phasing for 
this project on February 25,2014. 

We understand that your approval is subject to addressing your comments from your last traffic review on 
the Final Site Plan. 

Thank you for assistance. We look forward to working with you as the Final Site Plan moves forward. 

PC: Mr. James Wilhour, Erikson 
Mr. Christian Fussy, Lantz Boggio Architects 
Mr. Ken Weikal 

Z:00144.Letter70 



March 3, 2014 

Mr. Joseph Shelton, Fire Marshal 
City of Novi 

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 

Public Safety Administration- Fire Department 
45125 W. Ten Mile Road 
Novi. Ml48375 

Re: Fox Run - Revised Preliminary Site Plan 
File No. PSP13-0153, PSP13-0170, PSP14-009 

Dear Mr. Shelton: 

Thank you for recommending approval of the revised Preliminary Site Plan for this project showing the 
revised phasing on February 20, 2014. 

We look forward to working with you as we move forward with the Final Site Plan. 

Very truly yours, 

PC: Mr. James Wilhour, Erikson 
Mr. Christian Fussy, Lantz Boggio Architects 
Mr. Ken Weikal 

Z:00144.Letter69 
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REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 
SATURDAY, JANUARY 11,2014 AT 8:00A.M. 

COUNCIL CHAMBERS- NOVI CIVIC CENTER- 45175 W. TEN MILE ROAD 

Mayor Gaff called the meeting to order at 8:00 A.M. 

PLEDGE OF ALLEGIANCE 

ROLL CALL: Mayor Gatt, Mayor Pro Tem Staudt, Council Members Casey, 
Fischer, Markham, Mutch, Wrobel 

ALSO PRESENT: Clay Pearson, City Manager 
Victor Cardenas, Assistant City Manager 
Thomas Schultz, City Attorney 

APPROVAL OF AGENDA: 

CM 14-01-001 Moved by Casey, seconded by Wrobel; CARRIED UNANIMOUSLY: To 

approve the Agenda as presented. 

Roll call vote on CM 14-01-001 Yeas: Staudt, Casey, Fischer, Markham, 
Mutch, Wrobel, Gaff 

Nays: None 

MATTERS FOR COUNCIL ACTION 

1. Approval of the request of Erickson Living for JSP 13-64 Fox Run Revised 
Preliminary Site Plan with PD-1 Option (and associated Second Amendment to the 
Development Agreement), Revised Special Land Use Permit, Revised Phasing Plan, 
Revised Woodland Permit and Revised Stormwater Management Plan. The property is 
located in Section 1 of the City north of Thirteen Mile Road and west of M-5 in the RM- 1, 
Low Density Low-Rise Multiple-Family Residential District and totals 102.8 acres. The 
applicant is proposing to revise the original approval and layout of the remaining 
buildings in Phase II. 

City Manager Pearson said the next phase has already been approved but through experience 
from the first phase they are making some changes to the building layouts and configurations. 
The changes have a favorable recommendation from the Planning Commission and staff. 

Matthew Quinn, representing Erickson Fox Run, said they are expanding and are combining four 
buildings into three that results in a revised phasing plan. The only thing brought up from the 
Planning Commission was some adjacent neighbors from Lenox Park asked if Fox Run would 
consider putting in additional buffering at the border. It was agreed upon by both parties. There 
have been positive approvals from staff and consultants on the project. 

Member Markham asked about the elimination of the emergency access. Mr. Quinn said they 
found out after the Planning Commission meeting that the gate was on Lenox Park property. 
They are still discussing it. Lenox Park will be repaving one of their roads in that area and then 
it will be addressed if they need an easement for any construction. 

Member Mutch was not comfortable with the secondary access point being eliminated. He 
knew that Fox Run does have a secondary access closer to Thirteen Mile off the entrance drive 
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that goes to Lenox Pork. In light of the size of the development, he feels there may be a need 
for emergency vehicles to access the development. He recommended being very cautious 
about eliminating the access. The other concern of the Lenox Park residents was the storm water 
runoff. City of Novi ordinances don't allow storm water flow going onto the adjacent property 
and asked how that was being handled by the Fox Run development. Julian Wargo, Zeimet, 
Woniak & Associates, 41637 Steinbeck Glen, said he is the civil engineer for Fox Run and 
Lennox Park developments. He said Fox Run's storm water management program does not 
affect Lenox Pork in any way. There is a divide that runs along the property line between the 
two developments. He was involved with the design of Fox Run in the beginning and with the 
close out of Lenox Park; he said one does not impact the other. Member Mutch said he wonted 
to make sure those concerns were properly addressed and thanked Mr. Wargo. 

CM 14-01-003 Moved by Casey, seconded by Wrobel; CARRIED UNANIMOUSLY: To 

approve the request of Erickson Living for Fox Run for a Revised 
Special Land Use Permit for JSP 13-64 based on the following 
findings: 
Relative to other feasible uses of the site: 

• The proposed use will not cause any detrimental impact on 
existing thoroughfares (as indicated in the traffic review letter); 
• Subject to satisfying the requirements in the Engineering 
Review the proposed use will not cause any detrimental impact 
on the capabilities of public services and facilities (because the 
plan adequately addresses and provides for water and sanitary 
sewer service and management of stormwater volumes); 

• The proposed use is compatible with the natural features and 
characteristics of the land (as no new impacts to natural features 
are proposed); 
• The proposed use is compatible with adjacent uses of land 
(as indicated in the staff and consultant review letters); 

• 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; and 

• The proposed use is (1) listed among the provision of uses 
requiring special land use review as set forth in the various zoning 
districts of this Ordinance, and (2) is in harmony with 
the purposes and conforms to the applicable site design 
regulations of the zoning district in which it is located. 

This motion is made because the plan is otherwise in compliance with 
Article 6, Article 24 and Article 25 of the Zoning Ordinance and all other 
applicable provisions of the Ordinance. 

Roll call vote on CM 14-01-003 Yeas: Fischer, Markham, Mutch, Wrobel, Gatt, 
Staudt, Casey 

CM 14-01-004 

Nays: None 

Moved by Casey, seconded by Wrobel; CARRIED UNANIMOUSLY: 

To approve the request of Erickson Living for Fox Run for a Revised 
Preliminary Site Plan with a PD-1 Option and the Second 
Amendment to the Development Agreement based on and subject to the 
following: 
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a. City Council finding that the standards of Section 2404.4.A of the 
Zoning Ordinance are adequately addressed; 

b. Applicant providing a material sample board that demonstrates that 
the proposed colors will be harmonious with the existing buildings; 

c. Applicant working with staff and the adjacent Lenox Park development 
representatives to explore eliminating the existing emergencyaccess 
connection and providing additional landscape 
screening as discussed at the December 11, 2013 Planning 
Commission meeting; 

d. The findings of compliance with Ordinance standards in the staff and 
consultant review letters, and the conditions and items 
listed in those letters being addressed on the final Site Plan. 

This motion is made because the plan is otherwise in compliance with 
Article 6, Article 24 and Article 25 of the Zoning Ordinance and all other 
applicable provisions of the Ordinance. 

Roll call vote on CM 14-01-004 Yeas: Markham, Mutch, Wrobel, Gatt, Staudt, 
Casey, fischer 

CM 14-01-005 

Nays: None 

Moved by Casey, seconded by Wrobel; CARRIED UNANIMOUSLY: 

To approve the request of Erickson Living for fox Run for a Revised Phasing 
Plan based on and subject to the findings of compliance with Ordinance 
standards in the staff and consultant review letters, and the conditions and 
items listed in those letters being addressed on the final Site Plan. This 
motion is made because the plan is otherwise in compliance with Article 6, 
Article 24 and Article 25 of the Zoning Ordinance and all other applicable 
provisions of the Ordinance. 

Roll call vote on CM 14-01-005 Yeas: Mutch, Wrobel, Gatt, Staudt, Casey, 
fischer, Markham 

CM 14-01-006 

Nays: None 

Moved by Casey, seconded by Wrobel; CARRIED UNANIMOUSLY: 

To approve the request of Erickson Living for fox Run for a Revised 
Woodland Permit based on and subject to the findings of compliance with 
Ordinance standards in the staff and consultant review letters, and the 
conditions and items listed in those letters being addressed on the final 
Site Plan. This motion is made because the plan is otherwise in 
compliance with Chapter 37 of the Code of Ordinances and all other 
applicable provisions of the Ordinance. 

Roll call vote on CM 14-01-006 Yeas: Wrobel, Gatt, Staudt, Casey, fischer, 
Markham, Mutch 

Nays: None 

CM 14-01-007 Moved by Casey, seconded by Wrobel; CARRIED UNANIMOUSLY: 
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To approve the request of Erickson living for Fox Run for a Revised 
Stormwater Management, based on and subject to the findings of 
compliance with Ordinance standards in the staff and consultant review 
letters, and the conditions and items listed in those letters being 
addressed on the Final Site Plan. This motion is made because the 
plan is otherwise in compliance with Chapter 11 of the Code of 
Ordinances and all other applicable provisions of the Ordinance. 

Roll call vote on CM 01-14-007 Yeas: Gatt, Staudt, Casey, Fischer, Markham, 
Mutch, Wrobel 

Nays: None 
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PER ORDINANCE PROVIDED
MAXIMUM BUILDING HEIGHT 5 STORIES / 65' 5 STORIES / 65'
MAXIMUM BUILDING LENGTH 360' 315'
FRONT YARD SETBACK 50' 150'
SIDE YARD SETBACK 75' 95'
REAR YARD SETBACK 75' 790'
OPEN SPACE AREA 317,600 S.F. OVER 317,600 S.F.
GROSS GROUND FLOOR AREA 544,741 S.F.
MAXIMUM LOT COVERAGE 25% 12%
PAVEMENT AREA 102,368 S.F.

SITE DATA

Number of Units Parking Required Parking Provided
Phase 1

CB 1.0 25 25
RB 1.1 102 77 81
RB 1.2 99 75 71
RB 1.3 110 83 86
RB 1.4 112 84 72
RB 1.5 119 90 91

Total 542 434 426

Phase 2
CB 2.0 25 25
RB 2.1 135 102 103
RB 2.2 81 61 81
RB 2.3 95 72 99
RB 2.4 137 103 103
RB 2.5 137 103 107

Total 585 466 518

Phase 3
CB 3.0 25 25
RB 3.2 123 93 77
RB 3.3 123 93 77
RB 3.4 124 93 78

Total 370 304 257

Phase 4
Assisted Living Unit 192 48 25
Skilled Nursing Unit 198 50 25

Total 390 98 50

Phase 5
Chapel 25 25

Staff Parking 307 366

Parking Grand Total 1634 1642

UNIT AND PARKING DATA BY PHASE

Standard Barrier Free - Car Barrier Free - Van
Phase 1 401 17 8
Phase 2 502 12 4
Phase 3 247 6 4
Phase 4 45 4 1
Phase 5 23 1 1
Staff 366 0 0

Total 1584 40 18

PARKING PROVIDED SUMMARY
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4• QIRR OEJA!L 
T'I'PE 'A' CURB 

PITai PER 
PLAN ----

s• WRR DfiA/1 
T'I'PE 'B' CURB 

PAVEMENT SPECIFICATIONS: 

0 
1.5' II.D.O. T. 11 ODT BIT • 
ASPHALT TOPPING 

2.5' II.D.O. T 11001.. BIT • 
ASPHALT L.E\IEUNG 

8.0' II.D.O.T 21AA AGGREGATE BASE 
ON PREPARED SUBGRADE 

~ FUTURE ASPHALT PA"EWENT 

~ [hu 1 ~~~~A~ENT 
SIGN LEGEND: 

LA NDSCAPE A R CHITE CTURE 

248 471 3800 lEl 
348 471 31&8 FAX ~ BltiOEST"ol'l'e l.ANE, FAAMfNOTON HILLS, hiiCHJGN.14&J.14...4313 

IIIWW.Jcw..IL~ 

ZEIMETW.~~ 
Civil Engineers&. Lan d Surveyors 

5"5800 GRAND RIVER AVE., SUITE 100 
NHW HUDSoN, MICHIGAN 4816S 

P: {248) 437-5099 F: (248)437-.522:2 WWW,zci:metwozniak,ca:a 

Lantz-Boggio 
Architects, P.C 

5650 ore Pkwy. I Sulta 200 1 Englewood 1 co 80111 
Ph: 303. na.G4361 Fax: 303. n3.B7oo 

Add more Living to your Lite• 

Erickson Living 
701 Maiden Ciloice Lane 

Baltimore, MD 21228 
Project Manager: James J. Wilhour 

(443) 388-2156 
james.wilhour@ericJcson.oom 
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NOTE, ALL SIGNS SHALL CONFeR.~ IWTH 
CURRENT NIIUTCD STANDARDS AND THE 
OTY OF NO\!. 

0 

BARRIER FREE 
SIGN (R7-8) 

IIETAL SIGN 
R7-8a 
PR0\1DE AS 
REQUIRED 
ON PLANS 

Fox Run 
Novi, MiChigan 
Section 1 
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II!) Tl1'E P (PARAU.a) 
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Lantz-Boggio 
seso orc Architects, P.C 
Ph· Pkwy. I Suita 200 I Englewood I CO 80111 

· 303· na.0-436 1 Fax: 303. n 3.B7oo 

Add more Living to your LJfe• 

Erickson Living 
701 Maiden Choice lane 

. Baltimore, MD 21228 
PIOJect Manager: James J. Wilhour 

. (443) 388-2156 
James.wilhour@ericJcson.oom 
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WATER SHUT-OFF 

TREE REMOVAL 

SANITARY SEII£R 
STOR!I SEWER 
WATER !MIN FOX RUN -----·- ----

~ 
~ 

)(99.0 

T/C = 
T/W = 
T/P = 
T/B = 

G= 
D = 

GU= 
FG = 
FF= 
BF­
BL = 

t DITCH 
CONTOUR IIAJOR 
CONTOUR IIINOR 

PROPOSED GRADE 

TOP OF CURB 
TOP OF WALK 
TOP OF PAIIEIIENT 
TOP OF BANK 
GROUND 
DITCH 
GUTTER 
FINISH GRADE 
FINISH FLOOR 
BASEMENT FLOOR 
BRICK LEDGE 

NOTE: All PROPOSED GRADES 
ARE TOP OF PAIIEIIENT (T/1') 
UNLESS NOTED 0THER\\1SE. 

NOVI, MICHIGAN 
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CITY OF NOVI, ROAD __, 
OAKLAND co .• MI. C/L THIRTEEN MILE 

NOTE: 
THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN APPROXIMATE 
WAY ONLY AS DISCLOSED BY AVAILABLE UTILITY COMPANY RECORDS AND HAVE NOT 
BEEN INDEPENDENTLY VERIFIED BY THE COMPANY. NO GUARANTEE IS EITHER 
EXPRESSED OR IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF. THE 
CONlRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTlNG UTILITIES 
BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY AND 
ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONlRACTOR'S FAILURE TO 
EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE 
CONlRACTOR SHALL NOTIFY THE DESIGN ENGINEER IMMEDIATELY IF A CONFLICT IS 
APPARENT. 

REVISIONS DATE BY REVISIONS DAllE BY 
UPDATE SURVEY 11-23-09 PTG 

REVISIONS DAllE BY REVISIONS DATE BY ZEIMETW~~~~ 
Civil Engineers & Land Surveyors 

55800 GRAND RIVER AVE., SUITE 100 
NEW HUDSON, MICHIGAN 48165 

P: (24-8) 437-5099 F: (2.48) 437-5222 www.zeim.etwozniak,com 
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UTILITY POLE 
CUT X IN WALK 
SET CAPPED IRON 

FOUND CAPPED IRON 

FOUND MONUMENT 
RECORD 
MEASURED 

M.D.E.Q. CONSERVATION 
EASEMENT RECORDED IN 
L 26339, P. 176 AND 
RE-RECORDED IN 
L 36198, P. 499 

CITY OF NOVI CONSERVATION 
EASEMENT {NOT RECOROED) 

PART OF THE WEST 1/2 OF SECTION 1, T. 1 N., R. 8 E., CITY OF NOVI, OAKLAND 
COUNTY MICHIGAN DESCRIBED AS: COMMENCING AT THE SOUTHI'I£ST CORNER OF 
SAID SECTION 1 AND PROCEEDING ALONG THE WEST LINE OF SAID SECTION 1 N. 
03'26'39" W. 60.01 FEET TO THE POINT OF BEGINNING; THENCE CONTINUING ALONG 
SAID WEST LINE N. 03'2B'30" W. 2590.30 FEET MEASURED (N. 03'26'39" W. 2590.41 
FEET RECORD) TO THE WEST 1/4 CORNER OF SAID SECTION 1; THENCE ALONG SAID 
WEST LINE AND ALONG THE BOUNDARY OF "THE MAPLES OF NOVI, MAPLE HILLS', 
OAKLAND COUNTY CONDOMINIUM SUBDIVISION PLAN NO. 627, OAKLAND COUNTY 
RECORDS N. 02'29'12" W. 649.79 FEET MEASURED (N. 02'28'35" W. 649.69 FEET 
RECORD); THENCE CONTINUING ALONG SAID "THE MAPLES OF NOVI, IAAPLE HILLS" 
THE FOLLOWING TWO (2) COURSES N. 87'21'41" E. 682.69 FEET AND N. 0311'10" W. 
2.24 FEET; THENCE ALONG THE SOUTH LINE OF "HAVERHILL FARMS", OAKLAND 
COUNTY CONDOMINIUM SUBDIVISION PLAN NO. 912, OAKLAND COUNTY RECORDS N. 
6719'27" E. 693.69 FEET; THENCE IN PART, ALONG THE WEST LINE OF "LENOX 
PARK", OAKLAND COUNTY CONDOMINIUM SUBDIVISION PLAN NO. 1693 S. 0316'01" E. 
3236.69 FEET; THENCE ALONG THE NORTH LINE OF THIRTEEN IAILE ROAD (VARIABLE 
WIDTH) THE FOLLOWING FIVE {5) COURSES S. B7'31'40" W. 25.33 FEET AND S. 
02'28'20' E. 15.00 FEET AND S. 87'31'40' W. 30D.OO FEET AND N. 02'28'2D' W. 
5.00 FEET AND S. 87'31'40" W. 1050.40 FEET TO THE POINT OF BEGINNING 
CONTAINING 102.61 ACRES. 

NOTES: 

1. SUBJECT SITE DOES NOT FALL WITHIN A FEDERALLY DESIGNATED FLOOD HAZARD 
AREA PER THE NATIONAL FLOOD INSURANCE PROGRAM, FLOOOWAY IAAP 
COMMUNITY PANEL No. 26125C0489F WITH AN EFFECTIVE DATE OF SEPTEMBER 
29, 2006. SUBJECT SITE IS IN ZONE X AREA, DETERMINED TO BE OUTSIDE OF 
THE 0.271: ANNUAL CHANCE FLOODPLAIN. 

THE ABOVE FLOOD PLAIN STATEMENT IS FOR INFORMATION ONLY AND THIS 
SURVEYOR ASSUMES NO LIABILITY FOR THE CORREClNESS OF THE aTED MAP(S). 
IN ADDillON, THE ABOVE STATEMENT DOES NOT REPRESENT THIS SURVEYOR'S 
OPINION OF THE PROBABILITY OF FLOODING. 

2. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN 
APPROXIMATE WAY ONLY AS DISCLOSED BY AVAILABLE RECORDS AND HAVE NOT 
BEEN INDEPENDENTLY VERIFIED BY THE COMPANY. NO GUARANTEE IS EITHER 
EXPRESSED OR IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF. 

3. THE SITE IS ZONED (R-A), RESIDENllAL ACREAGE. 
SE1BACKS: 
FRONT - 45', SIDE - 20', SIDE TOTAL - 50', REAR - 50' 

4. HEIGHT RESlRICTION'S: MAX. 35', 2 1/2 STORIES. 

5. ALL BEARINGS ARE IN RELATION TO MICHIGAN DEPARTMENT OF lRANSPORTATION 
SOUTH LINE OF SECTION 1. 

2 PRELIMINARY SITE PLAN 

BOUNDARY SURVEY 
DAlE SCALE HOR: 1" - 200' 
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FOX RUN PHASE 2 STORM WATER MANAGEMENT ANALYSIS 
 
A. 2008 CONDITIONS 
 
1. IMPERVIOUSNESS:  
 
 ROOF     96,903 SF @ C = 0.95 =   92,058 
 PAVEMENT/WALKS 116,695 SF @ C = 0.95 = 110,860 
 LAWN/LANDSCAPING 235,871 SF @ C = 0.20 =   47,174 
 TOTAL   449,469 SF    250,092 
 
   'C' = 250,092 / 449,469 = 0.556 
 
2. REQUIRED STORAGE (USING OCDC'S CRITERIA FOR 100-YR STORM): 
 
   Qo = 0.150 / 0.556 = 0.270 CFS/AC-IMP 
   T = -25 + (10,312.5 / 0.270) 1/2 = 170.43 MINS 
   Vs = 16,500 x 170.43  - 40 x 0.270 x 170.43 = 12,548.6 CF/AC-IMP 
            170.43 +25 
   Vt = 12,548.6 X 0.556 X (449,469 / 43,560) = 71,992 CF 
 
B. 2013 CONDITIONS 
 
1. IMPERVIOUSNESS:  
 
 ROOF     99,300 SF @ C = 0.95 =   94,335 
 PAVEMENT/WALKS 119,805 SF @ C = 0.95 = 113,815 
 LAWN/LANDSCAPING 230,364 SF @ C = 0.20 =   46,073 
 TOTAL   449,469 SF    254,223 
 
   'C' = 254,223 / 449,469 = 0.566 
 
2. REQUIRED STORAGE (USING OCDC'S CRITERIA FOR 100-YR STORM): 
 
   Qo = 0.150 / 0.566 = 0.265 CFS/AC-IMP 
   T = -25 + (10,312.5 / 0.265) 1/2 = 172.27 MINS 
   Vs = 16,500 x 172.27  - 40 x 0.265 x 172.27 = 12,582.9 CF/AC-IMP 
            172.27 +25 
   Vt = 12,582.9 X 0.566 X (449,469 / 43,560) = 73,487 CF 
 
C. IMPACT ON EXISTING STORM WATER FACILITIES 
 
1. DUE TO CHANGE (INCREASE) IN IMPERVIOUSNESS FROM 0.556 TO 0.566, THE 
   ADDITIONAL VOLUME NEEDED IS: 
   
   Va = 73,487 - 71,992 = 1,495 CF 
 
2. ADDITIONAL EXISTING VOLUME ALREADY PROVIDED IN EXISTING BASIN 'C': 
    
   THE PORTION OF PHASE 2 DEVELOPMENT THAT CHANGED IN IMPERVIOSNESS  IS SERVED 

BY DETENTION BASIN 'C'. DETENTION BASIN 'C  WAS FIELD MEASURED IN 2008 AS HAVING 
EXCESS STORAGE CAPACITY AS FOLLOWS: 

   Vrequired = 140,900 CF 
   Vas-built = 159,681 CF 
   Vexcesscapacity = 159,681 - 140,900 = 18,781 CF 
 
3. CONCLUSION: 
 
   THE ADDITIONAL STORAGE VOLUME  PRESENTLY PROVIDED IN DETENTION BASIN  'C' IS 

ADQUATE TO ACCOMODATE THE CHANGE IN IMPERVIOUSNESS IN PHASE 2. 
 
   KINDLY NOTE THE REMAINING EXCESS CAPACITY IN BASIN 'C' IS REDUCED TO: 
   Vexcesscapacity = 18,781 - 1,495 = 17,286 cf 



PRE-DEVELOPMENT 
STORMWATER MANAGEMENT SUMMARY 

(BASED UPON FIELD MEASUREMENTS PERFORMED ON 5/12/08) 
 
Basin Drainage District 100-Yr Design Restriction Design 

 Area 
(Ac) 

C 
 Factor 

CA Req. 
(cf) 

Prop. (cf) Prov. 
(cf) 

Req. 
(cfs) 

Prop. 
(cfs) 

Prov. 
(cfs) 

A 17.8 0.52 9.256 115,006 126,507 146,556 2.67 2.35 2.39 

B 15.7 0.54 8.478 105,941 116,535 133,415 2.36 1.97 2.14 

C 15.5 0.55 8.525 106,818 117,500 159,868 4.68 4.05 4.24 

D 9.0 0.57 5.130 64,617 71,079 97,750 1.35 0.92 0.92 
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COVER CONSISTS OF TREES MOSTLY 3 - 20"

CALIPER, 30 -M50' IN HEIGHT, WITH A

COMBINATION OF MEDIUM / HIGH OR AN OPEN/

SCATTERED CANOPY. TREES PRESENT INCLUDE

MOSTLY ELM, ASH, MAPLE, CHERRY AND

COTTONWOOD.

THERE ARE A MODERATE NUMBER OF MEDIUM

HEIGHT UNDER-STORY TREES INCLUDING

SAPLINGS AND BUCKTHORN IN SOME AREAS, AND

WILD ROSE AND RED/ GRAY DOGWOOD IN

OTHERS.

THE WOODLAND FLOOR VARIES FROM A

SEASONAL WET FOREST (LEAF LITTER AND OPEN

WET GROUND); TO  SHADE TOLERANT LOW /

MEDIUM HEIGHT WOODLAND SHRUBS AND LOW

SEASONAL HERBACEOUS GROUND COVERS; TO

DENSE SUN/ SHADE SHRUB COVER; TO OPEN

SMALL MEADOW AREAS INCLUDING WILD ROSES,

GRAY DOGWOOD AND MEADOW GRASSES WITH

WILD FLOWERS RANGING FROM 3-6' IN HEIGHT

ALL WETLAND DISTURBANCES WERE MITIGATED

IN PHASE ONE
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TREE REPLACEMENTS

IN THE SHADED PHASE

ONE AREA HAVE BEEN

COMPLETED UNDER

PREVIOUS WORK AND

NOT INCLUDED IN PHASE

TWO CALCULATIONS
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MATERIAL FACADE % ORDINANCE 
MAXIMUM% 

ASPHALT 24 25 
SHINGLE 
TRIM 2 15 
EIFS 23 25 
BRICK 50 l1 nn r:~o'l!: 
FABRIC 1 10 
AWNING 

ARST FLOOR 

CB-1.0 

1 SOUTH WEST ELEVATION 
3/32" - 1 '-0" 

CREME TRIM 

BRICK 

ASPHALT 
SHINGLE 
ROOF 

r--13RI[)GE WINDOW 
PATIERN WILL 
BE DETERMINED GREEN 
BY STRUCTURAL AWNING 
CONSTRAINTS 

BRICK 

BRICK 

WEST ELEVATION 2 3/32" = 1 '-0" 

12 
14 1/2 

MATERIAL FACADE % ORDINANCE 
MAXIMUM% 

ASPHALT 20 25 
SHINGLE 

3 SOUTH ELEVATION 
3/32" - 1 '-0" 

TRIM 2 15 
EIFS 20 25 
BRICK 57 1nn MIN) 
FABRIC 1 10 
AWNING 

STUCCO 1 

MATERIAL FACADE % ORDINANCE 
MAXIMUM% 

ASPHALT 20 25 
SHINGLE 
TRIM 2 15 
EIFS 20 25 
BRICK 57 l1nn :MINI 
FABRIC 1 10 
AWNING 
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SCALE: 1" = 50' 
PARKING AND DRIVES 

~~~-~--~-~~~ l!iililliilliilli .. ' 
o 25' so' 1 oo· 

Arrangement Total Lamp Lumens LLF 
SINGLE 8600 1.000 
SINGLE 8600 1.000 

Illuminance (Fe) 

15 Average 
Maximum 
Minimum 
Avg/Min 
Max/Min 

Description 

1. 
3.1 
0.3 

Ratio 
Ratio 

GB-3-100-CMH-F 
GB-5-100-CMH-F 

3.83 
10.33 
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GREENBRIAR®- SMALL 
LUMINAIRE ORDERING INFORMAJIIJN 

I TYPICAL OR DEll EXAAIPLE' GB 5 175 PSMV F MT BRZ PCR 

lumin~ire 

' " rt 1 

"" 
DlslrlbuLIDft 3 ~~~ 

' l\·~e II Vmit:.l Eurn '"' 3 r,~e Ill VJrtiC-!1 a urn ''" rT • Forw.11d Thro w Haotront:JI Burn 1 m 
5-T1·pe V Vertical Bum 

PSIIW- Puls!f-start Mfil1H3ll.1s F Flat Cl~or 
IT5W:ltl T~mwl!ll Glass 

~II!H - C.::rBmid.!elil l Holi!ie 
150 Wott 

MH - Metiil Ha~de 
100 Wotl 

fi PS - Hig~ Pr~~sure S~d iUIII 

IOO. i50Watt 

L~ minairt 

Flnl~h 

' BRZ- Erome PC~ - Pho~Uolocrrir. Control 
MT- MuHi T~p BLK-Biack ReCl!atac l~ l 

IT - lri-Ta~ f'LP -Pi atin~m Plus LL - Lt&r Lam ~ 

J WHT -Whit~ 
SVG • Sat i ~ V'e";fe lirwn 
(iPT -Graphite 
MSV - Metallic Silver 

"" ' T Multi I•~ r;:o n:;j>to ol 120'11, 200'1. 1.40\lond li?V ond i~ P"P•red 
AH- Asyrnmetrital PSMH • f'ou~·S1ort Mei!.ll'lilide 73 - C'IJ Di iTu~d ~or higlitsl iV"il'(ls. Allirnate ~alt.Jg~ will reQuire i ie ld adjustment. 

(M~qul E!Jo•)l m IT5Wan Flal. Ti m~r! d 
'Horiw~ta l Sum ~~H- l<eraml<l.IIJ!a l H a lid~ ~las:; 

mwrtt 
HPS - Hig~ PI~~Me ~dit!M 

1>0Watt 

FOOT~OTES: 

1- Aia i la~ll in CMH, I~H . or HPS li~htSOO I"CiiSMif 

2- All l orn~' In•• • mt>diom bo" o:«ept A:l~mmoirl"l Horizo.Jltal Sum llltfl which has • m~>gul baoo. 

Tl' - Triola~ co~1i1E vi 111N, tJJV o~ij :Wi'lf ~~rJ i:; \llippl!ll stilll!l!!~ 
I ~r C,~;;d i>n •ppl i~atiQil! Jnd i:> P'''""'d l;;r _loigh<il VQ1la~o- Allllrrute 

\llltt.l ge~ 111111 reQutre ~eld Jdru~1lll~n~ 

[OO!UII F3t\D~I 
far t ~l~rn~li~n~l 
VOIIJ~e• ~M 
Lighl s ourtes 

3- PCR f~cto ry in!lal~d and pm~red for h'!lheot '01\:o~e. ~ll<lm<i!e w(llt,1ge; will req1ire field 
r .. <OJiring. PIIDIDC!II mu~t ();! o r~"ed 'eper;llojy • see Aro:e<.~mies 

' ' 
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LSIINOlJSffiiES I~C 

THESE ARE THE TYPE "AA" AND "BB" LUMINAIRES. 

GREENBRIAR® • SMALL (Vario us refiectClrs are pro1ected l:ly u.s_ Patent No_ 6,464,378 ) 
~--~----~-------------

DIMENSIONS 

'" 

HOUSING· One-piBcfl ai>Jminum housing. 
-comers are wcl(!ed and finished to 
produce a clean. sharp appearance 
wl!ile inueasing housing slrength and 
ensuring weilther-ti[l"hl cC~nstrur:ti on. 

IJOOH FRAME · Two cafllive stainless 
steel machine sc rews which secme the 
.alu minum l~ns 1rame ~ssemb ly to lh~ 
main f"musing allow for easy acce~s witll 
no loose hardware_ 

LENS/GASK£T • AvJilable with two lens 
{lp1ions, inc luding a flat clear tem~ered 

\] lass and a C73 diffuSBd 11at tsmperecl 
,g lass. t-ach Greenbria1 lens is Maled to 
the lens frame with EPOM [Jasketing. The 

ltms frame has a continuous, one-piece 
EP"DM gask.et for maximum sealing to 
tlle housin11 

:SOCKETS - Porcetain sockets. All fixtures 
are equipped with medium -base sockets 
e~~ept type AH 1vhich i> eQ~ipped with 
.a mog11l·base soclcet All mogul·base 
sockets ar<: pulse-ratM. 

REFLECTDR:S/DISTRII!UTION PATTERNS 
Available irl fi~te rdlector sjiS\ems and distriblllion 
patlools: Typ-e 11 (2) and Type Ill (3) witt\ 
vert~cal burn tamp. Forward Throw (FT) 
with horizontal bum. Type V Square (51 
with vertical burn lamp ~nd Asymmetrical 
(Atl) with .hDriwnlall:lum lamp_ 
Photorne1ric data is te-s-ted in accordance 
wilh IESNA [IUidelines. 

BRACKETS - Use with 5"' tradi:tionat 
drilling patlem. A 2·1!2" ~ 5-3/S" )( 8" 
b~lt-on bracket is S-hipped standard. A 
round po le plate (R.PP2) is requ ired for 
mountin.~ to 3"·5" round poles (See 
Aocessory Ordering ln1ormation chart). 

Fll'liStiES · Ea~ h fixture is finished with 
LS I's DuraGrip® polyesler powd~r coo t 
finishing rtrDcess_ The DuraGtip finish 
withstands e-xtreme weather changes 
without crackin{l or peeling, m;d is 
g u.arant;;!ed for five full years_ Standard 
colors include bronzt!. black, plati11um 

plus, white, satin ~~erde green., metallic 
silver, .ami iJrophite_ 1203mml W 

_L~ Tlissm rii\l~-
135&mml 

LIGHT SDUACE:S • PuiSll··Sl<lrt Metal 
Halide. Gemmir; Metal H-alide, Metal 

Halide, or High Pressure S{ld ium_ 
All larnj)s are medium base except 
AsymmetriC.11 Horizont.al Bu m jAH) 
which h as~ mog ul base. Clear lam p is 
.supplied aoS Sl<lncl~rd. 

I?~ OTOMETR ICS · Pl~ase IIi sit our w~rl> site 
at www.l sHnflustries.cnm for detaileD 
photometric Oat~-

t 
Z·1f<' 

(S4mm) '-------'J 0 Bta~k'lll -2 - b~lt Pallern 

I!ALLASTS • High-power factor tlall~s.t. 

LU MIN'AIRE ErA &HART · ~ree~ briar Small 
High Pressure Sod ium fi:<:IUres fea1Ure 
.a type HX-HPF or an R·HPF l:l~ llast. 
P"U is~-Start Metal Halide fixtures feature - Slnglo ... 0180' ,_ 

D90' .... 190' 

' "m120' 

+ 090' 

Fl,l Glni 

'"" 2B 

" 
'' 
" ••• 

,a type GWA ballast. Metal H~lide firtmes 
featum a CWA or HX-HPF ballast. 
All ballasts am rle~ igned fen 20° F 
() peration. 

Nail:: H~u•e ~ id o Shiold ad~• Ia liduro £PA. l;~n~ull laolgl'j'. 

® ARRA 
li mdirtg CClinplianJ 

SHIPP IN~ WEIGHTS - Gt'll~nb~tu Small 
C!l!log Mom~ar E<l Woighl tkgnb; I Lo"glh ~mm!lu I Width !mm!lo I 

41911 S.5 
HoloM!mmi! • I 

358114 QB 10123 432117 

THEY ARE 

l>roje[t ll~m€ _______________ ~ •' Fi~lure T1peo, ______ _J ' ' 
Catalog~------------------------===:_, 

©ZV1:l 
LSII NOlJSfRIE51~C . 

FULL CUT OFF TYPE LUMINAIRES 

TYPE •iJI.• • II rl 
T'r'PE "cc- • II rr 

DO NOT INSTALL 
IN ANY UTILITY 
EASEMENTS 

-.;R ... E.C. -· 
1--1 ........ _. 
t--1 ~~---r·;;;; ... ..,.. 

IN LIEU 
SHOWN 

THE 

L .J .... ~-TER ~ "" BOLT = :rER r6 THE PQ.E AS 1HE 

C+1~0-~ETE ;~~-;ASE AS 
ACCEPTABLE TO USE AN 

AUGER DRILL TYPE BASE TO MATCH 
EXISTING ON SITE 

OF A 
IS IT 

@e.OLE BASE DETAIL 

24147T3800TEL 
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