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SUBJECT:. Approval of the establishment of the Suburban Low Rise Overlay District and related
regulations, including:

A. Zoning Ordinance Text Amendment 18.253 to amend the City of Novi Zoning Ordinance to
add Article 23B, PSLR, Planned Suburban Low-Rise Overlay District; to amend at Article 24,
Schedule of Regulations, Section 2400 Height, Bulk, Density and Area by Zoning District;
and to amend at Article 25, General Provisions, Section 2509 Landscape Standards:
Obscuring earth berms and wallls, right of way buffers, and interior and exterior landscape
plantings; Section 2519 Performance Standards and Section 2520. Exterior Building Wall
Facade Materials; and

B. Zoning Map Amendment 18.700, initiated by the City of Novi, for rezoning 131.7 acres of
property in Section 17 and Section 20, located north and south of Eleven Mile Road, east
of Wixom Road and west of Beck Road, by overlaying the PSLR, Planned Suburban Low-
Rise Overlay District on properties in the R-1, One-Family Residential; R-3, One-Family
Residential; RA, Residential Acreage; RM-1, Low Density, Low-Rise Multiple-Family
Residential; and -2, General Industrial Districts. FIRST READING
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SUBMITTING DEPARTMENT: Community Development De:’pqrfmen’r - Planning
CITY MANAGER APPROVAY// L

BACKGROUND INFORMATION:

Attached are a proposed Zoning Ordinance fext amendment and Zoning Map
Amendment that the Community Development Department has proposed in order to fulfill
the Master Plan for Land Use's implementation strategy to create a Planned Suburban
Low-Rise [PSLR) form-based zoning district. The Master Plan describes the Suburban Low-
Rise use area as an area that will maintain the characteristics of a low-rise single-family
residential area, while providing a transition between adjacent one-family dwellings and
higher-intensity uses. The master-planned area designated for planned suburban low-rise
uses is located near Eleven Mile Road between Wixom and Beck Roads. Please see the
attached maps for the location of the described properties.

Zoning Ordinance Text Amendment

The Master Plan includes a set of goals, objectives and implementation strategies that
promote the creation of a “form-based” zoning district that will assist in addressing the
appearance of any future planned uses in this area. The "overlay” aspect of the
ordinance will allow the currently permitted uses to continue, but will also permit an
applicant to seek additional uses: attached single family and low-density multiple family
residential, community service, human care, civic, educational, public recreation, and
office facilities. The proposed overlay district does not permit such uses as commercial
retail businesses, personal service uses, industrial uses and new single family homes.

As identified in the 2010 Master Plan for Land Use, the area designated for planned
suburban low rise uses is located near Eleven Mile Road between Wixom and Beck Roads.
These areas are generally separated from existing one-family homes by section line roads



and areas planned for public parks and educational uses. If the proposed Zoning
Ordinance text is approved, a zoning map amendment is proposed to designate the
identified area as an overlay district. Only those properties subject to the rezoning would
be eligible for consideration for the additional land uses proposed in the PLSR Overlay text.

The Planned Suburban Low-Rise (PSLR) Overlay ordinance is structured so that existing
uses, and any other uses permitted in the underlying zoning ordinance, may contfinue as
long as the property owner wishes. When redevelopment is sought, the property owner
may petition the City Council for the additional uses permitted in the overlay ordinance,
with the submittal of a PSLR Concept Plan and PSLR Development Agreement.

Approval of a Concept Plan would, at a minimum, establish the location of ufilities,

drainage facilities, new streets, and pedestrian and bicycle facilities and amenities. Also

included in the Concept Plan (as the fext was modified per the recommendation of the
Planning Commission) is a conceptual building size, use, and footprint; conceptual open

space/recreation plan; and conceptual streetscape/landscape plan.  The Plan could

depict proposed deviations (if any) from ordinance regulations and development phases

if a project is proposed for phased construction. The PSLR Agreement would establish the

terms of the City Council's approval and incorporate the PSLR Concept Plan. The regular

site plan review procedure would follow, once the PSLR Agreement has been approved.

The PSLR Overlay District’s expanded set of moderate-intensity development opportunities
could benefit the City in several ways: by increasing tax revenues beyond that which
would occur if the properties were developed as currently zoned; by providing an
opportunity to develop new housing that may increase the demand for retail, office and
industrial floor space in the City; and by providing an area for additional housing options
that could help attract more young families and seniors to the City.

Zoning Map Amendment

To further implement the 2010 Master Plan for Land Use, this proposed Zoning Map
Amendment will create the geographic area for the new PSLR, Planned Suburban Low-
Rise Overlay District. The area in the petition is idenfical to the area depicted for
Suburban Low-Rise uses on the adopted Future Land Use Map. If the City Council is
inclined to approve the text amendment, staff recommends approval of the zoning map
amendment at this time, as the map amendment would further clarify the City’s intent to
adllow the expanded uses in the identified areas, subject to the standards of the PSLR
Overlay district, without making any of the exisfing land uses non-conforming.

Two readings are proposed for this Zoning Map amendment, consistent with the
accompanying text amendments. It should be noted that this Zoning Map amendment
cannot take effect until after the Planned Suburban Low-Rise Overlay District text
amendment takes effect. Please see the attached staff report on the proposed zoning
map amendment for further information.

Stakeholder Review and Resident Comments

The proposed PSLR concepts were reviewed with property owners in the area and the
Planning Commission’s Implementation Committee. In addition, staff sent a letter to each
property owner that is subject to the rezoning in an effort to describe the district and
outline the benefits of the proposed PSLR Overlay District.  Staff believes the proposed
ordinance language and map amendments are true to the discussions that took place
over many months while the Planning Commission undertook the Master Plan for Land Use
Review and special study of this area in 2009 and 2010.



Following the Planning Commission’s public hearing, staff continued to speak with
interested residents about the details of the proposed amendments. Staff has confirmed
for residents that there are no immediately pending applications for projects under the
new PSLR district (Medilodge, the nursing home proposed on the north side of Eleven Mile,
west of Beck, was approved separately). Staff also confirmed for residents that existing
land uses would not become non-conforming under this new Overlay district, and that
commercial, industrial and mobile home parks are not permitted uses under the new
zoning district. The live-work units that are proposed o be included in the district were of
concern to at least one area homeowner. Stoff believes that live-work units could add
interest and vitality fo this area. As a relatively new concept to Novi, the City Council may
wish to discuss whether live-work units, (residential homes with additional limited use for
photography, art, music studios or professional offices for architects, engineers, and
attorneys) are an appropriate land use in the PSLR Overlay district.

Additionally, to answer resident’s questions about the areas idenftified for the new land use
designation, staff has reviewed the findings in the Master Plan: “This district would be
located where the natural and built environment provides defined borders to provide
separation from one-family residenftial areas.” The Master Plan Review Study shows the
prime area for a transitional land use district would be from about one-half mile south of
Grand River to about three-quarters of a mile south of Grand River. This includes properties
just south of the Target Store on Wixom Road (on the west), to the properties just south of
Eleven Mile Road at Beck Road (on the east). Properties owned by the school district, the
City parkland, and the [TC corridor were eliminated from consideration in this Overlay
district.  Staff finds that the areas identified for rezoning are consistent with the areas
idenfified in the Master Plan for consideration in the PSLR District. City Council may decide
to rezone all of the properties contained in the City-initiated rezoning request, some of the
properties, or none of the properties at this time.

Planning Commission Recommendations

The Planning Commission held the required public hearing and recommended approval
of the Zoning Ordinance text amendments on October 5, 2011. At that meeting, the
Planning Commission heard and responded fo concerns from affected and nearby
property owners regarding existing and proposed land uses, safety, traffic, property
values, environmental impacts, and whether there is a need for more development in this
area. Details of the proposed Ordinance amendments, including the development
process were also discussed at that meeting. The Planning Commission requested that
additional conceptual plan requirements be added o the Zoning Ordinance text to
provide clearer representation of what will be built. The recommended changes are now
included in the atfached amendment text. Draft minutes from the meeting are attached.

At a public hearing on October 5 2011, the Planning Commission reviewed and
recommended approval to the City Council to adopt a Zoning Map amendment
establishing boundaries of the PSLR Overlay District, as recommended in the staff report.

RECOMMENDED ACTION:

Approval of the establishment of the Suburban -Low Rise Overlay District and related

regulations, including the following ftwo items:

A. Approval of FIRST READING of Zoning Ordinance Text Amendment 18.253 to amend the
City of Novi Zoning Ordinance to add Article 23B, PSLR, Planned Suburban Low-Rise
Overlay District, and other Sections as noted, for the reasons provided in the report and
as provided below:
¢ These amendments will fulfill the Master Plan for Land Use's implementation strategy

to create a Planned Suburban Low-Rise form-based zoning district.



e The new Overlay District would permit an expanded set of moderate-intensity
development opportunities that could benefit the City as a whole while protecting
the property values of the neighboring detached single-family home
neighborhoods by limiting the scale and maintaining a residential character to any
new development.

s Moderate-scale and intensity development could increase City tax revenues
beyond that which would occur if the properties were developed as currently
zoned for detached single-family and general industrial uses.

e Moderate-density residential development could also increase the demond for
retail, office and industrial floor space in the City and increase housing options that
could help attract more young families and seniors to the City.

B. Approval of FIRST READING of Zoning Map Amendment 18.700, initiated by the City of
Novi, for rezoning property in Section 17 and Section 20, located north and south of
Eleven Mile Road, east of Wixom Road and west of Beck Road, by overlaying the PSLR,
Planned Suburban Low-Rise Overlay District on properties in the R-1, One-Family
Residential; R-3, One-Family Residential; RA, Residential Acreage; RM-1, Low Density,
Low-Rise Multiple-Family Residential; and -2, General Industrial Districts. Rezoning s
recommended for the following reasons:

e The proposal is consistent with the 2010 Master Plan for Land Use Future Land Use
Map and land use goals;

¢ The PSLR Overlay District’s set of moderate-intensity permitted uses will be
compatible with neighboring single family uses because the District's “form-based”
standards will require developments be of a moderate scale and single family
residential character;

e Adequate infrastructure exists oris planned to support the uses permitted in the PSLR
Overlay district;

e The permitted moderate-density residential development could increase the
demand for retail, office and industrial floor space in the City and provide additional
housing options that could help aftract more young families and seniors to the City;
and

e This proposed district is located where the natural and built environment provides
defined borders to provide additional buffer and separation from one-family
residential area.
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PLANNING COMMISSION MINUTES

Draft Excerpt
CITY OF NOVI
Regular Meeting
October 5, 2011 | 7 PM
Council Chambers | Novi Civic Center | 45175 W. Ten Mile
(248) 347-0475

| cityofnovi.org

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

ROLL CALL

Present: Member Anthony, Member Baratta, Member Gutman, Chair Pehrson, Member Prince

Also Present: Barbara McBeth, Deputy Director of Community Development; Kristin Kolb, City Attorney;
Mark Spencer, Planner; Dave Campbell, Planner, David Beschke, Landscape Architect; Nathan Bouvy,
Engineer;

Absent: Member Greco (excused); Member Lynch (excused)

2. IONING ORDINANCE TEXT AMENDMENT 18.253 FOR PLANNED SUBURBAN LOW-RISE OVERLAY DISTRICT
Public hearing for Planning Commission's recommendation to the City Council for an Ordinance to
Amend Ordinance No. 97-18, as amended, the City of Novi Zoning Ordinance to add Arficle 238,
PSLR, Planned Suburban Low-Rise Overlay District; 1o amend at Arficle 24, Schedule of Regulations,
Section 2400 Height, Bulk, Density and Area by Zoning District; and to amend at Article 25, General
Provisions, Section 2509 Landscape Standards: Obscuring earth berms and walls, right of way buffers,
and interior and exterior landscape plantings; Section 2519 Performance Standards and Section 2520
Exterior Building Wall Facade Materiais.

Planner Spencer stated that tonight the Planning Commission is asked to hold three simultaneous public
hearings and fo review and make a recommendation to City Council on three items. 1) A zoning text
amendment to create a new Planned Suburban Low-Rise Overlay zoning district. 2) A sign ordinance
amendment to provide sign standards for the new overlay district. 3) A zoning map amendment to place
the overlay district on the zoning map.

The Suburban Low-Rise concept was developed during the City’s Master Plan review in 2009 and a set of
goals and implementation strategies supporting this concept were incorporated into the 2010 Master Plan
update. Adoption of these amendments will implement the Plan’s goals. During the Master Plan Review,
the properties located between Beck and Wixom Roads near Eleven Mile Road were extensively studied.
The review concluded that properties located between the high intensity development near Grand River
and single family neighborhoods could be developed with moderate intensity office, institutional and
multiple family residential uses to provide a transition between the two areas. Further, it concluded that
by using a set of form based standards that would limit the scale of development, require buildings to
include single family design features, require landscape buffers from the main roads and only permit
access off of local streets, the fransitional area could maintain a single family residential character.

Planner Spencer stated that the review also concluded that new moderate scale and intensity
development in the area could increase City fax revenues beyond that which would occur if the
properties were developed as currently zoned. In addition, if the area was developed for moderate
density residential, the additional dwelling units would increase the demand for retail, office and industrial
floor space in the City and attract more young families and seniors to the City. The review further
concluded that with relatively minor improvements, the public infrastructure is adequate to serve the
proposed development of the area. As with any increase in development intensity, the City may need to
increase its overall sewer treatment capacity and some road improvements may be needed before total

build-out of the area is reached. ’



As drafted, Planner Spencer explained that these ordinance amendments will create a new Planned
Suburban Low-Rise Overlay district. This overlay district would permit an expanded set of moderate
intensity residential, office and institutional uses, subject to meeting a set of form based design standards
but only after the property owner receives City Council approval for a Planned Suburban Low-Rise
Concept Plan and Development agreement. Until such time, the property would confinue to be
regulated by the provisions of the existing underlying zoning district. After a development agreement and
concept plan are dpproved, projects would go through the normal site plan review process with the
Planning Commission.

The Concept Plan, at a minimum, would establish the location of utilities, drainage facilifies, new streets,

and non-moftorized transportation facilities. The Concept Plan could also propose the location of open

space, parking, buildings, uses, landscaping and facade elements. It could also depict proposed

deviations from ordinance regulations and development phases. The Planned Suburban Low-Rise

Development Agreement would set the approved uses and terms of the rezoning, and incorporate the

Concept Plan. The Development Agreement could limit or eliminate any of the underlying district uses,
including defached single-family residential.

Since the location of the proposed Overlay district is buffered from neighboring single family residential by
parks, schools and section line roads, and along with the form based requirements to maintain a single
family residential character, is unlikely that the proposed rezoning will have any negative impacts on
neighboring properties.

Planner Spencer said, in April, the Implementation Committee reviewed the draft text. Since then, Staff
has had a number of meefings with property owners and stakeholders in the area and subsequently
made a few revisions to the text, taking info consideration their comments. In September, letters were
sent to each property owner in the area to be rezoned explaining the rezoning and text amendments.
Also, since the public hearing nofices were sent out and the rezoning signs were installed, staff has had a
number of discussions with property owners and other stakeholders in the area.

At this time, the Planning Staff recommends that the Planning Commission make three positive
recommendations to City Council: 1) On the proposed Planned Suburban Low-Rise Zoning text
amendment 2) On the proposed Sign ordinance amendment. 3) And on the proposed Zoning Map
amendment, all for the reasons listed in the Planning Reviews and on the rezoning motion sheet.

Chair Pehrson opened up the matter fo the audience for the public hearing. Chair Pehrson asked the
audience to please note there is a three minute fime limit to individuals speaking on their own behalf. [f
speaking for a group, fime is limited o ten minutes.

Ms. Amy Glen came forward and said she lives on Eleven Mile Road since 1987. She wishes she had never
agreed fo let them pave the road. She does not think Eleven Mile Road is suitable for this low-density
plan. The road was not designed for it and she does not think the ordinance will keep the residential
character that she is used to. Ms. Glen said that she is already dealing with traffic from the school, and
football games that go on during the weekends. This property is not is suitable for this and she thinks the
City is pushing for more of the commercial character of Grand River info an area of spacious lots thaf has
been farm land. Eleven Mile Road is not a subdivision and she said she lives there because of that. This
type of zoning will dramatically change the character of the road. People already do not obey the 25
miles per hour speed limit on this road. Ms. Glen understands the issues with transition, but that is going to
put a lot more pressure on Eeven Mile Road than what is already there. Ms. Glen thinks the City
underestimates the impact that the development is going o have on the rest of the neighbors. Also, Ms.
Glen says that she lives about a one-half mile down the road and did not receive a notice on this.

Mr. Gregory Gallo of 48000 Eleven Mile Road received the notice and saw the posting. He said his elderly
neighbors and he have the following questions: First, in the letter we received from the city, a paragraph
on page 2 states, the overlay approach avoids making any existing uses non-conforming. There are
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currently several existing single-family residential homes in the affected areas and these homes would be
permitted to remain until redevelopment is contemplated. Mr. Gallo asked, what does this meang Does
that mean the City is going to use eminent domain at some pointe2 Number two, Mr. Gallo asked, who is
going to pay for the sewer upgrade that will be necessary to accommodate the building of additional
properties on land that is in large part a swamp or has a very high water table2 Has an EPA or DNR Study
been completed for the environmental impact that this land development will have2 Who will pay for
the studies and upgrades and increase of taxes - mileage proposals or the property developere Mr. Gallo
asks this because during the last phase of the Providence Hospital Development, the members of the
Planning Commission assured the homeowners that run-off from this development would be contained on
hospital property. Since the main hospital was completed, there is water behind Mr. Gallo’s property that
was never present in the past and now approximately 40 feet behind his property line has been
encroaching ever since the completion of this phase of the development. At times, the hospital or its
contractors ran portable pumps for days and all night long when periods of rain were partficularly heavy.
Pumps could be heard from 1 to 1 2 miles away.

Mr. Gallo’s third question, Section 2303, B, part 7 allows medical offices including laboratories and clinics.
How will medical waste from these facilities be disposed ofe Wil or have federal guidelines for proper
disposal of medical waste been adhered to? In other words, the EPA , OSHA and the agency for toxic
substances and diseases registry has guidelines — will those be adhered to if these facilities are going to be
dllowed to be builte Number four, will low-income or Section 8 housing be permitted as part of this
rezoning? It appears so when he looks at Part 4, E of Section 2303 B. Mr. Gallo lists this one as a comment,
but, it looks like in one of the worst economic periods in Michigan's history, retail properties less than one
mile from the proposed development have fewer than 20 percent occupancy rate. With many
commercial and retail and residential properties in foreclosure, who would pay to develop this property?

Mr. Gallo's sixth question is, has anyone from the City Council received a campaign contribution from
Providence Hospital or an employee of the hospitale Mr. Gallo’s last question: is anyone on the City
Council or Planning Commission a paid real estate or legal consultant and receiving compensation from
the hospital, or from any of ifs subsidiaries, or related to any contfractor who stands to gain from this
development? In summary, Mr. Gallo said he is opposed to this development.

Mr. Lee Lewis has lived at 49225 W. Eleven Mile Road for 21 years. Mr. Lewis is in the area that is
immediately impacted in terms of the overlay. Novi Road has seen significant changes in the past 21
years and he has lived with most of the changes. The school is another area that has changed. Mr. Lewis
said, the school changes were a good move from his standpoint being an educator, bui, more
importantly, it provides a great deal of activity for students and children up and down Eleven Mile Road.
Mr. Lewis said, we have a number of people that use the sidewalks up and down Eleven Mile Road. The
school has added a significant amount of fraffic. Being an issue with students, he is concerned with the
new developments that are proposed for the east end of Eleven Mile that were discussed tonight. Mr.
Lewis is concerned with the traffic and traffic patterns. In addition to that, he is concerned with the
overall plan. If you were to drive down any of our major roads such as Grand River Avenue from Wixom
down to Meadowbrook, or take Twelve Mile from Beck Road down to Meadowbrook, you are going to
notice an abundance of vacant commercial land and also an abundance of vacant buildings with for
lease signs. With all of those commercial properties vacant right now, such as Main Street area, Novi
Town Center or Fountain Walk, there are vacant properties in commercial areas. Mr. Lewis said that he
has no idea why anyone would agree that we should develop more commercial or light industrial lands
of any nature, and especially down Eleven Mile Road. Eleven Mile Road is a quaint road. It has homes on
it, farmhouses, deer run across the road regularly, and it is a road that has a sidewalk the entire length of
it. Children walk up and down it every day of the week, along with bikers and joggers. It is a country
setting and not a commercial setting. it is not a setting made for what we're considering in this particular
plan. Mr. Lewis said, he doesn’t live close enough to be notified by mail for any of this, even though he
lives across from the school on two acres. After talking to individuals around as the developers are
talking, Mr. Lewis is not sure who they talked to. He is in the area and did not know anything about it. Mr.
Lewis is against it 1000 percent. He thinks it is the wrong move for Novi at this particular time. :
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Mrs. Diana Canup of 47201 Glamorgan in Pioneer Meadows came forward and said that she is the
President of Pioneer Meadows Association which is directly across from the corner of Eleven Mile and
Beck Road. She said no one in her subdivision that she is aware of received a lefter. Her understanding is
that the school property is not included in this. She asked if this correct: the 9 acres that the school owns is
not included in this requeste

Planner Spencer stated that the school district property that is near the southwest comer of Beck and
Eleven Mile is not in this petition, only Mr. Bosco's property.

Mrs. Diana Canup explained that adjacent to Mr. Bosco's property are all vacant properties that he
owned. No one in her subdivision had any inclination of this planned zoning change until the signs went
up. Mrs. Canup called the Department and no one could tell her what was included in a PSLR.  Mrs.
Canup is still not sure she understands from the description of what the gentlemen from the Planning
Department gave, what is included in the district. Mrs. Canup asked, is this strictly multiple housing and
low-rise housing or is there any light industrial or any commercial?2 Mrs. Canup said, no one can tell me.
She asked two gentlemen here fonight and they said we cannot tell you, you will have to talk to the
Commissioners. She would like to know what exactly is in a PSLR. - what type of zoning is it and what does
that include?

Mrs. Canup said she was born and raised in Novi, and stays quite aware of what is going on in the city.
Mrs. Canup was on the Parks and Recreation Commiftee for 20 years and her husband was on the
Planning Commission as well as the Zoning Board of Appeals for 35 years. Mrs. Canup said, we are aware
of what goes on in this community and would like to stay that way, but, we do not know what a PSLR is
and we have never seen or heard of it. No description was sent o anyone in our neighborhood. We are
very concerned. [f it is residential and maintains a very private situation, Mrs. Canup said, none of us will
be concerned.

But, for 35 years of the 40 years that the city has been a city, everyone has thought that down Ten Mile,
down Beck Road, down Eleven Mile - not to have any commercial type buildings put on the corner of Ten
Mile and Beck. Everyone has told the city and the Planning Commissions and the ZBA for 35 to 40 years o
put commercial on Grand River Avenue. Everything there is beautiful and it works for everyone in that
quadrant of our city. Mrs. Canup said, if this particular zoning includes any of that, there are going o be
a lot of unhappy people from all of the newer subdivisions and the older subdivisions that are in that
portion of the town. None of us are aware of what this is. When people do not know what is going on,
they get angry. Mrs. Canup wants an explanation and if it makes sense and if it's logical to the zoning
that is already there, there won't be a problem. If people cannot ask questions and get answers, it makes
them feel very uncomfortable and very concerned as she is at this very moment.

Pioneer Meadows sets directly across from this property and Mrs. Canup said we were never given any
information about it. How do we go about getting information of property that is up for sale in that
parficular quadrant and has been zoned residentialz Mrs. Canup says she knows the rule for notifying is
300 feet, but a subdivision that does not have any residential on that 300 feet, as the other people stated,
were not aware of this. Mrs. Canup said maybe the rules have to be changed for the benefit of everyone
and so people understand that the job the City is doing is for the benefit of the community. Mrs. Canup
said, before she leaves here tonight, she would like a very through explanation of what is in a PSLR so she
can take it back to the 100 homes in her subdivision and explain it to them so the residents can make their
own decisions on how they feel about this.

Mrs. Bonnie Lewis came forward and said her husband just spoke. She is an educator and a teacher.
Having seen kids coming in and out of that school district, she said that you don’t want to start opening
businesses with parking lots behind them. She said that the kids run track along Eleven Mile as well as walk
fo school. When there is parking behind buildings, we are risking some of our safety as well as the
student’s safety. She said you hear on the news how kids are abducted when you have parking behind
buildings. Middle school kids will find anyplace to sneak out or hide. She worries about their safety with
this type of development. Mrs. Lewis said, she is all for business, but houses are different when you have
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businesses there and kids are subjected to those environments. Mrs. Lewis sees the soccer fields filled and
says we are known as one of the best cities to raise a family. Mrs. Lewis wants that to continue.

Mrs. Dana Bates of 25928 Sierra Drive said she is a resident in the Pioneer Meadows Subdivision directly
across from the farms at Eleven Mile and Beck. She said she actually looks down the street directly to the
farm. There was a comment on how this was not going to cause impacts and how it is buffered from the
residential, and that anything going on there is not really going to impact the resident’s that live there.
Ms. Bates said she certainly thinks that a change in that land to some sort of offices would certainly have
an impact on our view of the neighborhood. She said that her other concern is that we have a lot of
open office and commercial in the City of Novi. She wondered why are we adding when we don't have
everything full that is currently out there. Also, to speak to what Diana Canup was talking about with the
Suburban Low Rise, Mrs. Bates was confused with that as well. Mrs. Bates called the office earlier in the
week and fried to get a definition, but it was just too vague to her. She said she does need to understand
what it means and what it is going to look like. It sounds like it could go a couple of different ways and
she would like a better understanding. Also, Mrs. Bates said that she is concerned with traffic and what it
is going to do with an already congested area at Eleven Mile and Beck.

Mr. Karl Wizinski of 26850 Wixom Road said he is a 35 year resident of Novi, living on Wixom Road for 25
years. He said he his property is currently bounded on the north by Target and by heavy industrial behind,
with his property currently zoned R-1 (Residential}. Mr. Wizinski said he has been a part of the process of
this new zoning overlay for over two years and has attended many, many meetings. There has been a lot
of work and thought behind what land uses fo include, how do you buffer and what is good transition
zoning between heavy commercial such as on Grand River, Target, Sam’'s Club, the hospital and
residential across the street from us versus [sland Lake. Mr. Wizinski thinks this is a good plan. Right now
there are no plans in front of the Commission and all we are talking about is an overlay. Mr. Wizinski said,
we are not talking about specific plans. He is aware of the process and what it takes to get plans
approved, and there is a lot of process to this after it is rezoned to an overlay. Mr. Wizinski said that he is
very supportive of this and has worked on it for over two years.

Seeing no one else wishing to speak, Chair Pehrson asked if we had correspondence.
Member Gutman stated that we do have correspondence:

e Ken and Donna Henderson, 46771 Crestview Drive, are appreciative of the new signage that
indicated what this is about. They do not want to see further development in the area and do not
need more homes, commercial, or retfail going up in places that are not currently developed as
such. There are far too many vacant buildings in the area.

¢ Ms. Bemnice Klebba, 26566 Anchorage Courtt, objects to it - there is foo much traffic and too many
schools. She wants to save the wetlands and wildlife.

e Mr. Allan Burfon, 48100 W. Eleven Mile Road, objects to it. He also objects that Novi can tell
residents that they cannot live in their home anymore and have to move. There is too much
vacant land with no homes on property already.

e Mr. Charles Bilyeu, 26548 Anchorage Court, objects to it. He says the proposal will increase traffic
and lighting in a primarily residential area, that the proposed general definition for allowed
development is too broad and that the proposed amended property usage would result in a
devaluation of neighboring properties.

e Ms. CheiLong Tsai, 29144 Creek Bend in Farmington Hills, approves of this.

o Mr., Gregory Gadllo lives at 48000 Eleven Mile Road, stated he will outline his comments at the
public hearing.
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Chair Pehrson then closed the audience participation/public hearing portion and turned it over to the
Planning Commission for consideration.

Planner Spencer stated that if the Commission would like, he could address several of those questions and
concerns.

Chair Pehrson said we will get to that and we would like to start out by just a couple of process questions.
Chair Pehrson asked Ms. McBeth for purposes of clarity, how long have we been working on this particular
zoning overlay relative to the Master Plan. He also asked what is the impact relative to when we go out
to provide notice to the different community members and what is the relative range we go out to?2 s
there process inside thal, which could be changed relative to some of the other neighboring
subdivisions?

Deputy Director-McBeth stated that on this particular concept which was to develop a transitional area
between the more intense uses along Grand River and the less intense residential uses to the south, the
idea was first discussed as part of the Master Plan for Land Use Review which went on for over a year in
20092 and 2010. These text and map amendments have been in the process and in the works for the |ast
several months. So, for about two years this concept has been under review and under consideration.
The idea was always to think about the residential character of the areqa, and think of additional uses that
might provide a transition between Providence Hospital and the less intense uses to the south.

Deputy Director McBeth explained that Planner Spencer could go over again what those particular uses
are and the way the ordinance was framed: the ordinance was intended to not to make any uses non-
conforming that are currently there. If people have a house they could continue to live in a house even if
this overlay district is approved. Residents could contfinue to make improvements to that home and it
would still remain a permitted use. It is only when people elected to add additional uses that they would
need fo come again in front of this body and request the additional uses. The plan would also go to the
City Council and then go through the site plan review process.

For the meeting this evening, staff sent out a number of notices to the property owners as required by the
ordinance including all the property owners within 300 feet of the boundaries of the properties subject to
the rezoning. There are dlso five rezoning signs that were placed out along the edges of the properties to
help identify the changes to more members of the public. Staff has been taking numerous calls and
answering questions over the last couple of weeks since the signs were placed. The record shows that 61
letters were mailed as required public hearing notices to the adjacent property owners. The staff has also
been working with the property owners that are directly affected and mailed letters specifically to those
property owners o bring them up to speed on the progress that the Planning Commission has made and
the additional progress that staff has made on developing the ordinance. So, that is the usual process
and 300 feet is the typical boundary for providing notices. This public hearing was also published in the
Novi News as required by the ordinance. The three public hearings notices were placed in the
newspaper about 15 days ago.

Chair Pehrson asked Planner Spencer to take them through the concept of the overlay and, relative to
what the zoning that is there right now, to describe what permitted uses are possible in that areqa, and
then what the overlay would add relative to future uses.

Planner Spencer explained that if he could he would go into the Master Plan process that occurred with
this concept, staff felt that we did a tremendous outreach during that process. We had public meetings,
open houses and we had home owner association mailing list with invitations to attend and inquire about
the concept. During that process, that is when we developed this concept. Along with this concept the
whole study area was reviewed. The areas on the south side of Eleven Mile were master planned still for
single-family residential, but the intensity increased to 3.3 dwellings units per acre and equivalent our R-4
zoning district. The Oberlin rezoning that was recently passed took into account that part of the master
plan process and those properties were rezoned 1o that higher intensity single-family residential. For the
properties being reviewed this evening, currently we have some single family uses on large lots and we
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have some vacant property. Providence Hospital owns the largest parcel in this entire area. On the
southwest corner of Eleven Mile and Beck Road is the Bosco property homestead farm. Mr. Bosco and
other representatives have been in to our office several times approaching and asking us if they can
increase the development on that property to some form of low-impact office development.

Planner Spencer also explained that we have the Profile Steel property that is zoned -2 {General
Industrial) and that is the most permissive district that we have in the City. Staff would prefer to see that
parcel developed more in keeping with the neighborhood uses. At one time, the City of Novi had a
“Grand Plan" and that whole area was going to be industrial - new industrial uses were going to move out
of the Novi Road area and be relocated over to part of the area under review. Profile Steel is a remnant
of industrial uses that is still there and Cadillac Asphalt across the street was the other one. Under the
proposed ordinance, Profile Steel and the existing single family homes are all permitted to stay. The large
parcel that Providence owns is zoned R-3 and they could develop single-family homes with that density
right now.

Planner Spencer stated that if anyone elects to use the development options under the proposed PSLR
District, then they will enter into a Development Agreement. Applicants would lay out some roads and
utilities on a concept plan. The city is going to have discretionary approval over that concept plan. That
means that developers are not going to just be meeting a minimal threshold, they are going to have to
meet a setf of standards that is a higher bar than typical site plan review. The City would likely ask for
things to be better than the minimum. The City will make sure that the plan incorporates certain details
and will relate to the neighboring properties that are not being developed so there will be access
provided for utilities and roads to those neighboring properties. There is a process that those developers
will have to go through to accomplish that.

The other restraint on the use of this property under review are the natural features. There is an extensive
amount of wetlands on the subject properties as well as regulated woodlands. This is especially the case
between the ITC Corridor and Beck Road, mostly on the property that Providence Park owns. On the
good side of that, there are a couple large Conservation Easements already in place on that property
and some of that land is already protected from development. Woodlands and Wetlands are expensive
to develop and most of the time. Staff and the Planning Commission will typically work with developers in
conserving large portions of these natural features to provide habitat areas and to maintain those habitat
areas while still facilitating development.

Planner Spencer explained that another already-approved piece that is soon to be underway is the
Medilodge site. Even though the overlay is proposed to cover that property, it is subject to a PRO
Agreement (Planned Rezoning Overlay Agreement) which will dictate the terms in which that land is
developed.

Planner Spencer outlined the uses that could be included in the Planned Rezoning Overlay District are
mulfiple-family, attached single-family residential up to a density of 7.3 dwelling units per acre and that is
the maximum density that was permitted that was based on the Master Plan. In addition, the district
allows offices, medical offices, community buildings, nursing homes, mixed-use live/work units (where the
downstairs would be limited to professional offices or photography studios). Storefront commercial uses in
general would be prohibited. Retail is prohibited; things that look storefront are basically prohibited. The
recommended sign ordinance requirements are keeping the signs on a smdaller scale than most office
developments.

Chair Pehrson asked Planner Spencer what is not included in this Overlay District.
Planner Spencer answered in saying the things that would not be included would be retail, industrial,
single-family residential. If an applicant moves forward with some of the other options, new single family

homes would likely be removed because the Master Plan asked for it to not be included.

Chair Pehrson asked that what you have listed here: professional services, retail sales, restaurants, hotels,
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motels, repair shops and private recreation and fitness facilities, theatres, drive-thru facilities, financial
institutions and private clubs are all nof permitted in this district.

Planner Spencer answered that is correct. The reason these uses were eliminated from the district was to
help preserve the residential character. All of us have driven by office buildings that have a residential
look. With the height requirement of 2 2 stories or 35 feet, the expectation when you drive down Eleven
Mile is that you are going to see the same roof lines that you currently see going through Island Lake. The
height of 2 4 stories is what we allow in a single-family residential district. So, those roof lines are going to
be similar to residential. Peaked roofs are going to be required with overnangs on the roof. There is also a
requirement for doors and for the front facade of the building and the facades of the building to
undulate so you do not have one big slab of a building. If you look at it at a 90 degree angle or close to
that, it is going to look very similar to looking at a row of single-family homes that are all set back the same
35 feet from the road. Those are the kind of things that were incorporated into the ordinance.

Chair Pehrson stated then, that this is truly a transitional area by which you have now added some other
potential uses to keep the character of what is there for the new uses that might be coming in. Prior to
this, was there an opportunity for a developer to put in something not of residential character?

Planner Spencer answered in saying only on the property that is zoned industrial with a caveat that we
are assuming that the zoning follows the Master Plan. Further, there are permitted institutional uses in
single-family districts such as churches, schools, funeral homes, daycare centers and there is a list of things
that could have developed that are not similar to detached single-family homes.

Chair Pehrson stated that he wanted to go over the list of the questions and then turn it over to his
colleagues.

Working from the bottom going up, there is such a thing in politics as ethics and the Commission is bound
by that. One of the questions that were asked was if we've received financial payment of any kind from
real estate firms for this consideration. Planning Commissioners make notice to the city of any financial
dedlings that we have in the city relative to property or other businesses. Those are public records for
anyone to view. If there was anyone on this Commission, which we have had in the past, that had some
affiliation with a property or some other business, and the Commission member did not feel comfortable
being in the discussion because they might gain from this activity, then those members have requested
recusal for themselves. That is a standard by which this Planning Commission works.

Chair Pehrson stated to his knowledge, the members of the Planning Commission are not elected so
therefore we do not receive campaign coniributions from anyone. Chair Pehrson doesn't and cannot
speak for our City Council members, but anyone is free to donate to any member that is looking to hold
an office. There is no one developing this property. This request is strictly for potential of zoning and
potential of something coming in. There is not a developer waiting once this is passed or denied to start
moving dirt with bulldozers at this time. Relative to Section 8 Housing, it is not the Planning Commission's
purview to mandate who can and who can’t live in these areas. If a developer builds a house, a low-rise
condominium or multi-tenant facility and chooses to provide Section 8 housing, that is on a whole
different plane. The Novi Planning Commission has no regulatory oversight on that issue.

As far as medical waste removai, anyone that builds a medical office facility has standards by which they
have to deal with from the State and from the National/Federal level. That issue would be contained
within their business operations on how they deal with that. Certainly, if a medicai office has something
like that as one of their byproducts, they have to live with the same standards that a hospital would or
any kind of medical facility. Chair Pehrson said, we talked about the property for what the current is and
what the future might be. Relative to the one question to the sewer upgrades and costs, Ms. McBeth or
Planner Spencer could comment on that. Also, one of the questions was about the run-off from
Providence Park and is that an ordinance issue.

Planner Spencer answered in saying that they were not aware of any drainage issues. Those properties
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were developed to ordinance standards with storm water detention on site and an outlet for the
drainage. Typically we do hear some minor problems associated with lots of different developments
because there are changes to drainage sometimes. As far as noise from pumping. as an example, when
they are building the sewer line they are pumping because there is groundwater. That is a typical
construction problem. As far as who pays for the construction, developers pay for it. Over the long term,
the city does pay for added capacity if the city needs to acquire capacity for overall sewer discharge.
Novi has been doing that since the first sewer line was installed and will be doing it as the city continues to
grow. Thatis something that will not change.

Chair Pehrson asked whether it was with or without a PSLR that this goes on? This type of development
could add addifional burdens to that capacity sooner or anytime you increase infensity or development
that could happen. Typically, the line extensions are paid for by individual developers. Those lines need
fo be extended to the property lines so the next guy can use them and they are sized accordingly.
Sometimes special creative districts are created to help finance infrastruciure on a larger scale.

Chair Pehrson asked relative to any of the projects that might come forward as a result of this Zoning
Overlay, do they still have to go through Planning Commission, Woodlands, site plan reviews, and typical
reviews we would do. This would also go through City Council for final approval, is that correct?

Planner Spencer answered in saying no - the part of that statement that is not correct is that the Concept
Plan would have to go through and be approved through City Council. But, the site plan for each
individual development would be approved by the Planning Commission and Final Site Plan would be an
administrative review.

Member Anthony wanted to direct his questions to Planner Spencer. Member Anthony stated that he is
very supportive to be open and transparent. With that in mind and to help clarify some of the concerns
that were brought up, he is asking would the following be restricted or allowed in this area: 7-Eleven, gas
station, liquor store, or a day-care?

Planner Spencer answered in saying that a 7-Eleven, a gas station and liquor store would not be
permitted. A day-care would be permitted.

Member Anthony stated that the type of development we are looking for here is really a low fraffic or a
very subtle type of business. If a single-family subdivision were built in one of these low-density or vacant
areas, would that increase traffic on Eleven Mile?

Planner Spencer answered that it would increase some.

Member Anthony stated that the reason he brings this up is that he lives in a subdivision that is pretty close
to the Novi elderly housing over on Meadowbrook. Surprisingly, that facility doesn't really generate a lot
of fraffic. The bulk of traffic was generated from the new subdivision that he lives in.  Member Anthony
stated whether the development is single-family residential or this low-rise suburban district, we sfill have
an increase in fraffic. The type of development here is not the type to bring in high traffic such as a liquor
store or a gas station, such as a party store and things that we fear.

Member Anthony explained that we were looking at Ten Mile and Beck. One of the residents had
mentioned that area, and when we look at retail, would that be allowed?

Planner Spencer answered no fo Member Anthony.

Member Anthony stafed that when we look at safety he thinks that putting in the sidewalks that the city
has done will keep the kids off the street. Member Anthony stated that his kids have gone to the
elementary, middle school and the high school and there seems to be police at every corner. He
commends the Novi Police for the outstanding job they do. When it comes to medical waste and
wetland, Member Anthony reiterates that these are all governed by not just Federal Law but State Law as
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well. For the earlier concern that we would be losing our wetlands, there is a requirement both in State
and Federal level that the wetland’s that are in this particular area require mitigation which means if you
fake a little bit, you are going to have to add twice the amount back. We do have protection of our
natural resources within our city.

If the Planning Commission were not to pass this overlay, Member Anthony asked Planner Spencer about
the area that is zoned industrial. Planner Spencer answered it being Profile Steel on Wixom Road.
Member Anthony asked Planner Spencer if someone could construct on that property a tool and die
shop or a stamping operation. Planner Spencer answered yes to the tool and die shop and the stamping
operatfion. Member Anthony then said that what this overlay does is it now prevents that area from
having loud industrial noise in a higher traffic industrial use. Planner Spencer said he would caveat that
statement. The City would have to look at these specific site requirements on that particular I-2 piece.
The use might not meet our setback requirements or meet the standards for a really loud use or open air
use.

Member Anthony stated, in summing up. we're Novi and were going to grow. We are a community that
is in high demand and that this fransitional area from Grand River to our residential areas is being
addressed. Member Anthony thanked the staff and said they did a wonderful job and the proposed
ordinance really does create good fransition. Some of the fears of increased traffic maybe somewhat
overstated - you still have increase in traffic even with residential development. Member Anthony
commends staff on what is a job well done.

Member Baratta said he is very familiar with this property because he jogs by the property 4 days a week.
Member Baratta said when you are changing this to a different zoning district, he understands that this is
a very organized method to protect that area from what it has today. The land today isn't protected
other than some regulations for some residential, some industrial etc. Member Baratta said he knows a lof
of people have worked very hard in this overlay district. Once something is built there, do they have to
comply with any noise restrictions?

Planner Spencer answered that while it is under construction, the City does have regulations stating when
they can start work and stop and typically they operate between 7:00am and 10:00pm and even more
restricted on the weekends. After one of these uses are in place, particular site plans that come in will
have to go through same noise standards that we have in our ordinance for locating those uses
anywhere else in the city. So a school might have to do a Noise Impact Study.

Member Baratta asked if any of the townhouses have some waste, how would that be analyzed and how
would that be reviewed?

Planner Spencer said if it were attached townhouses were built, they would have a common dumpster
that would be inside an enclosure with a gate on it, property screened.

Member Baratta asked if there would be any buffers fo the street.

Planner Spencer said yes, district is designed to a 50 foot buffer to the section line road right-of-ways. So,
going down Eleven Mile 50 feet outside of the Right of Way would be all landscaped. Buildings would be
back 50 feet, and the parking would be behind the buildings.

Member Baratta asked then it would give a feel of a residential community in essence?

Planner Spencer answered yes because on the local streets buildings would be setback a minimum of 30
feet with a maximum of 75 feet which is typically what we find in higher end residential districts in the city.

Member Baratta asked about the signage and if there is secondary use in the house, is signage allowed in
this districte
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Planner Spencer answered in saying, signage is not allowed in a house, if it is a single-family or multiple-
family dwelling. In a mixed-use building where they are allowed to have a studio or office and it is a
mixed-use building, then there would be a limited amount of signage available. Similar to what is allowed
iIn other multiple-use office building or Town Center District buildings. Lighting on the sighage would be
reflective light versus internally lit signs, that would lower the intensity so signs are not as bright.

Member Baratta asked Planner Spencer then what you just said was that whatever sign we have is an
external light and not internally lit which means the light is shining on the sign from outside the sign and it is
not a contained unit.

Planner Spencer answered that was correct.

Chair Pehrson had a question on the Concept plan listed as an example for illustration only. Chair
Pehrson asked why we would not want to include the things that say "may also include™”.

Planner Spencer answered that to keep this in the simplest form and fo encourage development; we kept
minimum requirements to a very minimum. The most important part of this is as far as the discretionary
decision making is the layout of the roads and utilities to ensure that people are going to be able to walk,
bike, drive around the community and design speeds of the road are going to be kept low. We are
going fo want fo see traffic circles and speed conftrol devices and methods to keep people driving a
residential speed in these neighborhoods. The utilities will be in the minimum of the concept plan.

Chair Pehrson asked aren’t all of those things that are listed as the "may dlso include” integral to really
understand a community feel for what the building going to be, whether it is an open use, or if it is part of
a development or adding to a phasing plan. Chair Pehrson said he thinks that everything that has come
before the Commission where it is something relatively large, the question always comes about as what is
the phasing relative to the plan. If this goes forward then what applicants have to provide and what they
can use as optional, based on what | read here, | would like to see something other than “may also
include” as far as the verbiage. No offense to any developers out there, but if | am a developer | may be
lazy and I'm going fo do the bare minimum to try fo get through. | would try to convey an idea and if
one of the big things that is there is the open-space plan, | should really want to make that part of this to
really understand more of the fransition between where we are and what we're trying to do.

Planner Spencer answered that in saying by requiring more things, then we limit flexibility of development.

Chair Pehrson stated that he is not teling them what to do, he is suggesting to them that they need to
convey in graphics, words and music and dance in whatever format that they want - how they're going
portray development on that property.

Planner Spencer stated that the flexibility he is describing - an example in a single family residential
neighborhood you might have 50 different styles of houses. Some similar materials and a lot of different
materials, different color brick, different color siding, different kind of residential features on their houses. If
the plans start with just a road system and no lot lines and a basket of uses they could do, then as the
need for that type of development matures and a developer comes along and wants to do one of those
uses, he has got that whole basket of uses to choose from. He is not pre-platiing something that will never
happen or need to be amended a bunch of times because the market has changed.

Chair Pehrson said, the building footprint relative to where that building is on that parcel of land makes a
huge difference whether or not it is acceptable. What | am asking for a developer to do - not to put the
burden on them, and it is their property and they can do with it what they wish as long as it meets the
ordinances - but at least from a concept point of view, | certainly would want to know how it faces,
where it faces and things of that nature. Chair Pehrson said, again | am not telling them what to do, but
asking them to provide it on the plan.

Planner Spencer explained that part of that is answered in the setbacks that are required. |If setbacks are
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30 - 75 feet and you have the road in place, that is where the building is going to be. The maximum
length of the building is 180 feet. If they are going o be building multiple-family or office buildings they
are going to be pretty close to that because you don't want to build 2-unit multiple-families. Our
thoughts were that basic minimums put in place are kind of going to frame how that is going o look
without being design specific at that time. There are a set of form based standards that they have to
comply with.

Chair Pehrson explained that we need to think about the words used there and *may” is way too
ambiguous and there is too much leeway. Chair Pehrson said he thinks there could be a better word, but
shall or may consider is too lenient.

Deputy Director McBeth stated another ordinance that was adopted 5 or 6 years ago, that what we refer
to as the Roads and Utilities Ordinance, seeks a similar concept plan. When a developer comes in and
just wants to put in the roads in and utilities and get the land ready for development, that is why those just
have the bare, basic requirements. One example was when Providence Park came in they put in the
Ring Road and they didn’t necessarily identify where the lof lines were going to be or what the uses would
be. There was comfort with the Planning Commission because you knew the uses would fit into that
zoning district and meet the setback requirements.

Chair Pehrson stated that at that time Providence did have a neat drawing showing the proposal in some
representative mode so we kind of knew from the greensward to the buildings, how it flowed. Chair
Pehrson remembers those presentations and everyone walked away with a sense of what was being
proposed.

Deputy Director McBeth stated that was true and the plans presented at that fime added a lotf to the
comfort level. Those features could certainly be added to this ordinance if the Planning Commission
wants. The other thought in developing this ordinance was that if the applicant needs to come in with a
lot of detail on the concept plan for Planning Commission's recommendation to City Councll, if iater they
find another potential use or another type of building, the applicant has o start again and go through
the process to amend that plan. So, | think again in the spirit of flexibility, the idea was just provide the
basic information and if more is requested by the Planning Commission or staff, the applicant. could
choose to provide that.

Chair Pehrson said so long there is the understanding that in typical form when someone comes in front of
the Commission and we don't get the "warm and fuzzy”, if we don't have that understanding, we
typically will table it and make them go off and come back at the next meeting with something that
gives us a little bit of feel for what it is. So, either we ask for it up front or we postpone the process and
come on back in two weeks with a little more information. As long as they know the burden is on them to
to make us feel warm and fuzzy with that. I'm not designing the building for them, but there is a better
way in which we can suggest that this is the kind of information we are looking for.

Planner Spencer asked if his main concern the natural resources on the site.

Chair Pehrson said he didn't know that you have a blank parcel right now. Regardless of setbacks, the
building orientation, how that is and what that means, the proposed building locations relative to one of
these neighbors could mean something. The open spaces and whether or not there is open-space
relative to that type of building is important to me in order to say thumbs up, thumibs down. So long as
they know, that within the ordinance there is going fo be a lot more scrutiny on these kinds of overlays
than they have in the past, and somebody from this side of the table or City Council is going to suggest
something they have not thought about. That is the kind of input that we need to make sure we have.
Chair Pehrson said, | am notf going to design the building for them and | am not doing fagcade, but | want
to know what the landscaping is and | want a get a sense of the essence of what that is, | am going to
feel comfortable with it. But, if the developer just comes in and says on this partficular parcel, given the lot
lines that | have, 1 want to put this Ring Road in, and what do you think of thate Chair Pehrson said he is
just going to walk away and say | don’t have that warm and fuzzy feeling. That is what | am looking for
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this ordinance to do. If you can come up for a legal word for “warm and fuzzy”, | suggest you do that.

Planner Spencer said that we could look into that and one other product that Planning Commission has
approved in the past which is similar to this plan is a site condominium for commercial or industrial uses.
As an example, Beck North and they did have a natural resource, delineation and they had just enough
mitigation provided on that plan to compensate for the road and utility construction and some
hypothetical lot lines.

Chair Pehrson stated that now were talking about a commercial entity that is putling a bunch of
rectangular buildings and fitting them info the topography so it doesn’t mess with the wetllands and
woodlands. Now, were dealing with peopie that who are going to come back to us in a year or two
years, and complain - | can see out of my back window their back window. There are other things that
were going fo have to think about that we don't have to think about for Beck Corporate North Park. So,
this is that transition space that we're using. Chair Pehrson said | think this PSLR is the right application for
what we are frying 1o do, to go between the heavy use and the residential, but what | am looking for is a
little bit insurance that when somebody on this side of the table makes a suggestion to a developer that
says here is what you should do, that we will have a great warm and fuzzy feeling.

Planner Spencer answered in saying we will see what we can come up with that would accomplish that.

Member Gutman stated that we heard a lot of good comments from the good citizens of Novi. He thinks
that is an important part of the process. One of our residents said tonight that when you don’t know
what's going on it sparks fear in people not to understand. Member Gutman wants to commend the
Staff and the Commission for helping to clarify what's being attempted to accomplish here. This is an
area that was thought out during the Master Plan process. The input of many citizens was received
through many meetings and open forumes, all so that it could be put together to better the community. |
think when we dll walked away from the Master Plan and Zoning Committee with this recommendation
we thought this was a spectacular thing for the community and we applaud our wonderful staff, and this
was a staff-created idea, but we all bought into it as it went along. Hopefully with what has been said
tonight can allay the concerns of the citizens of Novi. This is a much easier use of a district than having
those industrial uses that could have come into play here. | think this ordinance will provide for a uniform
transition from certain aspects of Novi to other parts of it.

Motion made by Member Gutman and seconded by Member Baratta:

ROLL CALL VOTE ON MOTION TO RECOMMEND APPROVAL TO CITY COUNCIL OF ZONING ORDINANCE TEXT
AMENDMENT 18.253 FOR PLANNED SUBURBAN LOW- RISE OVERLAY DISTRICT MADE BY MEMBER GUTMAN
AND SECONDED BY MEMBER BARATTA:

Motion to recommend approval to the City Council for Zoning Ordinance Text Amendment 18.253 an
Ordinance to Amend Ordinance No. 97-18, as amended, the City of Novi Zoning Ordinance fo add
Artficle 23B, PSLR, Planned Suburban Low-Rise Overlay Dishict; to amend at Article 24, Schedule of
Regulations, Section 2400 Height, Bulk, Density and Area by Zoning District; and to amend at Article 25,
General Provisions, Section 2509 Landscape Standards: Obscuring earth berms and walls, right of way
buffers, and interior and exterior landscape plantings; Section 2519 Performance Standards and
Section 2520. Exterior Building Wall Facade Materials with the friendly addendum of language added
by Chair Pehrson. Subject to including additional concept plan requirements fo provide clarity to the
design of the development for the following reasons listed in the Staff report. Recommendation for
approval is subject to staff and the City Attorney’s office modifying the text to include additional
concept plan requirements to provide clarity to the design of the development at the conceptual plan
stage of review. This motion is made for the following reasons: a) These amendments will fulfill the
Master Plan for Land Use’s implementation sirategy to create a Planned Suburban Low-Rise form-
based zoning district. b) The new Overlay District would permit an expanded set of moderate-intensity
development opportunities that could benefit the City as a whole while protecting the property values
of the neighboring detached single-family home neighborhoods by limiting the scale and maintaining
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a residential character to any new development. c¢) Moderate-scale and intensity development
could increase Cily tax revenues beyond that which would occur if the properiies were developed as
currently zoned for detached single-family and general industrial uses. d) Moderate-density
residential development could also increase the demand for retail, office and industrial floor space in
the Cilty and increase housing options that could help atiract more young families and seniors to the
City. Moftion carried 5-0.

. SIGN ORDINANCE TEXT AMENDMENT 11-100.41

Public hearing for Planning Commission’s recommendation to the City Council for Sign Ordinance
Text Amendment 11-100.41, an Ordinance to amend Chapter 28, “Signs”, of the City of Novi Code to
add regulations concerning the placement of signs within the PSLR, Planned Suburban Low-Rise
Overlay Zoning District.

Motion made by Member Guiman and seconded by Member Baratta:

ROLL CALL VOTE ON MOTION TO RECOMMEND APPROVAL TO CITY COUNCIL OF CITY CODE
AMENDMENT 11-100.41 MADE BY MEMBER GUTMAN, SECONDED BY MEMBER BARATTA.

Motion to recommend approval to the City Council of Sign Ordinance texi amendment 11-100.41,
an Ordinance to amend Chapter 28, “Signs”, of the City of Novi Code to add regulations
concerning the placement of signs within the PSLR, Pianned Suburban Low-Rise Overlay Zoning
District for the following reasons listed in the Siaff report: a) The proposed sign standards strive to
promote a residential character to the shreetscape; b) The signage requirements are similar to
those for properties in an office district with larger section line road setbacks and lighting
restrictions to lessen the impact future signs could have on neighboring residential properties.
Motion carried 5-0. '

ZONING MAP AMENDMENT 18.700 FOR PLANNED SUBURBAN LOW-RISE OVERLAY DISTRICT

Public Hearing for Planning Commission’'s recommendation to the City Council to rezone property by
Overlaying the PSLR, Planned Suburban Low-Rise Overlay District on Properties in the R-1, One-Family
Residential; R-3, One-Family Residential; RA, Residential Acreage; RM-1, Low Density, Low-Rise Multiple-
Family Residential; and -2, General Industrial Districts. The Subject Properties are located in Section 17
and Section 20, north and south of Eleven Mile Road, east of Wixom Road and west of Beck Road.

Motion made by Member Gutman and seconded by Member Anthony:

ROLL CALL VOTE ON RECOMMENDATION OF APPROVAL OF ZONING MAP AMENDMENT 18.700, MOTION
MADE BY MEMBER GUTMAN, SECONDED BY MEMBER ANTHONY.

in the matlter of Zoning Map Amendment 18.700, City of Novi, motion to recommend approval to
City Council to rezone property by overlaying the PSLR, Planned Suburban Low-Rise Overlay
District on properties in the R-1, One-Family Residentfial; R-3, One-Family Residential; RA,
Residential Acreage; RM-1, Low Density, Low-Rise Multiple-Family Residential; and [-2, General
Industrial Districts for the following reasons: a) The proposal is consistent with the 2010 Master Plan
for Land Use Future Land Use Map and land use goals; b) The PSLR Overlay Dishiict's set of
moderate-intensity permitted uses will be compatible with neighboring single family uses because
the District’s “form-based” standards will require developments be of a moderate scale and single
family residential character; ¢) Adequate infrasiructure exists or is planned to support the uses
permitted in the PSLR Overlay district; d) The permitted moderate-density residential development
could increase the demand for retail, office and industrial floor space in the City and provide
additional housing options that could help aliract more young families and seniors to the City; e)
This proposed district is located where the natural and built environment provides defined borders
fo provide additional buffer and separation from one-family residential area. Motion carried 5-0.
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PLANNED SUBURBAN LOW RISE (PSLR) OVERLAY DISTRICT

PART A.

ZONING ORDINANCE TEXT AMENDMENT




MEMORANDUM

CITY OFl 1o MEMBERS OF THE PLANNING COMMISSION

FROM:  MARK SPENCER, AICP, PLANNER * /| ;o o/ A2t

THROUGH: BARBARA MCBETH, AICP, DEPUTY DIRECTOR COMMUNITY
DEVELOPMENT

SUBJECT: PROPOSED PLANNED SUBURBAN LOW-RISE
OVERLAY DISTRICT I

DATE: SEPTEMBER 28, 2011

cityofnovi.org

Plan Review Center staff has been working to implement the recommendations of the 2010
Master Plan for Land Use for certain properties south and west of Providence Park Hospital to

expand potential land uses and include a new zoning district: the Planned Suburban Low-
Rise Overlay (PSLR) District.

At this fime, Zoning Ordinance amendments have been prepared, properties to be included
in the new district have been identified, and related sign ordinance amendments have
been drafted. Public hearings for these items are scheduled for the Planning Commission's
meeting next week. Notices were mailed to property owners, placed in the newspaper, and
rezoning signs have been placed in and near the areas to be rezoned. Following the
Planning Commission’s public hearing, the Commission’s recommendations on these City-
initiated changes will be forwarded to the City Council for consideration.

Background Information

In 2009, the Planning Commission and its Master Plan and Zoning Committee conducted an
extensive review of the Eleven Mile and Beck Roads area as part of a larger Master Plan for
Land Use Review. This Master Plan Review concluded that the properties in the Study Area
(located about one- hoif to three- quc:n‘ers of a mile from Grand River Avenue) were a logical
location for medium- intensity uses that
would provide a fransition between the
higher intensity land uses located near
Grand River Avenue and neighboring one-
family detached residential, if the form and
scale of the fransitional developments
maintained a residential character.

The adopted 2010 City of Novi Master Plan
for Land Use includes a new future land use
category, Suburban Low-Rise. The area
designated for planned suburban low-rise
uses is located near Eleven Mile Road
between Wixom and Beck Roads (see map

EDUCATIONAL FACILITY

SINGLE FAMILY to the left with areas striped in
SUBURBAN LOW-RISE yellow/brown). These areas are generally
B rueccear separated from detached one-family uses

2010 Master Plan for Land Use Future Land Use Map




by secftion line roads and areas planned for public parks and educational uses.

The Master Plan describes the Suburban Low-Rise use area as maintaining a low-rise single-
family residential character while providing a fransition between adjacent one-family
dwellings and higher intensity uses. The Master Plan includes a set of godals, objectives and
implementation strategies that promote the creation of a *form-based” zoning district that
permits attached single family and low-density multiple family residential, community service,
human care, civic, educational, public recreation and office faciliies and prohibits
detached one-family residential, retail and personal service uses.

PSLR Uses
The proposed Planned Suburban Low-Rise Overlay District would permit a variety of
moderate-intensity land uses. These uses include the following:
e Aftached single-family dwellings (fownhouses which are technically defined as
multiple family dwellings in the Zoning Ordinance);
Low-rise multiple family dwellings;
Independent and congregate elderly living facilities;
Assisted living, convalescent and hospice care facilities;
Live/work mixed use buildings;
Day care centers;
General offices, medical offices, laboratories and clinics;
Religious centers and customary accessory uses;
Public and private schools;
Publicly owned recreational facilities;
Community buildings or cultural facilifies; and
Mixed use buildings with two or more of the permitted uses.

The District would not permit the following higher-intensity commercial uses:
Personal services;

Retail sales {except as an ancillary use to a photography, art or craft studio);
Restaurants;

Hotels/motels;

Repair shops;

Private recreation and fitness facilities;

Theaters; drive through facilities;

Financial institutions; and

Private clubs.

Additionally, a PSLR Development Agreement could limit or eliminate any of the underlying
disfrict uses, including detached single-family residential.

Form-Based Standards

The proposed “form-based” standards would provide regulations to maintain the desired
residential appearance of the area. When viewed from the section line roads (Wixom,
Eleven Mile and Beck Roads), a person would see buildings similar in height and design to
detached single-family dwellings in the area and a landscaped berm. An occasional
emergency access driveway and parking lot lighting would be visible until the landscaping




matured. The ordinance also provides that driveway entrances fo the developments would
be from new local streets. Along the new local streets, a person would view sidewalks and
bike paths, pedestrian amenifies, pedestrian-scaled lighting, and moderately size buildings
with architectural features as commonly seen on single-family homes. The buildings would
be located close to the street and parking areas would be located behind the buildings and
would be generally out of view. Limited size signage would identify the developments.

The scale and character of the permitted uses would be confrolled with a set of “form
based” provisions that include site layout, internal road and building facade requirements.
These provisions include the following:

e A 50-foot wide buffer with a landscape berm along section line roads to soften the
view from these roads and provide additional buffer from any nearby one-family
residential developments;

e Buildings will fronf on and have access to local streefs to help maintain a one-family
residential look along the section line roads;

e Buildings will be setback a minimum of 30 feet from the road right-of-way or easement
and a maximum of 75 feet to promote a one-family residential look and make the
buildings more pedestrian- and bicycle-friendly.

e Buildings will have a maximum footprint of 25%, a maximum building length and width
of 180 feet, and a maximum building height of 2% stories and 35 feet. These
restrictions will limit the scale of any development to help maintain a transitional scale
of development between the neighboring one-family homes and the higher intensity
developments to the north;

e Buildings will have facade shifts af least every 50 feet, doors placed at least every 60
feet, single family residential design features, gabled or hip roofs, single family
residential siding materials, and truck unloading facilities will be in rear of the building
and screened to promote a single family residential look along the local streets; and

e Streets will include pedestrian and bicycle facilities with pedestrian streetscape
amenities and pedestrian scale lighting to encourage non-motorized travel.

Overlay District Review Process

The proposed zoning ordinance text amendment would create a PSLR Overlay district, and
the zoning map amendment (being proposed simultaneously) would identify the properties
being covered by the new district. If approved, the new ordinance would not create a non-
conformity with the existing uses, but allow an applicant the opportunity to request one or
more of the additional identified uses. This PSLR overlay ordinance—like the Planned
Rezoning Overlay ordinance—contemplates a 2-step development process, involving the
adoption of a concept plan and approval of a development agreement, followed by site
plan review:

e Concept Plan and Development Agreement: The applicant would submit a concept
plan allowing the City Council to exercise its discretion to approve the concept plan
and grant ordinance deviations in the process, if requested. Approval of a concept
plan would at a minimum, establish the location of ufilities, drainage facilities, new
streets, and pedestrian and bicycle facilities and amenities. The Plan could also
propose the location of open space, parking, building and uses, and propose
landscaping and fagade elements. The Plan could depict proposed deviations {if




any) from ordinance regulations and it could depict development phases if a project
is proposed for phased construction. The PSLR Agreement would set the uses and
terms of the rezoning and incorporate the PSLR Concept Plan.

e Site Plan Review: The Concept Plan and Development Agreement step is followed by
the typical site plan review procedure, in which the City verifies that the plans comply
with the concept plan, the agreement, and the zoning ordinance.

Stakeholder Involvement

The proposed PSLR concepts and draft Zoning Ordinance language were reviewed with
several stakeholders and property owners in the area. In addition, a letter has been sent to
each property owner in the area to be rezoned explaining the benefits of the proposed
overlay district. Recently, staff has received a hnumber of phone calls from property owners
and community members seeing the rezoning signs that have been installed along Eleven
Mile Road, Beck Road and Wixom Road. Additional opportunities for public comment will
be at the Planning Commission public hearings on October 5,

Conclusion
The adoption of the proposed PLSR Overlay District text, the proposed Zoning Map and Sign
Ordinance amendments are recommended by staff for a number of reasons:

e These amendments will fulfill the Master Plan for Land Use's implementation strategy to
create a Planned Suburban Low-Rise form-based zoning district.

e The new Overlay District would permit an expanded set of moderate-intensity
development opportunities that could benefit the City as a whole while profecting
the property values of the neighboring detached single-family home neighborhoods
by limiting the scale and maintaining a residential character to any new
development.

e Moderate-scale and intensity development could increase City tax revenues beyond
that which would occur if the properties were developed as currently zoned for
detached single-family and general industrial uses.

e Moderate-density residential development could also increase the demand for retail,
office and industrial floor space in the City and increase housing options that could
help aftract more young families and seniors to the City.

Planning Commission Action

On October 5%, the Planning Commission is asked to hold the public hearing for the three
separgte agenda items: the zoning ordinance amendment, the zoning map amendment
and the sign ordinance amendment, in order to gather any remaining public comment on
these matters. The Planning Commission will be asked to review the matters and make
recommendations to the City Council on these City-initiated requests.
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STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI
ORDINANCE NO. 11- 18 - 253

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18 AS AMENDED, THE CITY OF NOVI
ZONING ORDINANCE, ADDING ARTICLE 23B, PSLR, PLANNED SUBURBAN LOW-RISE
OVERLAY DISTRICT; TO AMEND ARTICLE 24, SCHEDULE OF REGULATIONS, SECTION 2400
HEIGHT, BULK, DENSITY AND AREA BY ZONING DISTRICT, TO ADD REQUIREMENTS FOR
THE PSLR OVERLAY DISTRICT AND TO AMEND ARTICLE 25 GENERAL PROVISIONS
SECTION 2509 LANDSCAPING STANDARDS,SECTION 2519 PERFORMANCE STANDARDS
AND SECTION 2520 EXTERIOR BUILDING WALL FACADE MATERIALS TO ADD
REQUIREMENTS FOR THE PSLR OVERLAY DISTRICT.

THE CITY OF NOVI ORDAINS:

Part I. That Arficle 23B, PSLR, Planned Suburban Low-Rise Overlay District is added 1o
read as follows:

ARTICLE 23B. PSLR, PLANNED SUBURBAN LOW-RISE OVERLAY DISTRICT

Section. 2300B. Intent

The infent of the PSLR, Planned Suburban Low-Rise Overlay District, is fo promote the
development of high-quality uses, such as low-density multiple family residential,
office, quasi-public, civic, educational, and public recreation facilities that can
serve as transitional areas between lower-intensity detached one-family residential
and higher-intensity office _and retail uses while protecting the character of
neighboring areas by encouraging high-quality development with single-family
residential _design features that will promote g residential character to the
streetscape. Uses not contemplated in the district include personal services, retail
sales (except as an _ancillary use to a photography, art or craft studio located in a
live-work unit), restaurants, hotels, motels, repair shops, private recreation and fithess
facilities, theaters, drive-through facilities, financial institutions and private clubs.

Section. 2301B. Definitions

The following definitions shall apply in the interpretation of this Article.

PLANNED SUBURBAN LOW-RISE {PSLR) OVERLAY DISTRICT CONCEPT PLAN

A plan prepared by a licensed professional, for development of the property that is
described in the PSLR Overlay Development Agreement Application that shows the
location of natural features, existing improvements and proposed infrastructure and
may show the general location of buildings, structures, other improvements, phasing
and ordinance deviations on, and in some cases adjacent 1o, the property in the
Petition, to be used as the guiding or general plan for the development of the area
described in the PSLR Overlay Development Agreement. The PSLR Concept Plan
shall be made a part of the PSLR Overlay Development Agreement.
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PLANNED SUBURBAN LOW-RISE (PSLR) OVERLAY DISTRICT DEVELOPMENT AGREEMENT
An agreement between the City and the property owner(s) of the land depicted in
the PSLR Overlay Development Agreement Application that incorporates the PSLR
Overlay District Concept Plan and specifies the terms and provisions upon which
City Council gpproval is based and the uses that will be contemplated.

Section 2302B. Principal Uses Permitted

In areas identified on the zoning map for PSLR, Planned Suburban Low-Rise Overlay,
all Principal Uses Permitted and Principal Uses Permitted Subject to Special
Conditions in the underlying zoning district shall continue 1o be permitted as
regulated in the underlying zoning district.

Section 2303B. Additional Overiay Uses Permitted Subject to Required Conditions

The following additional uses shall be permitted in_areas identified on _the zoning

map_ for PSLR, Planned Suburban Low-Rise Overiay, subject to the conditions,

restrictions and requirements listed in Sections 2304B, 23058, 23068B:

1. Low-rise multiple-family residential uses, up to a maximum of 7.3 dwelling
units per gross acre, excluding existing road rights-of-way.

2. Independent and congregate elderly living facilities, as defined by
Section 201.

3. Assisted living facilities, convalescent homes, and hospice care facilities.

4, Live/work units — Dwelling units providing for living and working areas,
subject to the following restrictions:

a. Units must contain at least one bedroom, one bathroom, and kitchen
facilities;
b. Minimum floor area per live/work unit shall be seven hundred fifty (750)
square feet.
c. In addition to residential uses the following uses shall be permitted:
i. Photography, art, craft, music and similar studios.
i. Professional offices of architects, engineers, lawyers,
accountants of other similar professionals.
d. Employees shall be limited fo residents of the live/work unit and up to two
(2) additional employees.
e. Maximum 7.3 dwelling units per gross acre excluding existing road rights-
of-way.

5. Day care centers and adult day care centers, subject to the standards
provided in Section1102.4 except that the vehicle access, setback and
facade requirements shall not apply.

6. General office uses for any of the following occupations: executive,
administrative, professional, accounting, writing, clerical, drafting or sales.
Medical offices, including laboratories and clinics.

Religious centers and other places of worship, along with rectories,

parsonages, schools, recreation facilities and other uses customarily

accessory to the place of worship.

9. Public, parochial and private elementary, intermediate or secondary
schools, offering courses in general education, colleges, universities,
business training schools, and frade schoois

10. Publicly owned and operated parks, parkways and recreation facilities.

® N
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11. Non-profit community buildings and cultural facilities established primarily
to provide services to the community, such as, but not limited to,
museums, senior centers, performing arts centers, indoor recreation
centers.

12. Mixed-use buildings with two (2) or more of the above permitted uses.

13. Uses similar to those listed above, as determined by the City Council.

14, Accessory buildings, structures and uses customarily incidental to the
above uses, subject to the following:

a. Accessory buildings and structures shall be located in the rear yard or
interior side yard.

b. Accessory buildings shall be constructed of the same materials as the
principal building(s), and shall not exceed 25% of the floor space of the
principal building.

Section 2304B. General Overlay Use Requirements

The Planned Suburban Low-Rise [PSLR) Overlay District uses listed in Section 2303B
shall only be permitted on land subject to an approved PSLR Overlay Development
Agreement between the City of Novi and the property owner(s). The City Council,
following a public hearing held by the Planning Commission and in receipt of a
recommendation from the Planning Commission, may approve a PSLR Overlay
Development Agreement together with a PSLR Overlay Concept Plan setting forth
the uses and improvements authorized and the terms and conditions upon which
they are authorized.

An Applicant, in seeking approval of a PSLR Overlay Development Agreement, shall
submit to the City an Application with a proposed PSLR Overlay Concept Plan. The
following items shall be included with the Application.

1. A PSLR Overlay Concept Plan, prepared by a professional engineer,
landscape architect or architect registered in the State of Michigan, that
includes the following minimum components:

a. Legal description and a graphical depiction of the dimensions;

b. Existing zoning of the property and all adjacent properties;

c. Location of existing flood plains, lakes, waterways and wetlands and a
conceptual plan depicting the proposed impact upon these features
and any proposed mitigation of such impacts;

d. Location of City of Novi regulated woodlands as well as a conceptual
plan depicting the proposed impact upon regulated woodlands and
proposed mitigation (if any);

e. Existing and proposed rights-of-way and pavement width of all
adjoining and internal roads, and a layout of all proposed roads and
drives including acceleration, deceleration, and passing lanes;

Bicycle and pedestrian facilities plan:

Conceptual storm water management plan:

Conceptual utility plan;

Building, parking and wetland setback requirements;

Conceptual building size, use, type, footprint and location plan;

Conceptual open space/recreation plan;

. Conceptual streetscape and landscaping plan;
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Page 3 of 15



and may contain the following optional components (when applicable):

Fm. Parking plan:

kn. Building size, use, type, footprint and location defails;

Lo. Residential density calculations, number and types of units;
mep. Detalled oSpen space/recreation plan;

AQ. CenceplualDelalled streetscape and landscaping plan;

or.Graphic _depiction of each deviation from the applicable ordinance
regulations which will be sought to be approved; and
£-s.Phasing plan.

2. A Community Impact Statement when the petition area is ten (10) acres
or larger.

3. A Traffic Impact Study as required by the City of Novi Site Plan _and
Development Manual.

4, Proposed ordinance deviations with supporting narrative(s).

As part of the approval of a PSLR Overlay Concept Plan and PSLR Overlay
Development Agreement, departures from compliance with the standards in this
Article and other articles of the Zoning Ordinance may be authorized on the
condition that there are specific, identified features or planning mechanisms
deemed beneéeficial to the City by the City Council which are designed into the
project for the purpose of achieving the objectives for the District. Any
deviations from the requirements of Section 2305B shall require the Applicant to
provide substitute safeguards for each regulation for which there is
noncompliance, in whole or in part, in the PSLR Overlay Concept Plan.

Section. 2305B. Required PSLR Overlay Use Standards/Conditions for uses permitied
subject to special conditions.

The following standards and requirements shall apply to all uses permitted in Section
2303B in the PSLR Overlay District and shall be incorporated into all PSLR Overlay
Concept Plans and Site Plans:
1. Site Standards.
a. Buildings shall front either on a dedicated non-section line public street
or an approved private drive. An approved private drive is defined as a
non-dedicated street constructed in accordance with the City of Novi
Design and Construction Standards for private roads or streets and in
accordance with specifications for site plan approval as referred to in
this Ordinance.
b. Buildings shall meet the following setback requirements:

e Front yard or exterior side yard adjacent to roads and
drives (other than planned or existing section line road
rights-of-way )- minimum of thirty (30) feet and a maximum
of seventy-five (75) feet.

e Exterior side yard adjacent to planned or existing section
line road right-of-way — minimum of 50 feet.

o Other interior side and rear yards — minimum of 30 feet.

Other buildings — minimum of thirty (30) feet. Corner-to-
corner relationships shall be a minimum of fifteen (15) feet.
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All buildings, parking lots and loading areas shall be separated from all
existing or planned section line road rights-of-way as defined in Chapter
11 - Design and Construction Standards by a fifty (50) foot wide
landscape buffer containing an undulating, three (3) to five (5) foot tall
landscaped berm. Such berm(s) and plantings shall be as provided in
the landscaping standards of Section 2509.3.
Parking spaces for all uses in the District, except for townhouse style
multiple-family dwellings that provide private garages for each dwelling
unit, shall meet the following reguirements:
e Off-street parking shall be located only in the rear yard or interior side
yard.
= Off-street parking shall be screened from the view from adjacent
streets by a three (3) to five (5) foot undulating landscape berm as
provided in the landscaping standards of Section 2509.3.
= Parking spaces and access aisles shall be a minimum of fifteen (15)
feet from all buildings, except as provided in residential driveways.
= Parking lots and access aisles shall meet the following setback
requirements:
= Front yard parking is not permitted, except that parking spaces
for townhouse developments shall be permitted in the front
yard setback when the parking area is also a driveway access
1o a parking garage contained within the unit.
= Exterior side yard adjacent to a section line road — minimum of
50 feet.
= Exterior side vard adjacent to a local street — minimum of 30
feet.
= |nterior side yards adjacent to single family residential districts —
minimum of 30 feet.
= |nterior side vards not adjacent to a single family residential
district — minimum of 15 feet.
. Multiple-family residential developments shall provide open space

recreation areas that meet the following requirements:

e Fach dwelling unit shall have a minimum of fwo-hundred (200) sguare
feet of private open space adjacent to and accessible directly from
the dwelling unit. This open space may include covered porches,
patios and balconies.

o All residential developments shall provide common open space areds,
enhanced with play structures, furniture, and landscaping as central to
the project as possible.

e Active recreation areas shall be provided in__all residential
developments, with at least fifty percent of the open space area
provided 10 be designed for active recreation.

e Active recreation area shall consist of a minimum of ten percent (10%)
of the site areaq.

All uses involving the receipt and of goods or services shall have a truck

loading and unloading areda and comply with Section 2507.2.
. Off-street parking shall be provided as required in Section 2505 and

Secition 2506 of this Ordinance.
. _The maximum overdll horizontal length of any one building or group of

buildings attached together over any portion of d common party wdall,
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or _other architectural feature which attaches buildings together, shall

not exceed one hundred eighty (180) feet. The overall horizontal length

requirement _may be modified by the City Council if the following

conditions are met:

e The building includes common areas with a minimum capacity of fifty
[50) persons for recreation, dining or social activities; and

e The building is setback an additional one (1) foot for every three (3)
feet of building length in excess of 180 feet from all property lines
abutting a residential district. In no _case shall the building length
exceed three hundred and sixty {340) feet.

i. Landscaping throughout the site shall be provided as set forth and
regulated in Section 2509 of this Ordinance. All sites shall include
streetscape _amenities such as but not limited to benches, pedestrian
plazas, etc.

. _Outdoor lighting of parking lots, access drives, and pedestrian _and
bicycle facilities, shall meet the requirements of Section 2511 and the
following additional special conditions:

i. The height of light fixtures shall not exceed twenty (20) feet.
ii. All fixtures shall have a cut-off angle of ninety (90) degrees or less.
i, No direct light source shall be visible at any property line abutting

a section line road right-of-way at ground level. iv. Maximum
illumination at the property line shall not exceed one-half (%) foot-
candle.

2. Circulation Standards.

All uses that include the construction of a new building shall be designed, to

the extent possible, with full fime access drives connected only 1o non-

section line _roads. Emergency access routes normally closed with an
emergency access gate may be connected to section line roads when no
other practical location is available:

a. New public or private local streets shall be designed to provide public
access connections to neighboring properties at location(s) acceptable
to the City and the neighboring property owners.

b. New sireets shall include public pedestrian and bicycle facilities, as
follows:

i. All_ new streets shall be designed as bicycle/pedestrian focused
corridors as outlined in the City of Novi Non-Motorized Master Plan and
include design features that will result in motorists driving at speeds
typically found on non-arterial residential streets.

i. All buildings and active recreation open space areas shall be
connected to the City's existing or planned bicycle and pedestrian
facilities.

ii. Where existing non-motorized facilities do not exist on adjacent
neighboring properties, facilities shall be stubbed to the property line.

3. Building Design Standards
All buildings shall meet the following requirements:
a. Maximum building height shall be thirty-five feet or two and one-hgaif (2

') stories.
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b. All buildings shall be consfructed with _a “single-family residential

character” and include the following design features, unless the
Planning Commiission, upon recommendation from the City's facade
review consultant, determines that the feature(s) does not add to the
residential character of the building:

Building Footprint/Shape

Buildings shall include facade variations with shifts in the plane of walls,

set backs, step-backs, reveals, overhangs, and details in order to create

variations in a building’s facade and shall include the following footprint
features:

= Offsets in the facade plane shall be provided at least every fifty (50)
feet, with a minimum offset of four (4) feet.

= Al front and rear building elevations shall have ground floor
pedestrian entrance doors spaced no more than every sixty (60)
feet.

s All pedestrian_entrance doors shall be recessed from the building
plane by at least four (4) feet or shall be located under a covered
porch that has a minimum width of at least six (6) feet and a depth
of at least four (4) feet.

Roofs

All building roofs shall meet the following requirements:

e Roofs shall be designed with gable and/or hip roof lines. Attached
accessory structures for utility boxes and HVAC or with a similar
function may be of an alternative roof design provided it is less than
ten percent {10%) of the total roof area as viewed in each elevation
of the facade plan.

e Roof designs shall include multiple dormers and/or gable roof
features to limit the amount of roofing material visible on any facade
elevation to a maximum of seventy percent (70%) of any elevation
above the eave or gutter line of the roof.

e Roof designs shall include a minimum of a one (1) foot roof
overhang, be designed with gutters and downspouts to prevent
sheet flow of water from the roof, and have a minimum roof pitch of
6:12.

o All roofs shall be of a shingle or tile design and of fiberglass, asphalt,
wood, slate, ceramic files, or metal.

e Notwithstanding the above, solar collectors may replace any portion
of aroof.

Windows

e All windows shall be of a multiple pane or divided light design. The
maximum pane or undivided light size shall not exceed six (4) square
feet.

e Windows shall hot exceed fifteen (15) feet in width and shall be
separated from another window by at least two (2) feet.

¢ Windows shall be framed with window frim such as shutters or
decorative moldings.
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Facade Materials
All building facades shall be include g variety of siding fexfures and
colors, and be of maiterials typically found on single-family residential
homes in _Novi and shall not exceed the maximum allowable
percentages as listed for Facade Region 1 in Section 2520, except that
there shall be no use of flat metal panels, standing seam metal, spandrel
glass, display glass, EIFS, granite, marble or ‘C’ brick.

The City Council may permit building designs that do not meet the
above reguirements if it makes a finding, following recommendation
from the City's consulting architect, that the proposed facade meets
the intent of this section and has a ‘‘single-family residential character”
and is in general compligance with the approved PSLR OQverlay
Development Agreement and PSLR Overlay Concept Plan.

Section 2306B. PSLR Development Agreement Application Review and Approval.

PSLR Development Agreement Applications are subject to review and gpprovdl

as provided in this Section.

1.

Pre-Application Conference. Prior to submittal of o PSLR Overlay
Development Agreement Application and PSLR Overlay Concept Plan,
the Applicant shall apply for and attend a Pre-Application Conference
with _the Planning Division, and other appropriate officials deemed
necessary by the Planning Division. Prior to the meeting, the Applicant
shall provide to the Planning Division a brief narrative of how the
development meets or exceeds the standards of this ordinance.

Planning Commission Review. After the Pre-Application Conference and
upon receipt of PSLR Overlay Development Agreement Application and
PSLR Overlay Concept Plan submittal, the Application shall be referred to
the Planning Commission. The Planning Commission shall hold a public
hearing and provide its report and recommendation to the City Council
with regard to the PSLR Overlay Development Agreement Application
and the PSLR Overlay Concept Plan. In making its recommendation 1o the
City Council, the Planning Commission shall evaluate the PSLR Overlay
Development Agreement Application and PSLR Overlay Concept Plan for
eligibility and compliance with the dbove reguirements, conditions and
requirements and with the following:

d. The PSLR Overlay Development Agreement and PSLR Overlay
Concept Plan will result in a recognizable and substantial benefit to
the ultimate users of the project and 1o the community.

b. In relation o the underlying zoning or the potential uses contemplated
in the City of Novi Master Plan, the proposed type and density of use(s)
will not result in an unreasonable increase in the use of public services,
facilities and utilities, and will not place an unreasonable burden upon
the subject property, surrounding land, nearby property owners and
occupants, or the natural environment.
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c. Inrelafion to the underlying zoning or the potential uses confemplated
in_the City of Novi Master Plan, the proposed development will not
cause a_negative impact upon surrounding properfies.

d. The proposed development will be consistent with the godls and
objectives of the City of Novi Master Plan, and will be consistent with
the requirements of this Arficle.

City Council Review. The City Council, after review of the Planning

Commission's recommenddation, consideration of the input received at
the public hearing, and review of other information relative to the PSLR
Overlay Development Agreement Application and PSLR Overlay Concept
Plan, may take one of two actions:

Q. Indicate its tentative approval of the PSLR Overlay Development
Agreement Application and PSLR Overlay Concept Plan, and
direct the City Administration and City Attorney 1o cause 1o be
prepared, for review and approval by the City Council, a PSLR
Qverlay Development Agreement; or

b. Deny the proposed PSLR Overlay Development Agreement
Application and PSLR Overlay Concept Plan.

If the PSLR Overlay Development Agreement Application and PSLR
Overlay Concept Plan are denied, the City Council shall make findings
with regard to the standards set forth in this Article.

If tfentative approval is offered, following preparation of a proposed PSLR
Overlay Development Agreement, the City Council shall make a final
determination with regard o the Application. The City Council may deny
the PSLR Overlay Development Agreement Application and PSLR Overlay
Concept Plan _or may approve the PSILR Overlay Development
Agreement Application and PSLR Overlay Concept Plan. The City Council
shall make findings with regard 1o the criteria established in this Article.

PSLR Overlay Development Agreement. The approved PSLR Overlay
Development Agreement, including the PSLR Overlay Concept Plan, shall
be executed by the City and the Applicant and be recorded in the office
of the Oakland County Register of Deeds. Final approval of the PSIR
Overlay Development Agreement and PSLR Overlay Concept Plan shall
be effective upon recording. Physical development of the site shall be in
accordance with the approved PSLR Overlay Development Agreement
and PSLR Overlay Concept Plan and shall not be commenced until after
a Final Site Plan is approved for any site within the area depicted in the
PSLR Overlay Development Agreement.

Amendments. Amendments to the approved PSLR Overlay Development
Agreement Application and the PSIR Overlay Concept Plan shall follow
the same procedure as would a new PSLR Overlay Development
Agreement Application and PSLR Overlay Concept Plan.
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Section 2307B. Review and Approval of Site Plans.
Submission of a site plan for a development permitted within the PSLR Overlay

District may be made after City Council approval of the PSLR Overlay

Development Agreement and PSLR Overlay Concept Plan.

d.

b.

Preliminary site plans shall be reviewed and approved by the Planning

Commission.

Final Site Plans may be reviewed and approved adminisirafively unless
the Planning Commission directs otherwise at the time of Preliminary
Site Plan approval.

Site plans meeting the requirements for administrative review in Section
2516.1.c shall be reviewed and approved administratively.

No building permit shall be issued for any building or structure within
the petition area until a Final Site Plan for the project has been
approved. Site plans shall be reviewed in _accordance with the
requirements of Section 2516 and Article 23B of this Ordinance and for
general compliance with the approved PSLR Overlay Development
Agreement and PSLR Overlay Concept Plan.

Part Il. That Article 24 Schedule of Regulations is amended to read as follows:
ARTICLE 24 SCHEDULE OF REGULATIONS

Section 2400 Schedule limiting height, bulk, density and area by zoning district.

RA to GE requirements in table — [unchanged]

Minimum Maximum Minimum Minimum
Zoning Height of Yard Setback | Pkg. Setback®, **
Lot Size for | Structures | (Per Lotin Feet) | (Per Lot in Feet)

Each Unit
Zoning District |Area|Width |Stories| Feet |Front| Each |Rear|Front| Each | Rear Open Maximum
in in Side Side Space %
Sq. | Feet Area of Lot
Ft. Areq
or Covered
Ac. (By All
Buildings)
P Planned {{a) |({a) [21/2 |35 See Sec. 2305B 25%
Suburban
Low-Rise
Overlay
uses
[Sec.
23038

Table footnotes — [unchanged]

Balance of Article — [unchanged]
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PART IlIl. That Article 25, General Provisions, is amended o read as follows:

Sections 2501.-2508. [no change]

Section 2509. Landscape Standards: Obscuring Earth Berms and Walls, Rights-of-
Way Buffers, and Interior and Exterior Landscape Plantings.

1. 1o 2. [unchanged]

3. Landscape Requirements.

a. [unchanged]

b. Adjacent to Public Rights-Of-Way.

(1) [unchanged]

(2) Requirements. Landscape plantings shall be installed and

maintained adjacent to existing or proposed public
rights-of-way according to the standards set forth on the
Right-of-Way Landscape Screening Requirements Chart,
and as otherwise established in this ordinance, including
the individual zoning district, and in the Landscape
Design Manuadil.

(a) There shall be provided adjacent to the abutting
right-of-way or private road a landscape area of
sufficient width to accommodate a required berm as
indicated in the Right-of-Way Landscape Screening
Requirements Chart, except in those use districts or
development options that require a greater
greenbelt, or except as otherwise provided in the TC
and TC-1 districts.

Right-of-Way Landscape Screening Requirements Chart

Requirements:
Use Zoning Berm Green- Min. Min. Berm (3" Wall Canopy |Sub- In area
Located |belt width [berm |Height (9) decid. or |canopy |between
(2) (3) (5) |[crest large decid. |[sidewalk
width evergreen |Trees 1 and curb,
frees 1 per: (2} |plant 1
per: (1) (10) canopy
(10) decid.
free per;
(1) (6) (10)
Single Family [R-A, R-1, 34 ft. 4 1t. 4 ft, N/A 3511, 20 1.f. 3514
Residential R-2, R-3,
R-4
Two Family RT Adjacent |20 ft. 2 ft. 3 ft. (4) (7) (8) |[351.f. 20 1.f. 351.f.
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Residential

to
parking

No
parking

30 fi.

4 ft.

4 ft.

(4)(7) (8)

3511,

2511

45 |.f.

Mutti Family
Residential

2, MH

RM-1, RM- [ Adjacent

to
parking

20 ft.

2 ft

3ft

(4) (7) (8)

3511,

20 Lf.

3511

No
parking

34 ft.

4 f1.

4 ft.

(4) (7) (8)

3511,

2511

45 |.1.

Commercial/
Office

NCC, C,
0s-1,08-
2, OSC,
OST,B-1,
B-2, B-3

Adjacent
to
Parking

20 .

21t

31t

(4) (7)

3511,

20 |1,

351f.

No
parking

25 ft.
except
OS-1 & B-1
=20 ft.

3ft.,

t OS-1
& B-1
=21t

3t

excep |except

OS-1 & B-1
= 2% ft.

(4 (7)

40 1.f.

2511

45 |1,

Industrial

-1, 1-2

Adjacent
to
Parking

25 ft.

31l

3ft

40 1.

30 L.f.

45 1.1.

No
parking

25 ft.

40 1.1,

3511

55 1.1

Downtown

TC, TC-1

Adjacent
to
Parking

20 ft.

(7) (8)

2511,

15 1.

No
parking

(7) (8)

30 Lf.

2011

Misc. Large
Use

P-1, Expo,
EXO, RC,

Adjacent
fo
Parking

20 ft.

2t

4 (7)

30 1.f.

2011

45 \.f.

No
parking

31t

(4) (7)

35 1.1

25 1.f.

55 11,

Planned
Suburban
Low Rise

]
923
=
A0

Parking
and
buildings
adjacent
loa
section
line road
right-of-
way

Z
=

o}
permitted

3511

20 L.

35|15

Parking
adjacent
o other
right-of-
ways

Front of
principal
building

No

pemitted

=

35 L1,

20 1.1,

3511

s (1) to (12) [unchanged]

(b)to (f) [unchanged]

3) [unchanged]

c. to f. [unchanged]

4. 1o 6. [unchanged]
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Sections 2510.-2518. [no change]
Secftion 2519. Peformance Standards.

No use otherwise allowed, shall be permitted within any district which does not
conform to the following standards of use, occupancy, and operation, which
standards are hereby established as the minimum requirements to be maintained
within said area:

1. 10 9. [unchanged]
10. Noise.
a. [unchanged]
b. Noise Disturbances.
(1) and (2) [unchanged]

(3) The measurement of sound level shall be made at a
height of five (5) feet (+ or -), at a horizontal distance of
five and one half (5.5) feet (+ or -) from a lot line or right-
of-way line on any lot or right-of-way other than that on
which the sound source or sources being measured is
located.

The sound level meter shall be a Type | or Type ||
instrument, adjusted to measure dB(A) sound levels using
fast meter response. The instrument calibration shall be
verified before use. A wind screen shall be used and no
measurement shall be made when the wind speed is in
excess of 12 miles per hour.

TABLE A
A-WEIGHTED SOUND LEVEL

LIMITS DECIBELS

RECEIVING ZONING DISTRICTS

R-1, R-2, R-3, R-4, RT, NCC, B-1, B-2, B-3, EXPQO, EXQO, OS-1, OS-2,
RA, RM-1, RM-2, MH OSC, 1C, TC-1, RC, FS, C, I-1, I-2, P-1, PSLR

Night Day Night Day Time Hours
Time Time Time Decibels
Hours Hours Hours
Decibels Decibels Decibels

55 60 70 75
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(4) to (6) [unchanged]

C. [unchanged]

Section 2520. Exterior Building Wall Facade Materials.

The purpose of this section is to provide a consistent and equitable set of exterior
building wall material standards, the intent of which is o create, enhance and
promote the qualitative visual environment of the City of Novi. Also, the intent is to
encourage developers and their architects o explore the design implications of
their project to the context of the site, surrounding area and the City, and to provide
the Planning Commission with a sense and appreciation for the design process. This
Section is not intended to regulate the quality, workmanship and requirements for
materials relative to strength, durability and endurance, maintenance,
performance, load capacity, or fire resistance characteristics.

1. 1o 14. [unchanged]

SCHEDULE REGULATING FACADE MATERIALS

REGION BUILDINGS LOCATED INTHE TC, TC-1 (NOTE 7), RC, RA, R, RM-1, RM-2

1 PSLR, AND GE DISTRICTS AND ALL BUILDINGS LOCATED WITHIN 500 FEET
OF THE R.O.W. OF A FREEWAY OR MAJOR THOROUGHFARE, AS DEFINED
IN THE CITY'S MASTER PLAN FOR LAND USE.

REGION ALL BUILDINGS IN DISTRICTS OTHER THAN I-1 AND [-2, OTHER THAN THOSE

2 IN REGION 1.

REGION BUILDINGS IN -1 AND [-2 DISTRICTS, OTHER THAN THOSE IN REGION 1.

3 :

FACADE REGIONS
MAXIMUM ALLOWABLE PERCENTAGES table [no change]

NOTES:
Notes 1. to 6. [unchanged]

7.

Refer also to Sec. 1602.9 for additional TC and TC-1 districts facade
requirements and Section 2305B.3 for additional PSLR overlay district
facade requirements.

Notes 8. to14. [no changel]

GENERAL NOTES: [no change]

Sections 2521. and 2522. [no change]

PART IV.
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Severability. Should any secftion, subdivision, clause, or phrase of this Ordinance b e
declared by the courts to be invalid, the validity of the Ordinance as a whole, orin
part, shall not be affected other than the part invalidated.

PART V.

Savings Clause. The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect or impair any act done, offense committed, or right
accruing, accrued, or acquired or liability, penalty, forfeiture or punishment,
pending or incurred prior to the amendment of the Novi Code of Ordinances set
forth in this Ordinance.

PART VL.

Repedler. All other Ordinance or parts of Ordinance in conflict herewith are hereby
repealed only to the extent necessary to give this Ordinance full force and effect.

PART VIl.

Effective Date: Publication. Public hearing having been held hereon pursuant to the
provisions of Section 103 of Act 110 of the Public Acts of 2006, as amended, the
provisions of this Ordinance shall be published within fifteen (15} days of its adoption
by publication of a brief notice in a newspaper circulated in the City of Novi stating
the date of enactment and effective date, a brief statement as to its regulatory
effect and that a complete copy of the Ordinance is available for public purchase,
use and inspection at the office of the City Clerk during the hours of 8:00 A.M. 1o
5:00 P.M., Local Time. The provisions of this Ordinance shall become effective seven
(7) days after its publication.

MADE, PASSED, AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF NOVI,
OAKLAND COUNTY, MICHIGAN, ONTHE ___ DAY OF . 2011.

DAVID LANDRY, MAYOR

MARYANNE CORNELIUS, CITY CLERK

Avyes:

Nays:
Abstentions:
Absent:
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EXCERPTS from the City of Novi 2010 Master Plan for Land Use

Suburban Low Rise

This land use is designated for suburban low rise uses including attached single family
residential, multiple family residential, institutional and office uses when developed under a
set of use and design guidelines to keep the residential character of the area and minimize
the effect that the transitional uses would have on nearby single family residential properties.

GOAL: Provide for planned development areas that provide a transition between high
intensity office, industrial and commercial uses and one-family residential uses.

Objective: Provide for form-based, low-rise, suburban development options to promote the
development of key areas that can provide a transition from higher intensity office and retail
uses to one-family residential developments that include access, design and uses standards
that promote a residential character to the streetscape and provide increased economic
value.

Implementation Strategy: Create a Planned Suburban Low-Rise form-based zoning district
that permits afttached single family and low-density multiple family residential, community
service, human care, civic, educational, public recreation and office facilities. This new
district will provide a transition area from higher intensity commercial, office or industrial
areas to one-family residential uses. This district would be located where the natural and built
environment provides defined borders to provide separation from one-family residential
area. Detached one-family residential uses would not be permitted in this district. The district
would be designed to reduce fraffic, environmental and visual impacts while providing
higher intensity use than detached one-family districts while maintaining a residential
character.

GOAL: Create, preserve and enhance quality residential areas in the City.

Objective: Atiract new residents to the City by providing a full range of quality housing
opportunities that meet the housing needs of all demographic groups including but not
limited to singles, couples, first time home buyers, families and the elderly.

Implementation Strategy: Continue to provide land area for new residential
development

Implementation Strategy: Consider ordinance Chonges to permit limited size aftached
accessory dwelling units with single family homes.

Implementation Strategy: Continue to research and implement programs to promote the
development of innovative housing styles including lofts and mixed use
developments.

Implementation Strategy: Consider ordinance changes to permit smaller single family homes
and expanded opportunities for attached single family homes.
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5. Eleven Mile and Beck Roads Study Area

Located between existing high intensity office, retail and industrial|
and low intensity single family home developments, the Eleven Mile and|
Beck Roads Study Area is a logical location for medium intensity |
transitional suburban low-rise land uses. To help maintain a residential
character and reduce the impact of development on neighboring|
properties, a set of “form-based” development standards could be added |a
to the Zoning Ordinance. With an expanded basket of permitted uses,|
the Study Area will likely produce more tax revenue than the current|
planned single family residential uses and at the same time provide
space in the City for new office, community, human care and residential
facilities. Increasing housing choices and density in the Study Area|_
could bring more singles, elderly and families to the City of Novi which|  _
could increase demand for retail, office and industrial floor space outside| = yses:
of the Study Area. "

Location/Study Area Description

The Eleven Mile and Beck Roads Study Area encompasses about 327
acres and contains 20 parcels (see Figure 13). The parcels are located |
on both sides of Eleven Mile Road, west of Beck Road and east of |~
Wixom Road. The Study Area includes most of the southeast quarter
and part of the southwest quarter of Section 17 and most of the
northeast quarter of Section 20.

The Study Area is bounded by the following developments: e

e North: Providence Park Hospital site, developed industrial sites,
vacant lots and the Novi Promenade retail center (including Sam'’s
Club and Target stores);

e West: Wixom Road with the Island Lake condominium development
and two residential parcels adjacent to the west side of the road, the |

Figure 12 - Eleven Mile and Beck Roads Study Area oblique air photograph looking southwest (2009).
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5. Eleven Mile and Beck Roads Study Area

Eleven Mlle and Beck Roads Study Area and Sub-Study Areas

o E!ev$n Mile'& Beck Study Area

ﬂue‘h %
___Elever MileRd

Fﬂd} R."pe r4

Study Area and Sub-Study Areas

E=Dstudy Area i
lsuaeat o o
[IsubArea2 reference lines
{ | Sub Area 3
(1SubAread
Sub Area §

Figure 13 - Eleven Mile and Beck Roads Study Area and Sub-Study Areas with distance from Grand River reference lines.

City of Novi's Wildlife Woods Park, Novi Middle School, Deerfield Elementary School and the ITC
electrical transmission line corridor parcel;

o South: Mockingbird and Greenwood Oaks subdivision open space, Kirkway Place condominium
open space; and
o East: Beck Road with the Central Park Estates apartments, a vacant multiple family parcel; vacant

and developed one-family quarter acre to one acre residential lots in the Summit and Pioneer
Meadows subdivisions; and the vacant City of Novi fire station adjacent to the road.

Due to the Study Area’s size, five sub-study areas were defined to simplify the discussion. The five
sub-study areas are as follows (see Figure 13):
1 - Profile Steel and two parcels with an area of 37.6 acres located north of Wildlife Woods Park
and west of the ITC corridor;
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5. Eleven Mile and Beck Roads Study Area

2 - Wildlife Woods Park parcel with an area of 52.2 acres;

3 - Eleven parcels with an area of 124.7 acres located east of Wildlife Woods Park and north of
Eleven Mile Road along with the parcel at the southwest corner of Eleven Mile and Beck Roads
(Bosco property);

4 - Four parcels with an area of 38.9 acres located south of Eleven Mile Road and west of the Novi
Community School District's parcel; and

5 - Novi Community School District parcel with an area of 72 acres located south of Eleven Mile
Road and west of Beck Road.

Natural Features

The Study Area includes woodlands, wetlands, stream corridors, floodplains and priority natural
features habitat areas. Most of the Study Area drains to the south and west into the Novi-Lyon Drain
which flows into Island Lake and eventually into the Huron River. The balance of the Study Area near
the east portion of the Profile Steel site, drains north into tributaries of the Rouge River. The Study
Area is a headwater area for both the Rouge and Huron River watersheds and as such the City’s
wetland map indicates that about 21% of the Study Area is wetlands. The City’'s woodland map
indicates that about 37% of the Study Area is regulated woodlands and the City's Natural Features
map indicates that about 36% of the Study Area contains priority habitat areas. The wetlands,
woodlands and priority habitat areas all overlap each other. As development is proposed, field
delineation of these features will be required. As with other areas of the City, the preservation of
natural features will be encouraged.

Planning History

In the 1967 Village of Novi Master Plan, the Eleven Mile and Beck Roads Study Area was depicted for
a variety of uses. The former Bob O Link golf course property that is now the Providence Park
hospital site and the stream corridors north and south of Eleven Mile Road were depicted for
Community Recreation. The area north of the present Wildlife Woods Park was designated for single
family residential use at a maximum density of 3.0 dwelling units per acre. The balance of the Eleven
Mile and Beck Roads Study Area was depicted for single family residential uses at 1.6 dwellings per
acre. This was the least dense designation in this Master Plan.

In the 1980 Master Plan, the north part of Wildlife Woods Park was designated for office uses and the
properties north of it for light industrial uses. The balance of the Study Area was depicted for single
family residential uses at a maximum density of 0.8 dwellings per acre. In the 1988 Master Plan, the
land use designations remained the same except the office use area was changed to single family
residential at a maximum 0.8 dwelling units per acre. Details of the 1993 through 2008 Master Plans
are discussed in the Sub-Study Area discussions below.

Between 1993 and 1999, Sub-Study Area 1 was designated in the City of Novi Master Plan’s Future
Land use Map for light industrial uses. In 2004, the designation was changed to Single Family
Residential with a maximum density of 4.8 dwelling units per acre and it was not changed in the 2008
update of the Plan. The existing zoning of the Sub-Study Area does not match the current Future
Land Use Map designation. The two northwest parcels totaling 8.7 acres of the Sub-Study Area are in
the R-1, One-Family Residential district which permits a maximum density of 1.65 dwelling units per
acre and the balance of the Sub-Study Area is in the |-2, General Industrial district.
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5. Eleven Mile and Beck Roads Study Area

Ty i

Figure 14 — Sub-Study Area 1 frontage on Wixom Road looking north (source Microsoft Corp. 2009).

On the 1993 Future Land Use Map, Sub-Study Area 2 was designated for single family residential
uses at a maximum of 0.8 dwelling units per acre. [n the 1999 Master Plan, the designation was
changed to Community Park. In 2004, the designation was changed to Public Park and included an
underlying single family residential component with a maximum density of 0.8 dwelling units per acre
should the property no longer be appropriate for a public park and it was not changed in the 2008
update of the Plan. The northern portion of Sub-Study Area 2 is not consistent with the current Master
Plan. It is in the R-1 zoning district which permits a maximum residential density of approximately
1.65 dwelling units per acre. The RA, Residential Acreage zoning district of the southern portion of
the Sub-Study Area is consistent with the existing Master Plan.

In 1993, all but a small strip approximately 150 feet wide along the north boundary of Sub-Study Area
3 was designated in the Master Plan for single family residential uses with a maximum density of 0.8
dwelling units per acre. The small strip was planned for office uses. In the 1999 Master Plan, the Fu-
ture Land Map designated the Sub-Study Area the same except that the maximum residential density
for the parcels east of the ITC corridor was increased to 1.65 dwelling units per acre. In 2004. the
Future Land Use Map expanded the office use designation to include the north 25 acres of the Sub-
Study Area and it designated the ITC corridor for utility use. A maximum underlying residential density
of 0.8 dwelling units per acre was added to the utility use area in 2008.

Sub-Study Area 3 includes several zoning districts and portions of the Sub-Study Area are located In
zoning districts that matches the Master Plan’s future land use designation. The ITC corridor parcel
and the parcel immediately to the west of it are both in the RA district which permits a maximum of 0.8
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5. Eleven Mile and Beck Roads Study Area

Figure 18 — South side of Eleven Mile Rd. from ITC power lines to Beck Road (Sub-Study Areas 3, 4 & 5)(source Microsoft Corp).
2009).

Note: The above photographs are composite photographs and may show some distortion.
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5. Eleven Mile and Beck Roads Study Area

dwelling units per acre, which matches the density in the current Master Plan. One half of the north
25 acres master planned for office are in the OSC district. The lower half of the master planned office
area and the balance of the parcels north of Eleven Mile Road are in the R-3 zoning district that
permits a maximum of 2.7 dwelling units per acre verses 1.65 recommended by the Master Plan. The
7 acre Bosco property on the southwest corner of Eleven Mile and Beck Roads is in the RA district
that permits up to 0.8 dwelling units per acre and the Master Plan for this property recommends up to
1.65 dwelling units per acre.

Sub-Study Area 4 has been designated for single family residential uses in the City’'s master plans
from 1993 to 2008. In 1993 the maximum residential density was 0.8 dwelling units per acre and in
1999, this was changed to the current maximum of 1.65 dwelling units per acre. All but the east one
acre parcel, which is in the RA zoning district, is zoned R-1 with a PRO (Planned Rezoning Overlay)
for 58 single family dwellings. Originally approved in 2006 as the Oberlin Condominiums, the Novi
City Council granted the property owners a one year extension in 2008 and another one year
extension in 2009.

Sub-Study Area 5 was Master Planned for single family residential in the 1993 and the 1999 plans. In
1993, the maximum residential density was shown as 0.8 dwelling units per acre. In 1999, this was
changed to a maximum of 1.65 dwelling units per acre. In the 2004 the future land use designation
was changed to Educational Facility. This remained the same in 2008 update of the Plan except that
provided for an underlying maximum residential density of 1.65 dwelling units per acre should the
property ceases to be viable for educational facility use. The current zoning of Sub-Study Area 5 is
RA. Educational facilities are permitted in this district. The current zoning is generally compliant with
the current future land use designation in the Master Plan, although it could be rezoned to R-1 for a
higher residential density.

Existing Development
The sub-study areas contain a variety of development types as listed below:

e Sub-Study Area 1 is occupied by the former Profile Steel building site, a single family home with
accessory buildings and a vacant parcel.

e Sub-Study Area 2 is owned by the City of Novi and is partially developed as Wildlife Woods Park.
The Area also includes a 2 acre oil well site. The property was recently considered to be
exchanged with the Novi Community School
District for potential parkland in Sub-Study Area 5

but this exchange did not take place.
e Sub-Study Area 3 is the largest of the sub-
study areas in the Eleven Mile and Beck Roads
Study Area and it comprises 11 parcels that cover
21247 acres. It includes the ITC electrical
transmission lines parcel north of Eleven Mile
Ty M Road, one parcel to the west of the power lines
developed with a single-family home and the

__>—— | Westside Forestry and Signature Lawn Care

Figure 19- Example attached single-family dwellings at 7.3 business facilities. The balance of Sub-Study
dwelling units per acre (The Springs 2009).
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5. Eleven Mile and Beck Roads Study Area

Area 3 includes vacant land and single family homes.
e Sub-Study Area 4 contains single family homes and vacant land.

e Sub-Study Area 5 is vacant land except for a few agricultural buildings located on the eastern
edge of the Sub-Study Area.

Utilities and Infrastructure

All of the parcels in the study area could be served by an existing 16-inch water main along the Wixom
Road, Eleven Mile Road and Beck Road frontages.

The properties fronting on Wixom Road can be served by a 12-inch sewer on the west side of Wixom
Road. The properties fronting on Beck Road can be served by the 18-inch sewer on the west side of
Beck Road. The remaining parcels fronting only on Eleven Mile could be served by a sewer extension
along Eleven Mile from Beck Road, or by connecting to the 21-inch sewer along the northern limits of
some of the parcels.

The existing road system in the Study Area consists of Eleven Mile Road, a paved two-lane residential
collector road; Wixom Road a paved two-lane minor arterial road; and Beck Road a paved two-lane
arterial road. The three-way stop signed intersection of Wixom and Eleven Mile Roads and the
signalized intersection of Beck and Eleven Mile roads are both improved with turn lanes.

Study Area Review

Since the Eleven and Beck Study Area is sandwiched between residential open space, low density
single family residential dwellings and public schools, industrial, retail, office and multiple family
dwellings, it is appropriate to consider land uses for this study area that provide a transition between
the lower and higher intensity uses rather than the currently planned low density single family
residential uses. By placing moderately intense development between high and low intensity
development, traffic, noise and bulk impacts would more gradually decrease.

S E ¢ Historically, the City's Master Plans have placed
; multiple family residential and office use areas to
buffer more intense retail and industrial uses from
single family residential uses. Existing retall
(Target and Sam's Club), office (Providence
Park), industrial (Profile Steel) and multiple family
residential (Central Park Apartments) uses extend
south from Grand River Avenue about one-half
# miles. In  addition, a parcel zoned RM-2, High
| Density Multiple Family, is located along the east

side of Beck Road about one-half mile south of
Bl Grand River. Creating a less intensive transitional
| use area of about one-half of this width, with a
nominal distance from Grand River Avenue from
about one-half to three-quarters of a mile from

Figure 20 - Example multiple-family dwellings (senior housing) . . . . :
with a single family residential character at 15 dwelling units per Grand River Avenue and increasing single family

acre (Walton Woods 2009).

LY O
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Key Information

e Medjum intensity Low-rise
office, human care,
educational, attached single
family and multiple family
residential developments
could provide an attractive
transition between the higher
intensity developments along
Grand River Avenue and low
intensity single family
residential developments;

® Existing parks, preserved
oopen space, schools, utility
corridors and major roads
separate the Study Area from
neighboring single family
residential developments;

® |ncreasing the planned
intensity of development in
the Study Area could
increase City tax revenues;

@ Increasing residential density
could increase demand for
retail, office and industrial
‘floor space in the City;

® |ncreasing residential density
could increase housing
options and atfract more
young families and seniors to
the City;

e A‘“form based" zoning district
creates a predictable
streetscape through a set of
ordinance standards; and

e A sef of suburban low-rise
design and use standards
would help protect the
residential character of the
neighbaorhood.

5. Eleven Mile and Beck Roads Study Area

residential densities in the portions of the study area that are further from
Grand River Avenue, are logical extensions of the “concentric ring”
planning concept that placing less intense rings of development around
nodes or lineal areas of more intense development.

Increasing the planned intensity of development could increase tax
revenues and it may increase the uliimate number of dwelling units that
could be built in the City. A larger number of dwelling units in the City
would increase the size of the available workforce and potentially
increase demand for retail, office and industrial floor space which could
spur additional development outside of the study area. Increasing the
permitted residential density could increase the range of housing
choices which could attract more singles, elderly and families to Novi.
Providing for a mix of uses will increase available services in the area
and could provide more opportunities for social interaction. Increasing
the permitted basket of uses could increase the potential of these
properties developing in the near future. Increasing density and
providing for a mix of uses are principals supported by the American
Planning Association, the Smart Growth Network and the Governor's
Council on Physical Fitness.

On the negative side, increasing the intensity of development in this
transitional area by replacing  the planned single family dwellings with
senior housing, condominiums, apartiments, attached single family units
or offices would increase traffic on Beck, Wixom and Eleven Mile Roads
and increase demand on utilities and public services.

Suburban Low Rise

Two amendment concepis are recommended to further the concept to
plan for the Eleven Mile and Beck Road Study Area to act as a transition
area between high intensity land use and low intensity single family land
uses. The first, is to add a new Suburban Low Rise use definition and
assign the use to an area about one-half to three quarters mile from
Grand River Avenue. The second, is to increase single family residential
density south of the new land use designation.

The Suburban Low Rise land use designation would permit attached single family residential, multiple
family residential, community service, human care, civic, educational, public recreation and office uses
when developed under a set of use and design guidelines to keep the residential character of the area
and minimize the effect that the transitional uses would have on nearby single family residential
properties. Permitting these uses could produce higher per acre value taxable value than would be
achieved with the current planned low density single-family uses. Allowing medium intensity
development could encourage the development of housing that could be more attractive to seniors

and voung families.

CILY O
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5. Eleven Mile and Beck Roads Study Area

The recommended Master Plan amendments promote the creation of a “form-based” Suburban Low
Rise zoning district to implement the Plan. Until such time as an ordinance change goes into effect, it
may be appropriate for an applicant to petition to rezone using the City’s current Planned Rezoning
Overlay (PRO) option and incorporate the design guidelines listed in the Master Plan and suggested
in this Master Plan Review.

A “form based” zoning district typically allows a variety of uses and includes design standards to give
the uses in the district a similar appearance. A “form based” district creates a predictable streetscape
and public realm primarily by controlling the physical form of a development with a lesser focus on
land uses through a set of enforceable regulations. When designed properly, low-rise office, human
care, educational, attached single family and multiple family residential uses could provide an
attractive transitional between the high intensity office, industrial or commercial uses and single-family
residential uses while respecting the residential character of the neighborhood. The existing natural
and built environments including wetlands, parks, schools and electrical transmission line corridors
that separate the Study Area from existing single family residential developments will also help buffer
the proposed medium density development from the lower intensity single family residential uses.

The recommended design and use guidelines for the Suburban Low Rise use area would minimize
the impact upon nearby neighborhoods and permit while promoting medium intensity uses. The “form
based” design guidelines could include the following provisions:

» No detached single family dwellings, personal services, fitness centers, private recreation facilities,
retail, restaurants or drive through facilities;

e Require buildings to be a minimum of 20 feet in height and a maximum of 3.5 stories and 40 feet in
height;

e Require buildings to be designed with
a single family residential character
and include peaked roofs with
shingles or tiles, dormers and gables
to limit the expanse of roofing,
roof overhangs, covered porches,
shutters, residential size windows,
limited building lengths, etc.;

e Provide access only from local or
collector streets with no direct access |.&a
from arterial streets;

o Place all parking behind the building
fronts and hide (screen) the parking
with a landscape berm or a building
so they are not visible from any street;

e Provide connecting pedestrian and
bicycle facilities; :

o Design sites to preserve natural f
features; and

Figure 21 - Example office with single family residential character
(ADCO Office Building 2009).
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5. Eleven Mile and Beck Roads Study Area

e Limit signs to one monument per development except for small directional signage and small
business identification wall signs.

Suggested permitted uses for the proposed Suburban Low Rise district include only the following uses
to help maintain a residential appearance and reduce the impact upon neighboring properties:

e General and medical offices;

o Low rise multiple family or attached single family dwellings with a maximum of 7.3 dwelling units
per acre;

Public and private community serving uses;

Parks and public recreation facilities;

Mortuaries;

Places of worship;

Public or private elementary and secondary schools;

Day care facilities (adult or children);

Nursing homes;

Assisted living facilities; and

e Senior housing.

Additional requirements and details could be resolved during the drafting of a Suburban Low Rise
zoning district amendment.

e o & @ o o 0o o

Master Plan Amendment Recommendations

Based on the above discussion, Master Plan for Land Use amendments are recommended to the
Future Land Use Definitions, the Future Land Use Map, the Residential Density Patterns Map and the
Goals, Objectives and Implementation Strategies to support the proposed Suburban Low Rise future
land use designation and an increase in maximum residential density in the Study Area. The
proposed amendments reflect recommendations to provide a transitional use area and higher intensity
development in the Study Area that could increase development opportunities, provide additional
housing choices and increase the City’s tax base while protecting the residential character of the area.

Recommended Master Plan For Land Use amendments
pertaining to the Eleven Mile and Beck Road Study Area
Future Land Uses

REMOVE the following EXISTING Future Land Use definitions:

Office

This land use is designated for a variety of office uses. These may range from small-scale, single
tenant general and medical offices, to large office buildings or complexes with limited personal service
and retail. They may also include facilities for human care, indoor/outdoor recreation and high-tech,
research and development operations. There are several large pockets of future office land use
located in strategic access areas around the City (see Chapter 3 for discussion).
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5. Eleven Mile and Beck Roads Study Area

ADD the following NEW Future Land Use definitions:

Office Commercial
This land use is designated for a variety of medium-scale and large scale general and medical office
buildings or complexes with limited personal service and retail uses. The area may also include

facilities for human care, transient residential, higher education and indoor or outdoor recreation (see
Chapter 3 for discussion).

Suburban Low Rise
This land use is designated for suburban low rise uses including attached single family residential,
multiple family residential, institutional and office uses when developed under a set of use and design

guidelines to keep the residential character of the area and minimize the effect that the transitional
uses would have on nearby single family residential properties.

ELEVEN MILE AND BECK ROADS STUDY AREA RECOMMENDED FUTURE LAND USE

§

Wixom Rd_

ValBliEE WO ODS PARK

Deerfieldi

Elementary
School

Neovi
Middle
School

=51udy Area

ITC transmission lines f|

| W8 PUBLIC PARK

[ sub Areas
LAND USE CLASSIFICATION
SINGLE FAMILY
- MULTIPLE FAMILY
/. SUBURBAN LOW-RISE
##% COMMUNITY OFFICE

B OFFICE RESEARCH DEVELOPMENT
& TECHNOLOGY

##% OFFICE COMMERCIAL
1/ OFFICE RESEARCH, DEVELOPMENT
& TECHNOLOGY with RETAIL OVERLAY
B9 INDUSTRIAL RESEARCH DEVELOPMENT
& TECHNOLOGY
§%7 HEAVY INDUSTRIAL
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EDUCATIONAL FACILITY

PRIVATE PARK
uTiuTY

Figure 22 - Eleven Mile and Beck Roads Study Area Recommended Future Land Use Map.
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5. Eleven Mile and Beck Roads Study Area

Future Land Use Map amendment recommendations:

This Review recommends the following Future Land Use Map amendments (see Figure 22):

Sub-Study Area 1
e All Single Family [residential] to Suburban Low Rise.

Sub-Study Area 2
e No changes proposed (remains Public Park and Open Space)

Sub-Study Area 3

e All Single Family [residential] to Suburban Low Rise including southwest corner of Eleven Mile and
Beck Roads (Bosco property).

e All Office areas to Office Commercial as discussed in Chapter 2.
o All Utility areas to remain with no changes proposed.

Sub-Study Area 4
« No changes proposed (Single Family [Residential]

Sub-Study Area 5
e No changes proposed (Educational Facility)

Residential Density Patterns Map amendment recommendations:

This review recommends making the following changes to the maximum residential density depicted
on the Residential Density Patterns Map (see Figure 23):

Sub-Study Area 1
e  From 4.8 to 7.3 dwelling units per acre.

Sub-Study Area 2
e From 0.8 to 3.3 dwelling units per acre.

Sub-Study Area 3

° Areas recommended for Suburban Low Rise land uses from 0.8 and 1.65 to 7.3 dwelling units per
acre.

Areas recommended for Utility land uses from 0.8 to 3.3 dwelling units per acre.

Areas recommended for Office Commercial land uses no changes proposed (0.0 dwelling units
per acre).

Sub-Study Area 4
o From 1.65 to 3.3 dwelling units per acre.
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5. Eleven Mile and Beck Roads Study

Area

ELEVEN MILE AND BECK ROADS STUDY AREA RECOMMENDED RESIDENTIAL DENSITY PATTERNS MAP

1165

Study Areas & Sub Sludy Areas
mEleuen Mile & Beck Study Aea
) sub-Study Area 1

) sub-Study Area 2

g u 1 Sub-Study Area 3
I~ b o [ Sub-Study Area 4
= / ] Sub-Study Avea 5
! Grand River & Beck Study Area
(T i o . 2009 res density
[+] 730 1500 3000
CREATED: 1117:09 | = F‘:al J
Figure 23 - Eleven Mile and Beck Roads Study Area recommended Residential Density Patterns Map.
Suhb-Study Area 5 (Section 20)
o Northern portion from 1.65 to 3.3 dwelling units per acre.
o Southern portion no changes proposed (1.65 dwelling units per acre).
Goals, Objectives and Implementation Strategies amendment

recommendations:

This review recommends the following GOALS, Objectives and |mplementation Strategies

amendments as listed under the existing Land Use category to further the intent of the Suburban Low

Rise future land use.

ICOY_OFr
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5. Eleven Mile and Beck Roads Study Area

LAND USE (existing)

GOAL: Provide for planned development areas that provide a transition between high intensity
office, industrial and commercial uses and one-family residential uses.

Objective: Provide for form-based, low-rise, suburban development options to promote the
development of key areas that can provide a transition from higher intensity office and retail
uses to one-family residential developments that include access, design and uses standards
that promote a residential character to the streetscape and provide increased economic value.

Implementation Strategy: Create a Planned Suburban Low-Rise form-based zoning
district that permits attached single family and low-density multiple family residential,
community service, human care, civic, educational, public recreation and office
facilities. This new district will provide a transition area from higher intensity
commercial, office or industrial areas to one-family residential uses. This district would
be located where the natural and built environment provides defined borders to provide
separation from one-family residential area. Detached one-family residential uses
would not be permitted in this district. The district would be designed to reduce traffic,
environmental and visual impacts while providing higher intensity use than detached
one-family districts while maintaining a residential character.

Figure 24 - Example of multiple-family residential at 4 dwelling
units per acre (Brownstone Apartments 2009).
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Rezoning 18.700
Suburban Low-Rise Overlay District
Location Map
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To rezone a part of the South 1/2 of Section 17 and the Northeast 1/4 of Section 20, T.1 N., R, 8 E,, City of
Novi, Oakland County, Michigan being parcels 22-17-300-007, 22-17-300-013, 22-17-300-018, 22-17-300-
019, 22-17-400-002, 22-17-400-003, 22-17-400-005, 22-17-400-006, 22-17-400-014, 22-17-400-021, 22-17-
400-028, 22-20-200-012 and the portion of 22-17-400-035 described as follows:

Commencing at the southeast corner of Section 17, thence N. 01°21°47"W. 667.12 feet along the east line
of section 17 to the point of beginning; thence S. 87°20'58” W. 1326.12 feet; thence S. 01°53'29" E. 368.99
feet; thence S. 87°21'00°W. 280.07 feet; thence S. 01°53'15” E. 298.00 feet; thence S. 87°21'00" W. 199.89
feet; thence N. 02°09'22" W. 484.00 feet; thence S. 87°21'00" W. 180.00 feet; thence N. 02°09'22” W.
834.05 feet; thence N. 87°19'01" E. 1998.22 feet; thence S. 01°21'47” E. 652.37 feet to the point of

beginning, containing 36.03 acres more or less.

FROM: RA RESIDENTIAL ACREAGE DISTRICT
R-1 ONE-FAMILY RESIDENTIAL DISTRICT
R-3 ONE-FAMILY RESIDENTIAL DISTRICT

RM-1 LOW DENSITY, LOW-RISE MULTIPLE-FAMILY RESIDENTIAL DISTRICTS

-2 GENERAL INDUSTRIAL DISTRICT

TO: SUBURBAN LOW-RISE OVERLAY DISTRICT

ORDINANCE NO. 18.700

ZONING MAP AMENDMENT NO. 700
CITY OF NOVI, MICHIGAN

ADOPTED BY THE CITY COUNCIL

MAYOR

DAVID LANDRY

CLERK

MARYANNE CORNELIUS

BTC 9/8/2011
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MEMORANDUM

LY L)
TO: CLAY PEARSON, CITY MANAGER
FROM:  MARK SPENCER, AICP, PLANNER 7!/ awiw/"{u L~
THROUGH: BARBARA MCBETH, AICP, DEPUTY DIRECTOR COMMUNITY

DEVELOPMENT ‘
JE)W] sujecT:  PROPOSED PLANNED SUBURBAN LOW-RISE

w7 e OVERLAY DISTRICT

DATE: SEPTEMBER 28, 2011

Plan Review Center staff has been working fo implement the recommendations of the 2010
Master Plan for Land Use for certain properties south and west of Providence Park Hospital to
expand potential land uses and include a new zoning district: the Planned Suburban Low-
Rise Overlay (PSLR) District. This memo provides a short summary of the work done so far and
the status of the proposed changes.

At this time, Zoning Ordinance amendments have been prepared, properties to be included
in the new district have been identified, and related sign ordinance amendmenis have
been drafted. Public hearings for these items are scheduled for the Planning Commission’s
meeting next week. Notices were mailed to property owners, placed in the newspaper, and
rezoning signs have been placed in and near the areas to be rezoned. Following the
Planning Commission’s public hearing, the Commission’s recommendations on these City-
inifiated changes will be forwarded to the City Council for consideration.

Background Information

The 2010 City of Novi Master Plan for Land Use includes a new future land use category,
Suburban Low-Rise. The area designated for planned suburban low-rise uses is located near
Eleven Mile Road between Wixom and Beck
Roads (see map to the left with areas striped
in yellow/brown). These areas are generally
separated from detached one-family uses
by section line roads and areas planned for
public parks and educational uses.

The Master Plan describes the Suburban Low-
= Rise use area as maintaining a low-rise single-
s family residential character while providing a

jFU transition between adjacent one-family

RIS (AN

xom

dwellings and higher intensity uses. The

<=t | Master Plan includes a set of godls,
| eoucationa FaciLTY objectives and implementation strategies
[ swowmmy that promote the creation of a “form-based”
T Ie— zoning district that permits attached single
! — family and low-density multiple family

residential, community service, human care,

2010 Master Plan for Land Use Future Land Use Map




civic, educational, public recreation and office facilities and prohibits detached one-family
residential, retail and personal service uses.

PSLR Uses
The proposed Planned Suburban Low-Rise Overlay Disfrict would permit a variety of
moderate-infensity land uses. These uses include the following:
e Attached single-family dwellings (fownhouses which are technically defined as
multiple family dwellings in the Zoning Ordinance);
Low-rise multiple family dwellings;
Independent and congregate elderly living facilifies;
Assisted living, convalescent and hospice care facilities;
Live/work mixed use buildings;
Day care centers;
Generadl offices, medical offices, laboratories and clinics;
Religious cenfers and customary accessory uses;
Public and private schools;
Publicly owned recreatfional facilities;
Community buildings or cultural facilities; and
Mixed use buildings with two or more of the permitted uses.

e ¢ ® © @ & ©® © e e ¢

The District would notf permif the following higher-intfensity commercial uses:
Personal services;

Retail sales (except as an ancillary use to a photography, art or craft studio);
Restaurants;

Hotels/motels;

Repair shops;

Private recreation and fithess facilities;

Theaters; drive through facilities;

Financial institutions; and

Private clubs.
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Additicnally, a PSLR Development Agreement could limit or eliminate any of the underlying
district uses, including detached single-family residential.

Form-Based Standards

The proposed “form-based” standards would provide regulations o maintain the desired
residential appearance of the area. When viewed from the section line roads (Wixom,
Eleven Mile and Beck Roads), a person would see buildings similar in height and design to
detached single-family dwellings in the area and a landscaped berm. An occasional
emergency access driveway and parking lot lighting would be visible until the landscaping
matured. The ordinance also provides that driveway enirances to the developments would
be from new local streefs. Along the new local sireets, a person would view sidewalks and
bike paths, pedestrian amenities, pedestrian-scaled lighting, and moderately size buildings
with architectural features as commonly seen on single-family homes. The buildings would
be located close to the street and parking areas would be located behind the buildings and
would be generdlly out of view. Limited size signage would identify the developments.




The scale and character of the permiited uses would be confrolled with a set of “form
based" provisions that include site layout, internal road and building fagade requirements.
These provisions include the following:

A 50-foot wide buffer with a landscape berm along section line roads to soften the
view from these roads and provide additional buffer from any nearby one-family
residential developments;

Buildings will front on and have access to local sfreets to help maintain a one-family
residential look along the section line roads;

Buildings will be setback a minimum of 30 feet from the road right-of-way or easement
and a maximum of 75 feet to promote a one-family residential look and make the
buildings more pedestrian- and bicycle-friendly.

Buildings will have a maximum footprint of 25%, a maximum building length and widih
of 180 feet, and a maximum building height of 2% stories and 35 feet. These
restrictions will limit the scale of any development to help maintain a transitional scale
of development between the neighboring one-family homes and the higher intensity
developments to the north;

Buildings will have facade shifts at least every 50 feet, doors placed at least every 60
feet, single family residential design features, gabled or hip roofs, single family
residential siding materials, and fruck unloading facilities will be in rear of the building
and screened to promote a single family residential look along the local streets; and
Streets will include pedesfrian and bicycle facilities with pedestrian streetscape
amenities and pedestrian scale lighting to encourage non-motorized fravel.

QOverlay District Review Process

The proposed zoning ordinance text amendment would create a PSLR Overlay district, and
the zoning map amendment (being proposed simultaneously) would identify the properties
being covered by the new district. If approved, the new ordinance would not creafte a non-
conformity with the existing uses, but allow an applicant the opportunity to request one or
more of the additional idenfified uses. This PSLR overlay ordinance—like the Planned
Rezoning Overlay ordinance—contemplates a 2-step development process, involving the
adoption of a concept plan and approval of a development agreement, followed by site
plan review:

@

Concept Plan and Development Agreement: The applicant would submit a concept
plan allowing the City Council to exercise ifs discretion to approve the concept plan
and grant ordinance deviations in the process, if requested. Approval of a concept
plan would at a minimum, establish the location of utilities, drainage facilities, new
streets, and pedestrian and bicycle facilities and amenities. The Plan could also
propose the location of open space, parking, building and uses, and propose
landscaping and facade elements. The Plan could depict proposed deviations (if
any) from ordinance regulations and it could depict development phases if a project
is proposed for phased consfruction. The PSLR Agreement would set the uses and
terms of the rezoning and incorporate the PSLR Concept Plan.

Site Plan Review: The Concepft Plan and Development Agreement step is followed by
the typical site plan review procedure, in which the City verifies that the plans comply
with the concept plan, the agreement, and the zoning ordinance.




Stakeholder Involvement

The proposed PSLR concepts and draft Zoning Ordinance language were reviewed with
several stakeholders and property owners in the area. In addition, a lefter has been sent to
each property owner in the area to be rezoned explaining the benefits of the proposed
overlay district. Recently, staff has received a number of phone calls from property owners
and community members seeing the rezoning signs that have been installed along Eleven
Mile Road, Beck Road and Wixom Road. Additional opportunitfies for public comment will
be at the Planning Commission public hearings on October 5h,

Conclusion

The adoption of the proposed PLSR Overlay District texi, the proposed Zoning Map and Sign
Ordinance amendments are recommended by staff for a number of reasons:

@

These amendments will fulfill the Master Plan for Land Use’s implementation strategy to
create a Planned Suburban Low-Rise form-based zoning district.

The new Overlay District would permit an expanded set of moderate-intensity
development opportunities that could benefit the City as a whole while protecting
the property values of the neighboring detached single-family home neighborhocods
by limiting the scale and maintaining a residentfial character to any new
development.

Moderate-scale and intensily development could increase City fax revenues beyond
that which would occur if the properties were developed as currently zoned for
detached single-family and general industrial uses.

Moderate-density residential development could also increase the demand for retail,
office and industrial floor space in the City and increase housing options that could
help attract more young families and seniors to the City.




EXCERPTS from the City of Novi 2010 Master Plan for Land Use

Suburban Low Rise ,

This land use is designated for suburban low rise uses including atfached single family
residential, multiple family residential, institfutional and office uses when developed under a
set of use and design guidelines to keep the residential character of the area and minimize
the effect that the transitional uses would have on nearby single family residential properties.

GOAL: Provide for planned development areas that provide a transition between high
intensity office, industrial and commercial uses and one-family residential uses.

Objective: Provide for form-based, low-rise, suburban development options to promote the
development of key areas that can provide a transition from higher intensity office and retail
uses to one-family residential developments that include access, design and uses standards
that promote a residential character to the sireetscape and provide increased economic
value.

Implementation Strategy: Creale a Planned Suburban Low-Rise form-based zoning district
that permits attached single family and low-density multiple family residential, community
service, human care, civic, educational, public recreation and office facilities. This new
district will provide a fransition area from higher intensity commercial, office or industrial
areas to one-family residential uses. This district would be located where the natural and built
environment provides defined borders to provide separation from one-family residential
area. Detached one-family residential uses would not be permitted in this district. The district
would be designed to reduce ftraffic, environmental and visual impacts while providing
higher intensity use than detached one-family districts while maintaining a residential
character.

GOAL: Create, preserve and enhance quality residential areas in the City.

Objective: Aftract new residents to the City by providing a full range of qudlity housing
opportunities that meet the housing needs of all demographic groups including but not
limited to singles, couples, first time home buyers, families and the elderly.

~ Implementation Strategy: Continue fo provide land area for new residential
development

Implementation Strategy: Consider ordinance changes to permit limited size attached
accessory dwelling units with single family homes.

Implementation S$trategy: Continue to research and implement programs to promote the
development of innovative housing styles including lofts and mixed use
developments.

Implementation Strategy: Consider ordinance -changes to permit smaller single family homes
and expanded opportunities for attached single family homes.
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Mr. Paul Bosed™ & AMmPLE LETTEVL

25805 Beck Road

y . Ml 48374

Re: Proposed Planned Suburban Low-Rise Overlay Zoning Disfrict

Dear Mr. Bosco:

This letter is being sent to inform and updaie you regarding the City's
efforis to develop standards for a new overlay zoning district for properties
in your area. During the recent Master Plan for Land Use review and
update, a new ldnd use designation was confemplated to expand the
potential land uses in certain areas south and west of Providence Park
Hospital. This new land use designatiion has been referred to as “Planned
Suburban Low-Rise" and was adopted in the 2010 Master Plan update.
Please refer to the yellow/brown diagonally-siriped properties in the map
below, which were identified for this new land use designation:

rRav >/ |

Milo Rd.

L’iﬁxam
oA
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2010 Masler Plan for Land Use Fulure Land Use Map

We are sending ihis letter fo affected property owners to provide
additional background information prior to the public hearing of the
proposed Zoning Ordinance texi and Zoning Map amendments for these
areas. Public hearings on the ordinance and map amendments are
scheduled for 7 p.m. on Wednesday, October 5 for Planning
Commission's consideration and recommendation to the City Council.




Nofice of the public hearing will be sent separately. There will be an opportunity fo comment
prior to, or at the public hearing.

As a brief summary, the Planned Suburban Low Rise [PSLR) Zoning District is proposed to be an
“Overlay Distict" that will preserve and allow dll of the existing underlying and permitted land
uses in the existing zoning district, but will also add a number of uses as an *optional” form of
development. City staff has suggested this overlay approach for several reasons, all with the
infent to benefit the owners of the properties affected.

First, the City can accomplish its main godl of adding the available uses it wants to foster by
adding the overlay fo the zoning map as part of adopting the text amendiments. This takes
away the need for any individual property owner to have to initiate a rezoning of its property
to a separate stand-alone district. Instead, the Cily has initiated the rezoning for all of the
properties identified on the Master Plan for the new district. You may notice rezoning signs
installed in the areq; notices of the public hearing will alse be provided in the newspaper and
mailed to area properly owners.

Second, the overlay approach avoids making any exisiing uses non-conforming. There are
currently several existing single-family residential homes in the affected areas. These homes
would be permitied to remain until redevelopment is contemplated.

Finally, the overldy concept allows the City to quihorize the significant added uses while
retaining some needed confrol as to the ultimate developmeni—and in fact provides one of
the most flexible approaches for doing so allowed under Michigan zoning law. The primary
benefit to the land owners of the ovellay process that's proposed, is the availability of
additional and more-ihfense land uses than are permitied with proposed overlay, But with
those more infense uses comes concems as o how to make sure these continue to fit into the
surrounding ared, and how the City accomplishes its aesthetic and planning godals while sfill
allowing the added uses. The suggested standards for insuring that these goals will be
addressed are contained in the drait ordinance language, which is enclosed with this letter.

Among the additional uses that are allowed under the proposed PSIR ordinance are
attached single family dwellings, low-rise muliiple family dwellings, independent and
congregate elderly living facllities, assisted living facilities, live/work mixed use buildings, day
care centers, general and medical offices, funeral homes, community buildings and culiural
facilities, and other similar uses.

As part of the process for consideration for these additional uses, a conceptual plan showing
the generdl site layout, and a development agreement must be submiited by the applicant
prior fo the Cily Council granting approval of the additional PSLR uses. The conceptual plan is
critfical because the layout of roads, pathways, ulilities, drainage facilities and setback details
are integral fo the district functioning as a whole and as a fransition zone between the existing
and future single-family areas and the more intensely developed areas to the north.

We understand that the affected properity owners may have quesiions regarding this proposal
and invite you to contact the Community Development Depariment if you have any questions
about this matter. Please feel iree 1o contact me or Planner Mark Spencer at 248-347-0475
during regular business Hours if you have any questions.

Sincerely,

!5%1,4,«/}—:) [ DR AN th" Lfir\/’&w—-
Barbara McBeth
Communily Development Deputy Director

C Members of the Planning Commission A
Att Proposed Suburban Low-Rise Overlay Ordinance 2




EXAMPLE FOR ILLUSTRATION
OF A CONCEPT PLAN
REQUIRED AND OPTIONAL INFORMATION




Existing wetlands and
proposed mitigation —

Proposed road with
Pedestrian facilities S

Sethacks

Proposed secondary acces

ALSO REQUIRED

MAY ALSO INCLUDE

L]
Ll
L]

Community Impact Statement (>10 acres)

Traffic Impact Study (if required)
Narrative for any ordinance deviations
Conceptual building size, use, type,
footprint and location
Conceptual open space / recreation plan
Conceptual streetscape and landscape plan

Proposed lot lines

Building footprints

Parking plan

Detailed open space /recreation plan

Detailed landscape / streetscape plan
Phasing plan

Graphic illustration of

any ordinance deviations

Survey of site with
legal description

Existing woodlands and
Proposed mitigation

Proposed stormwater plan

Proposed utilities,
road and sidewalk extension

Existing zoning

Concept Plan
Required Information

(Example for illustration only).
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PLAN REVIEW CENTER REPORT
September 29, 2011
Planning Review

PLANNED SUBURBAN LOW-RISE OVERLAY DISTRICT
Rezoning 18.700

Petitioner
City of Novi

Review Type
City-Initiated Rezoning Review

Propernty Characteristics

Site Location:
Site Size:

Current Zoning:

Surrounding Zoning:

Site Use

Surrounding Land Uses:

School District:

Project Summary

Multiple parcels north of Eleven Mile Road between Wixom
Road and Beck Road and one parcel at the southwest
corner of Eleven Mile Road and Beck Road.

131.7 acres.

RA, Residential Acreage; R-1, One-Family Residential;

R-3, One-Family Residential; RM-1 with PRO, Low-Denisity,
Low-Rise, Multiple-Family Residential; and -2, General
Industrial.

North: -1, Light Industrial with consent judgment; I-1, Light
Industrial; R-3, One-Family Residential; and further north OSC,
Office Service Commercial. East: RM-2, High-Density Mid-Rise
Multiple-Family Residential; RA, Residential Acreage. South:
RA, Residential Acreage; R-1, One-Family Residential; and R-
1 with PRO, One-Family Residential. West: RA, Residential
Acreage; and R-1, One-Family Residential.

Vacant land, single-family homes, light industrial and
proposed nursing home uses.

North: retail {Target Novi Promenade), vacant and further
north hospital/medical park (Providence Park); East: single
family residential and vacant; South: public park, large lot
single family residential and vacant; West: single family
residential, public park and vacant,

Novi Community Schools

The City of Novi Community Development Department is requesting the rezoning of
severdl parcels in Section 17 and one parcel in Section 20 fotaling approximately 131.7
acres by overlaying the PSLR, Planned Suburban Low-Rise Overlay District on parcels
zoned RA, Residential

Acreage, R-1, One-Family Residential, R-3, One-Family
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ezon 18.700 Location and Air Photo Map

Residential, RM-1 Low Density, Low-Rise, Multiple Family Residential with a PRO, and -2,
General Industrial. The 2010 Master Plan for Land Use contemplated an ordinance
amendment to expand the potential land uses for the properties in the petition to
provide for a fransitional use area between the higher intensity office, retail and
industrial uses to the north and the one-family residential uses to the south. As the
accompanying zoning ordinance text amendment is proposed, all uses permitted in
the existing underlying zoning districts will continue to be permitted, subject to the
condifions and restrictions of the underlying zoning district.

Recommendation

Staff recommends approval of the proposed Zoning Map amendment which would
overlay the PSLR Overlay Zoning District on properties in the RA, R-1, R-3, RM-1 with a
PRO and |-2 zoning districts. The rezoning request is consistent with the Master Plan for
Land Use which depicts the area for “Suburban Low-Rise” uses. Approval is
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recommended for the following reasons:

1.

2.

The proposal is consistent with the 2010 Master Plan for Land Use Future Land Use
Map and land use goals;

The PSLR Overlay District's set of moderate-intensity permitted uses will be
compatible with neighboring single family uses because the District's “form-
based" standards will require developments be of a moderate scale and single
family residential character;

Adequate infrastructure exists or is planned to support the uses permitted in the
PSLR Overlay district;

The permitted moderate-density residential development could increcse the
demand for retail, office and industrial floor space in the City and provide
addifional housing options that could help attract more young families and
seniors to the City; and

This proposed district is located where the natural and built environment provides
defined borders to provide additional buffer and separation from one-family
residential area.

Planning Commission Options
The Planning Commission has the following options in its recommendation to City
Councik:

1.

Recommend approval of the rezoning for the petition area with the PSLR,
Planned Suburban Low-Rise Overlay District as requested and recommended in
the 2010 Future Land Use Map (Staff recommendation).

Recommend denial of the rezoning request to allow the property fo remain
zoned as RA, R-1, R-3, RM-1 with a PRO, and -2, without an overlay.

Recommend rezoning of the parcel 1o any other designation that the Planning
Commission determines is appropriate.  Given the current Master Plan
designation for the property and the developments in the areq, there are no
other alternatives that the Planning Staff has analyzed at this fime. NOTE: This
option would require the Planning Commission fo send notice for and hold

another public hearing with the intentfion of recommending rezoning to another
designation.

Master Plan for Land Use

During the City's 2009-2010 review of the Master Plan for Land Use, the area along both

sides

of Eleven Mile Road between Wixom and Beck Roads was extensively studied.

The Study found that high-intensity retail, office and residential development was
located within a 2 mile of Grand River Avenue and the Study recommended the
creation of a fransitional use area located between the higher intensity development
located near Grand River and the nearby existing and planned single family home

areds

. It further recommended that the fransitional area permit moderate-intensity

development while establishing a set of “form based” standards to create a
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predictable streetscape to help maintain the single-family residential character of the
area. The 2010 Master Plan for Land Use incorporated the Study's recommendations
and established a proposed “suburban low-rise” use area and a set of supporting land
All of the properties in the proposed rezoning are within the designated
“Suburban Low Rise” land use area identified on the Future Land Use Map.

use goals.

Zoning

The following table summarizes the zoning and land use status for the property in the
petition and the surrounding properties.

Land Use and Zoning
For Subject Property and Adjacent Properties

Parcels fronting on Wixom Road

Existing Zoning

Existing Land Use

Master Plan Land Use
Designation

Parcel

Subject R-1, One-Family Residential Detached single family Suburban Low-Rise
Properties | and -2, Generdl Industrial residential and Industrial
Northern I-1, Light Industrial with a Vacant and large scale Community Retail
Parcels consent judgment and I-1, retail (Novi Promenade and Office,
Light Industrial and Target) Research,
’ Development and
Technology
Southern | R-1, One-Family Residential Public Park (Wildlife Public Park
Parcels Woods)
Eastern RA, Residential Acreage High voltage electric Public Utility and
Parcels and further east OSC, fransmission corridor and Office Commercial
Office Service Commercial further east
hospital/medical park
(Providence Park)
Western R-1, One-Family Residential Detached Single Family Single Family
Parcels Residentfial (Islond Lake) Residential
Parcel fronling on Beck Road south of Eleven Mile Road
Master Plan Land Use
Existing Zoning Existing Land Use Designation
Subject RA, Residential Acreage Large lot detached single Suburban Low-Rise
Property family residentiall
Northern | R-3, One-Family Residential | Large lot detached single Suburban Low-Rise
Parcels family residential
Southern | RA, Residential Acreage Vacant Educational Facility
Parcel
Eastern | RA, Residential Acreage Detached single family Single Family
Parcels residential Residential
Western | RA, Residential Acreage Vacant Educational Facility
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Parcels fronting on the north side of Eleven Mile Road or fronting on
Beck Road north of Eleven Mile Road

Master Plan Land Use
Existing Zoning Existing Land Use Designation
Subject RA, Residential Acreage, Vacant land, landscape Suburban Low-Rise
Properties | R-3, One-Family Residential business and large ot
and RM-1, Low-Rise, Low- detached single family
Density, Multiple Family residential*
Residential
Northern RA, Residential Acreage; Public park (Wildlife Public Park and
Parcels R-3, One-Family Residential; | Woods); vacant land; and | Office Commercial
and further north OSC, further north
Office Service Commercial hospital/medical park
(Providence Park]
Southern RA, Residential Acreage; Vacant and large lot Single Family
Parcels and R-1, One-Family detached single family Residential,
Residential; with PRO residential Educational Facility
and Suburban Low
Rise
Eastern RM-2, High-Density Mid-Rise Vacant land and Multiple Family
Parcels Multiple-Family Residential; defached single family Residential and
and RA, Residential residential Single Family
Acreage Residential
Western RA, Residential Acreage Public Park (Wildlife Public Park and
Parcels and R-1, One-Family Woods) Public Ufility
Residential

*-In addition, the Medilodge convalescent care facility is approved.

Compatibility with Surrounding Land Use

The surrounding land uses are shown on the above chart. The compatibility of the
requested PSLR Overlay zoning with the zoning and uses on the adjacent properties
should be considered by the Planning Commission in making the recommendation o
City Council on the rezoning request. The moderate intensity permitted uses permitted
in the Overlay District should be compatible with all of the neighboring land uses
because the uses are less intense than the uses to the north and the PSLR District’s
“form-based” standards will require new developments to be of a moderate scale and
be designed with a single family residential character.
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The following table provides a comparison of the current and proposed zoning
classifications. No alfernatives have been provided at this time.

RA-~ Zoning R-T & R-3 RM-1 with | I-2 Zoning PSLR- Overlay
(Existing) Zoning PRO {Existing) Zoning
(Existing) (Requested)

Principal 1. One-family | 1. One-family | Convale- 1. Office buildings 1. Uses
Permifted | dwellings. dwellings. scent 2. Public parks & permitted in
Uses 2. Farms and 2. Farms and (nursing)., outdoor underlying

greenhouses. | greenhouses. | congre- recreational district unless

3. Public 3. Public gate care | facilities.. restricted by

parks, and parks, and 3. Indoor a PSIR

outdoor parkways and | assisted recreation, heaith development

recreational outdoor living and fitness facilities | agreement.

facilities. recreational facility and clubs.

4. Cemeteries | facilifies. with 4, Medical offices,

5.Public and | 4. Cemeteries. | customary | laboratories and

private 5. Home accessory | clinics.

elementary occupations. | uses 5. Research and

schools. 6. Accessory development.

6. Home buildings and 6. Data processing

occupations. | uses. and computer

7. Accessory 7. Keeping of cenfers.

buildings and | horses and 7. Warehousing.

uses. ponies. 8. Manufacturing.

8. Family Day | 8. Family Day 9. Industrial office

Care Homes. | Care Homes. sales & service.

10. Trade or
industrial schools.
11. Laboratories.
12. Greenhouses.
13. Public utility
buildings.

14. Pet boarding.
15. Veterinary
Hospitals or clinics.
16. Motion picture,
television, radio
and photographic
production facilities
17. Accessory
buildings, structures
and uses.

18. Banks

1%2. Union halls.

20. Trade schools.
21. Industrial ool
and equipment
sales, service,
storage and
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RA- Zoning R-1 & R-3 RM-1 with | I-2 Zoning PSLR- Overlay
 (Existing) Loning PRO (Existing) Zoning
(Existing) {(Requested)
distribution.

22. Restaurants.

23. Automobile
service.

24, Self-storage
facilities.

25. Accessory retail
sales.

26. Central dry
cleaning plants or
laundries.

27. Railroad
transfer,
classification and
storage yards.

28. Tool, die, gauge
and machine
shops. 29. Storage
facilities for building
materials, sand,
gravel, stone,
lumber, storage of
confractor's
equipment and
supplies.

30. Municipal uses.
31. Ouidoor
storage yards.

32. Commercial
sale of new and
used heavy trucks
and heavy off-road
construction
equipment.

33. Junkyards,
incinerators and
heavy industrial
plants (exisiing
parcel too small for
these uses).

34. Lumber and
planning mills.

35. Trucking
facilities.

36. Ready-mix or
fransit mix concrete
operations.




Planning Review of Rezoning Request

September 29, 2011

City Initiated Planned Suburban Low-Rise Overlay District Page 8 of 10
18.700
RA- Zoning R-1& R-3 RM-1 with | [-2 Zoning PSLR- Overay
{Existing) Zoning PRO (Existing) Zoning
(Existing) (Reguested)
Special 1. The raising 1. Churches None None 1. Low-rise
Land Uses | of nursery 2. Elementary, mulfiple-
plant intermediate family
materials. and residential

2. Dairies. secondary 2. Indepen-

3.The schools. dent and

keeping and 3. Utility and congregaite
raising of public service elderly living
livestock. buildings. facilifies.

4, Historical 4. Group Day 3. Assisted

buildings may | Care Homes living,

be occupied | & Centers convalescent

by limited 5. Private homes and

nonresidential | recreation. hospice care.
uses. 6. Golf 4. Live/work
5.Bed and courses. units.
breakfasts. Colleges 5. Day care

6. Churches 7. Private centers.

7. pOools. 6. General

Intermediate | 8. Cemeteries. office.

and 9. Railroad 7. Medical

secondary right-of-way. offices,

schools. 10. Mortuaries. laboratories

8. Utility and 11.Bed and and clinics.

public service | Breakfasts 8. Religious

buildings. centers.

9. Group Day 9.

Care Homes Elementary,

& Centers infermediate

10. Private or secondary

recreation. schoaols,

11. Golf colleges,

courses. business and

12. Colleges. trade schools.

13. Private 10. Public

pools. parks, and

14. Railroad recreation

right-of-way. facilities.

15. Mortuaries. 11. Non-profit
community
buildings and
cultural
facilities.

12. Mixed-use
buildings.

13. Accessory
buildings and

uses.
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RA- Zoning R-1 & R-3 RM-1 with | 1-2 Zoning PSLR- Overlay
{Existing) Zoning PRO (Existing) Zoning
(Existing) {Requested)
Minimum | 43,560 sqg. ft. R-1-21,780sqg. | None None None
Lot Size ft.
R-3 12,000 sq.
ft.
Maximum | 0.8 DUs/net R-1 1.65 and No N/A 7.3 DUs/net
Residenti | site area R-32.7 residential site area
al Density DUs/net site
ared
Building 2 Y stories 2 ' stories As 60 ft. 2 Y, stories
Height 351t 35 ft. depicted 35 ft.
on the
approved
concept
plan
Building Front: 45 ft. Front: 30 ft. As Front: 100 ft. Front: 30 ft.
Setbacks | Side: 20 ft. Side: depicted | Side: 50 ft. Side: 15 fi.
min. 50 f1. R-1 15 ft. min. | on the Rear: 50 ft. Rear: 35 ft.
aggregate 40 f1. approved Section line
both sides aggregate concept road: 50 ft.
Rear: 50 ft. both sides plan
R-3 10 ft. 30 ft.
aggregate
both sides
Rear: 35 f1.

Intent of Zoning Dislricts

The intent of the PSLR, Planned Suburban Low-Rise Overlay District, is to promote the
development of high-qudlity uses, such as low-density mulfiple family residential, office,
quasi-public, civic, educational, and public recreation facilities that can serve as
transitional areas between lower-intensity detached one-family residential and higher-
intensity office and retail uses while protecting the character of neighboring areas by
encouraging high-quality development with single-family residential design features
that will promote a residential character to the streetscape.

Infrastructure Concerns

Public road, water and sanitary sewer infrasfructure is generally adequate to serve the
properties in the petition at full build-ocut with typical minor infrastructure improvements.
The proposed increase in development intensity may accelerate the need fo widen
Beck Road and purchase additional sewer plant capacity. See the City Engineer and
Traffic Consultant reports for details (attached).
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Natural Features

The City's Regulated Woodland and Regulated Wetland Maps indicate the existence
of a substantial amount of regulated woodlands and wetlands on the properties. Most
of the regulated woodland areas are also identified as priority habitat areas on the
Natural Features Map in the Master Plan for Land Use. Conservation easements are in
place or planned on some of the parcels. The location of any woodlands and
wetlands will need to be field verified by the applicant with the submittal of any site
plan for the parcels. Impacts to these natural features will be reviewed and discussed
during the site plan submittal for any project on the property. In addition, some of the
parcels contain regulated floodplains that could restrict development.

Development Potential

Based on the total size of the properties, development under the existing zoning could
result in site condominiums or subdivisions of approximately 192 houses, a 50,000+/-
square foot convalescence facility (approved) and a 40,000 square foot industrial
building (existing).

Considering the amount of natural features in the petition area, Staff estimated the
usable area in the proposed Overlay District to develop two maximum build-out
scenarios. About 25% of the proposed District is within a floodplain or a wetland and
unlikely to be utilized for development. In addition, another 14% of the properties are
covered by regulafed woodland. Due to the cost of mitigating removed woodland, it
is likely that only one-half of this area would be developed. Therefore it is reasonable to
assume that about 32% of the acreage will not be development. This leaves a net
usable area of about 89 acres. Staff estimates that if only two story offices were placed
on the 82 acres, a maximum of 1.2 million square feet of office space could be built.
Staff also estimates that if only multiple family dwellings at a maximum density of 7.3
dwelling units per acre are built, that a maximum of 650 multiple family dwelling units
could be built.

Please feel free to contact me at (248) 347-0475 or mspencer@cityofnovi.org with any
questions or concerns.

Mark Spencer, AICP, Plg
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MEMORANDUM

TO: BRIAN COBURN, P.E.; ENGINEERING MANAGER
BARB MCBETH, AICP; DEPUTY DIR. COMM. DEV.

FROM: NATHAN BOUVY, STAFF ENGINEER

SUBJECT: REVIEW OF REZONING IMPACT ON PUBLIC UTILITIES
REZONING 18.700 PLANNED SUBURBAN LOW-RISE OVERLAY
DISTRICT

DATE: SEPTEMBER 29, 2011

The Engineering Division has reviewed the requested rezoning overlay of 131.7 acres to
be rezoned from the current zoning which include: RA, R-1, R-3, RM-1, and [-2. The uses
of the proposed rezoning overlay would be office building and multi-family residential
with densities of é units/acre and 7.3 units acre, respectively.

Utility Demands

A residential equivalent unit (REU) equates to the utility demand from one single family
home. If the area were built-out under the current zoning, demand on the utilities for
the site would be likely around 273 REUs. Since there are several possible scenarios for
development under the proposed zoning overlay, a final build out REU value is difficult
to determine. However, based on the information provided by Community
Development for build out densities, an estimated demand ranges from 565 REUs to 875
REUs. Therefore, the increase in water and sewer demand as a result of the proposed
.-rezoning overlay could be approximately 2 to over 3 times greater than the existing
zoning build-out demands, depending on the uses.

Water System

The project is located within the Intermediate Water Pressure District. Service will be
provided to the properties by a 1é-inch water main that currently runs along 11 Mile
Road and Wixom Road. The proposed rezoning would have minimal impact on
available capacity, pressure, and flows in the water system.

Sanitary Sewer

The rezoning area is located within the Lannys Sanitary Sewer District. Several of the
properties do not currently have fronfage on the sanitary sewer requiring an extension
fo the property for service.

The proposed zoning overlay would increase the potential sanitary sewer discharge by
as much as 3 times what would be expected for the current zoning, depending on the
land use scenarios under the proposed overlay. The preliminary calculations
determined that the flow could increase from 0.6 cubic feet per second (cfs) to 1.1 cfs,
which represents 3.0% to 5.5% of the City's contractual discharge rate. However, it
should be noted that the additional flow as proposed under this zoning overlay was
analyzed as part of the 2010 Master Plan for Land Use.



Ssummary

In summary, the water main facilities that are in place are adequate to serve the
proposed change in zoning with little or no impact on the rest of the water system and
the water master plan. The sanitary sewer facilities have capacity to support the
additional flows that would be anticipated with a higher use of the proposed zoning
overlay. As with any proposed increase in intensity of development in the City, an
additional burden could be placed on the City's daily sewer flow that may necessitate
the need to negotiate or acquire addifional sewer capacity before build-out.
Additional sanitary sewer design information would be required to determine if any
system upgrades are required to the local sanitary network to accommodate the
increased sanitary sewer flow.
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Barbara McBeth, AICP

Deputy Director of Community Development ﬂg
City of Novi BIREHLER KREQYO
45175 W. Ten Mile Rd. HTERNTE e
Novi, Ml 48375

SUBJECT: Planned Suburban Low-Rise (PSLR) Overlay District,
Traffic Review of Proposed Zoning Ordinance Amendment

Dear Ms. McBeth:

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

Overall Traffic Impacts

How might the PSLR Overlay change future transportation requirements?

I.  Comparing this letter’s first attachment to its second attachment reveals that the proposed
district is somewhat smaller than the area assumed in the May 2009 transportation analysis
we prepared for the Master Plan Update review process. Excluded are the “Proposed
School Property,” the area on the south side of || Mile Road abutting the utility corridor,
and the future City Park. Assuming that those omitted areas eventually develop consistent
with their existing zoning, it is reasonable to assume that the trip generation impacts
of the proposed overlay would be less than we previously forecasted.

2. Our 2009 transportation analysis forecasted future new trip generation in the area under
the potential overlay and compared it to what it would be under existing zoning. Assuming
that 60% of those trips would use Beck and Wixom Roads north of 11 Mile, adding the
new trips to the then-existing (2009) volumes would result in Beck at | | Mile serving
27,200 vehicles per day (vpd) with the overlay in place as opposed to 23,700 vpd under
existing zoning. Modifying our prior forecast to reflect less intense development along the
south side of || Mile would likely result in an intermediate volume; however, a modified
forecast would not change our previous conclusion that full development in the
area = under any density heretofore considered = would warrant the planned
widening of Beck Road (to two travel lanes in each direction).

3. A similar analysis for Wixom Road resulted in future daily volumes of 18,500-20,000 north
of 11 Mile and 13,500-14,600 south of |1 Mile. The northerly volume range borders on
that typically considered for road widening, even without traffic growth arising from factors
more regional in nature. By removing the “Proposed School Property” from the
proposed overlay area, the prospective trip generation is significantly reduced,

~ and along with it, the potential need for widening Wixom Road north of 1 |
Mile in the foreseeable future.

Birchler Arroyo Associates, Inc. 28021 Southfield Road, Lathrup Village, Ml 48076 248.423.1776



PSLR Overlay District, Traffic Review of 9-16-11, page 2

4. 11 Mile Road between Beck and Wixom will not need to be widened, and the
ordinance language generally prohibiting direct-access drives along section-line
roads should result in the addition of a minimal number of warranted left- and
right-turn lanes.

Comments on Specific Proposed Ordinance Provisions
‘What provisions are most relevant to traffic, and should any of those provisions be refined?

5. Under the additional overlay uses permitted subject to required conditions (Sec 2303B)
are “live/work” units. In addition to residential uses, these units may include
“photography, art, craft, music and similar studios” and “professional offices of architects,
engineers, lawyers, accountants of similar professionals,” each limited to two additional
employees. Given such uses’ small number of permitted employees, typically low visitation
by others, and typically small household size, we see no basis for expecting live-work
units to generate significantly more peak-hour vehicle trips per unit than
comparable attached condominiums.

6. Regarding the components of a PSLR Overlay Concept Plan (Sec 2304B), we
recommend deleting the word “optional” in the phrase appearing between
items I.i and I.j. Also, we recommend that item 3 read “A traffic impact study
as required by the ‘City of Novi Site Plan and Development Manual’.” (The
italicized word “and” is missing in the draft ordinance, and the cited manual covers all types
of traffic impact studies, including a Rezoning Traffic Impact Study.)

7. Under the subsection entitled “Circulation Standards” (Sec 2305B.2):

a.  The subsection begins with the statement that “All uses that include the construction
of a new building shall be designed, to the extent possible, with access drives connected
only to non-section line roads” (italic emphasis added by us). If the intent is to
generally prohibit ungated access drives along I | Mile and Beck Roads, we
recommend rewording this part to make it more definitive, perhaps using
the words “All uses that include the construction of a new building shall be
designed with full-time access drives connected only to non-section line
roads; any exceptions to this restriction require a formal waiver by City
Council.” After the next sentence on emergency access, items a and b
should be prefaced with the word “Also:”

b. Sec 2305B.2.a should conclude with the words “...at location(s) acceptable
to the City and the neighboring property owner(s).”

c. [In Sec2305.2.b.i, we suggest that the words “naturally driving at speeds of
30 mph or less” be replaced with the words “driving at speeds typically
found on non-arterial residential streets.” (The use of a word such as
“naturally,” and the mention of a specific numeric speed, could result in difficulties
applying and enforcing the ordinance.)

d. In Sec 2305.2.b.ii, the word “proposed” should be replaced with the word
“planned.”

Birchler Arroyo Associates, Inc. 28021 Southfield Road, Lathrup Village, Ml 48076 248.423.1776
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Sincerely,
BIRCHLER ARROYO ASSOCIATES, INC.

Rodney L. Arroyo, AICP William A. Stimpson, P.E.
Vice President Director of Traffic Engineering
Attachments

Birchler Arroyo Associates, Inc. 28021 Southfield Road, Lathrup Village, Ml 48076 248.423.1776
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Tax Parcels

Map Legend

Tax Parcels
Proposed PSLR Overlay

Section Line/Major Roads
Local Roads

R-A: Residential Acreage
R-1: One-Family Residential District

R-1 PRO: R-1 With Planned Rezone Overlay (PRO)
R-2: One-Family Residential District

R-3: One-Family Residential District

R-4: One-Family Residential District

RT PRO: Two-Family Residential District With PRO
RM-1: Low-Density Multiple Family

RM-2: High-Density Multiple Family

B-1: Local Business District

B-2: Community Business District

B-3: General Business District

FS: Freeway Service District

1-1: Light industrial District

1-2: General Industrial District

08-1: Office Service District

OSC: Office Service Commercial

OST: Office Service Technology
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To rezone a part of the South 1/2 of Section 17 and the Northeast 1/4 of Section 20, T.1 N., R. 8 E., City of
Novi, Oakland County, Michigan being parcels 22-17-300-007, 22-17-300-013, 22-17-300-018, 22-17-300-
019, 22-17-400-002, 22-17-400-003, 22-17-400-005, 22-17-400-008, 22-17-400-014, 22-17-400-021, 22-17-
400-028, 22-20-200-012 and the portion of 22-17-400-035 described as follows:

Commencing at the southeast corner of Section 17, thence N. 01°21'47"W. 667.12 feet along the east line
of section 17 to the point of beginning; thence S. 87°20°58" W. 1326.12 feet; thence S. 01°53'29” E. 368.99
feet; thence S. 87°21'00"W. 280.07 feet; thence S. 01°53'15" E, 298.00 feet: thence S. 87°21°00" W. 199.89
feet; thence N. 02°09'22" W, 484.00 feet; thence S. 87°21'00" W. 180.00 feet; thence N. 02°09'22" W.
834.05 feet; thence N. 87°19'01" E. 1998.22 feet; thence S. 01°21'47” E. 652.37 feet to the point of
beginning, containing 36.03 acres more or less.

FROM: RA RESIDENTIAL ACREAGE DISTRICT
R-1 ONE-FAMILY RESIDENTIAL DISTRICT
R-3 ONE-FAMILY RESIDENTIAL DISTRICT
RM-1 LOW DENSITY, LOW-RISE MULTIPLE-FAMILY RESIDENTIAL DISTRICTS
-2 GENERAL INDUSTRIAL DISTRICT

TO: SUBURBAN LOW-RISE OVERLAY DISTRICT

ORDINANCE NO. 18.700
ZONING MAP AMENDMENT NO. 700
CITY OF NOVI, MICHIGAN

ADOPTED BY THE CITY COUNCIL

MAYOR

DAVID LANDRY

CLERK

MARYANNE CORNELIUS
BTC 9/8/2011




