ST. CATHERINE OF SIENA &
T NICOLEENA ESTATES
ZONING MAP AMENDMENT 18.676
Vo WITH PLANNED REZONING OVERLAY
SITE PLAN 07-33A

PLANNED REZONING OVERLAY, IN CONJUNCTION WITH REZONING
REQUEST 18.676

Consideration of the request of Lakeside Oakland Development for Planning
Commission’s recommendation to City Council for rezoning in conjunction with a
Planned Rezoning Overlay of property in Section 18, south of Twelve Mile, west
of Wixom Road, from |-1, Light Industrial, R-1, One-Family Residential and RA,
Residential Acreage, to RM-2, High Density, Mid-Rise, Multiple-Family
Residential. The subject property is approximately 115.89 acres. The applicant
has indicated that the rezoning is being proposed to facilitate the construction of
a residential development (Nicoleena Estates) and a Catholic girl's high school
(ot. Catherine of Siena) along with an' associated convent and Catholic
Educational Research Center on the site in the future.

Required Action
Recommend to City Council approval or denial of rezoning request from F3,
(Freeway Service) to B-3 (General Business) with a Planned Rezoning Overlay.

REZONING REVIEW

REVIEW |  RESULT DATE COMMENTS
Planning Approval is not | 10/08/07 | - Requested residential density
Recommended is far beyond what currently

exists on the site.
- Applicant should consider
requesting RT zoning.

Engineerting | Comments | 07/31/07 | No utility related concerns.
provided
Traffic Comments 10/05/07 | A revised Traffic Impact Study is

provided required.

PLANNED REZONING OVERLAY REVIEW

~ REVIEW RESULT DATE COMMENTS
| Planning Approval is not | 10/08/07 | -Proposed residential density is
recommended far beyond what is currently

permitted on the site.
- [tems fo be addressed at the time
of Preliminary Site Plan submittal.




Landscaping

Wetlands

Woodlands

Comments
provided

Apprﬂva'l
recommended

10/08/07

Applicant should work within the
reguirements of the Landscape
Ordinance at the time of
Freliminary Site Plan submittal.

08/08/07

-City of Movi Non-Minor Use
Wetland permit required.

- MDEQ Wetland Permit required.
- Authorization to Encroach in the
25 Foot Natural Features Setback
reguired,

-Applicant should consider an
alternate stormwater management
plan for Nicoleena Estates.

- ltems to be addressed at the time
of Preliminary Site Flan submittal.

Approval
recommended

Traffic

Approval
recommended

0&/08/07

10/05/07

ltems to be addressed at the time
of Preliminary Site Plan submittal.
ltems to be addressed at the time of
Preliminary Site Plan submittal.

Engineering

Comments
provided

Ip proval
recommended

10110407

10/08/07

- Banitary sewer and stormwater
discharge easements required.

- [tems to be addressed at the time
of Preliminary Site Plan submittal.

lterns to be addressed at the time
of Preliminary Site Plan submittal,




Motion sheet

Approval
In the matter of Zoning Map Amendment 18.676 and Planned Rezoning Overlay

SPO7-33A for St. Catherine of Siena and Nicoleena Estates, motion to recommend
approval to the City Council to rezone the subject property from |-1 (Light Industrial},
RA (Residential Acreage) and R-1 (Single-Family Residential} to REM-2 (High
Density, Mid-Rise Multiple-Family Residential) with a Planned Rezoning Overlay,
with the following considerations. ..
a. Compliance with all the conditions listed in the staff and consultant review
letters,
b. (insert specific considerations herg)
& For the following reasaons ... (because it is in compliance with Article 34,
Section 3402 of the Zoning Ordinance and the Master Plan leaves this
area open for further study.)

Denial

In the matter of Zoning Map Amendment 18.676 and Planned Rezoning Overlay
SPO7-33A for St. Catherine of Siena and Nicoleena Estates, motion to recommend
denial to the City Council to rezone the subject property from |-1 (Light Industrial),
RA (Residential Acreage) and R-1 (Single-Family Residential) to RM-2 (High
Density, Mid-Rise Multiple-Family Residential) with a Planned Rezoning Overlay for
the following reasons.. (because the Master Plan feaves this area open for further
study and the requested zoning greatly exceeds the existing zoning of the subject

property.)




PLANNING REVIEW
FOR REZONING 18.676 AND PLANNED
REZONING OVERLAY
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PLAN REVIEW CENTER REPORT
October 8, 2007

Planning Review

= St, Catherine of Siena & Nicoleena Estates
. Planned Rezoning Overlay - Revised
%D’H!l SP+# 07-33A/Rezoning 18.676
. Petitioner

Lakeside Oakland Development, LLC {(Frank Pellerito)

Review Type

Proposed Rezoning from I-1 (Light Industrial), RA (Residential Acreage) and R-1 (One-Family
Residential) to RM-2 (High Density, Mid-Rise Multiple-Family Residential) with a Planned

Rezoning Overlay

Prope acteristics
s Site Location:

= Site Zoning:

+ Adjoining Zoning:

Site Use(s):
Adjoining Uses:

o Proposed Use:

Site Size:
Plan Date:

Project Summary

The petitioner is requesting comment on a proposed
rezoning with a Planned Rezaning Overlay. The PRO
acts as a zoning map amendment, creating a

West side of 12 Mile Road, west of Wixom Road, east of the
Napier Road

B-2, Community Business; I-1, Light Industrial; RA,

Residential Acreage; R-1, One-Family Residential

North (Cily of Wixom): IRO, Industrial Research Office, RC-1,
Multiple Family Residential, B-3, General Business: East: B-3,
General Business, I-1, Light Industrial, I-2, General Tndustrial:
South: MH, Mobile Home; West: 05-2, Planned Office Service
Agricultural Production (~65% of the site), Vacant (~35%)

North: Vacant, Leisure Co-operative Housing, Wixom Meadows
Condominiums, Meadowood Park Apartments (City of Wixom);
West: Knightsbridge Gate; South: Catholic Central, Old Dutch
Farms Mobile Home Park; East; Cadillac Asphalt vin

Real Estate, MNovi [ o : ;
Promenade  Shopping
Development,  Varsity
Lincoln

St. Catherine of Siena
Academy,  Associated
Convent and Catholic
Educational  Research
Center &  Nicoleena
Estates Condominiums
115.80 acres

09-17-07
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“floating district” with a conceptual plan attached to the rezoning of the parcel. PRO requests
require a 15-day public hearlng notice for the Planning Commission, which offers a
recommendation to the City Council, who can grant the final approval of the PRO, As a part of
the PRO, the underlying zoning is changed, in this case to RM-2 as requested by the applicant,
and the applicant enters into a PRO Agreement with the City, whereby the City and applicant
agree to any deviations to the applicable ordinances and tentative approval of a conceptual plan
for development for the slte. After final approval of the PRO plan and agreement, the applicant
will submit for Preliminary and Final Site Plan under the typical review procedures, The PRO
runs with the land, so future owners, successors, ar assignees are bound by the tarms of the
agreement, absent medification by the City of Novi. If the development has not begun within
two years, the rezoning and PRO concepl plan explres and the agreement becomes vaid.

The parcel in question is located on the south side of 12 Mile Road, between Wixom Road and
Napier Road in Section 18 of the City of Novi. The property totals 115.89 acres, The current
zoning of the property varies by parcel. The applicant has identifled five parcels that will be
included in the development., The attached map identifies each parcel and indicates the
exlsting zoning, The applicant has indicated that the rezoning is being proposed to facilitate the
construction of a resldential development (Nicoleena Estates) and a Catholic girl's high school
{St. Catherine of Siena) along with an associated convent and Catholic Educational Research
Center on the site in the future. Currently, some portions of the proposed site are zoned I-1,
which does not permit the proposed uses. In addition, the residential zoning (RA and R-1) of
other portions of the development does not permit the proposed density. A schoal Is a Special
Land Use [n the RM-2 district,

The applicant appeared before the Master Plan and Zoning Committee on August 29" 2007 and
resubmitted a revised concept plan for review shortly thereafter. As part of the revised concept
plan, the density of the proposed Nicoleena Estates was reduced by 16 units resulting in a
density reduction from 3.8 unlits per acre to 3.6 units per acre. The applicant also made some
madlfications to the plan incorporating comments from the first round of reviews and provided
additional Information requested by specific disciplines,

Recommendati

Staff does not recommend approval of the proposed Zoning Map Amendment and Planned
Rezoning Overlay, which would rezone the property from I-1, Light Industrial, R-1, One-Family
Residential and RA, Residential Acreage, to RM-2, High Density, Mid-Rise, Multiple-Family
Residential. Approval is not recommended for the following reasons.

w The density of the proposed rezoning is far above what is necessary to permit the
proposed development. The applicant could achieve the same density with a rezoning
to RT with a Planned Rezoning Overlay. The girl's high school and associated structures
would also be permitted in the RT district.

The City of Novi is currently in the process of enlisting the help of outside consultants to further
study the subject properties and the density of and types of development that would be
appropriate for the area. The requested residentlal density is far beyond what Is currently
recommended on the site, RA and R-1 densities, with a maximum of 0.8 units per acre and 1.65
units per acre, which would result in a development of approximately 155 dwelling units. The
suggested density of 3.6 units per acre (230 dwelling units are proposed) would be a drastic
change from what is currently allowed on the subject properties, FPlease see the attached mag
showing the densities of surrounding resldential developments., The applicant should consider
amending the proposal to request an R-1 through R-4 or, at a maximum, additional limitations



Rezoning 18.676 and Planned Rezoning Overlay October 8, 2007
St Catherine of Siena & Nicoleens Estates Page 3of 12

on the density as a part of the RT zoning with a Planned Rezoning Overlay. The applicant has
met the requirements of Article 34 and the concept plan and Planned Rezoning Overlay
Agreement conform to the PRO ordinance. Should the applicant receive a recommendation
from the Planning Commission and the approval of the City Councll, he may proceed to
Preliminary Site Plan submittal.

Master Plan for Land Use ’
The Master Plan for Land Use currently Tdentifies the majority of the property as a Special

Planning Project Area. This essentially means that this area was left open for further stucy and
the Master Plan does not: currently designate a future land use for the property. Presently, the
Planning Commission has opened certain sections of the Master Plan for review. The projeck
area is currently being reviewed by the Master Plan and Zoning Committee for Recommendation
to the Planning Commission concerning the future land use of the site. A small portion of the
project area is identified in the Future Land Use Map as Community Commercial. However,
considering the overall size of the development and the fact that the designation line splits an
existing parcel, the portion designated as Community Commaercial can be considered negligible.
The previous Master Plan, adopted in 1999, Identified office and light industrial uses for the

subject properties.

Existing Zoning and Land Use

The following table summarizes the zoning and land use status for the subject property and

surrounding properties.
Land Use and Zoning

For Subject Property and Adjacent Properties

Master Plan
Existing Zoning Existing Land Use Land Use
Pesignation
B-2, Community Business; [-1, Sp;é;?éﬂ?i’:géng
Subject | Light Industrial; RA, Residential Agricultural production (Sma!ﬁ b
Site Acreage, R-1 One-Family {~65%), vacant land Community
L Residential ) | Commercial)
City of Wixom - IRO, Tndustrial City of Wixom = Leisure Co- Multl-Fan’i_rly,
: operative Housing, Vacant, Community
MNorth Research Office, RC-1, Multiple Wikeii Masdaie Biiinass
Parcels. | Family RESigEE::r'IZ';SBG’ Geerel Condominiums, Meadowood Industrial
o Park Apartments Research Office
7 : ;: Cadillac Asphalt & Paving,
Eastern L? ﬁi’_, fne dnuesﬁ_!.ju?_’geggé;egl Sam’s Real Estate, Novi Community
Parcels 9 In dus;:rial ’ Promenade Shopplng Commercial
|_Development, Varsity Lincoln
Southern Catholic Central High Schoal, Educational
Parcels R-1, One-Family Residential Old Dutch Farms Mobile Facllity, Maobile
| L : il Home Park | Home Park
uggfg:;‘ﬁ h 05-2, Planned Office Service i' Knightsbridge Gate Single Family
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mpatibility with Surrounding Land Use
The surrounding land uses are shown on the above chart. The compatibility of the requested
RM-2 zoning with the zoning and uses on the adjacent properties should be considered when
examining the proposed rezoning with PRO,

Directly to the north of the subject property is the City of Wixom. The properties to the north
are zoned IRO (Industrial Research Office), RC-1 (Multiple Family Residential} and B-3 (General
Business). The parcels to the north are currently mostly residential with some vacant land in
between., The Leisure Co-operative Housing, Wixom Meadows Condominiums, and Meadowood
Park Apartments would be similarly impacted by the proposed development. The City of Wixom
has indicated that the three aforementioned properties are developed with an average density
of 9 units per acre. Additional traffic and noise would be the most noticeable impact 1o these
existing multiple-family developments. Although the proposed density of Nicoleena Estates is
less than what currently exists in the neighboring properties of the City of Wixom, the proposed
development would add a considerable amount of new residents to the area, as well as
increased trafflc from the proposed high schaool and associated uses. For additional information
regarding traffic concerns, please see the Traffic Study submitted by the applicant and the
attached review letters from the City's Traffic Consultant.

The properties to the east of the subject property, Cadillac Asphalt & Paving, Sam's Real
Estate, Novi Promenade Shopping Development and Varsity Lincoln, The proposed RM-2
rezoning with PRO would not negatively impact the properties to the east. Cadillac Asphalt and
Paving would most likely be minimally impacted. Depending on the types of services they offer,
they may see a slight increase in business as new residents in the area use their services. Sam's
Real Estate will also be only minimally impacted. The Novi Promenade Shopping Development
will see an increased customer base in the area and will be positively impacted as the new
residents and students frequent their businesses. The Varslty Lincoln car dealership will be
minimally impacted as car dealerships are “regional-type” businesses that serve communities as
opposed to local nelghborhoods.  Although there will be an increase in traffic as a result of the
proposed development, this should not negatively affect the existing commerclal businesses.

The properties to the south of the subject property are Cathollc Central High School and Old
Dutch Farms Mobile Home Park. The proposed St. Catherine of Slena girl's Catholic high school
will compliment the existing boy's Catholic high schoal, The two uses will blend together to
create a seamless transition from one educational facility to the next. The applicant has
indicated that there Is a possibility that the two schools may work together to collectively share
some of the sports facllities each has to offer and use the neighboring school as a resource for
both educational and extra-curricular activities. Old Dutch Farms Mobile Home Park 1s currently
developed at a density of 8 units per acre. Some resldents may object to the loss of open
space that will occur as a result of this development and the nolse typically associated with a
high school, Traffic impacts will also be a concern.

The properties to the wast of the subject property comprise Knightsbridge Gate residentlal
development. The proposed rezoning with a PRO will likely have both positive and negative
effects on the adjacent residential development, which is developed with a density of 5.4 units
per acre. Impacts to Knightsbridge Gate will be similar to those impacts described for the
adjacent residential properties in the City of Wixom and the adjacent Mobile Home Park.
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The development of St. Catherine of Siena and Nicolesna Estates Condominiums would add
traffic and noise to the area. A Traffic Impact Study has been submitted by the applicant.
However, this study does not adequately quantify the proposed impacts or address all the
traffic concerns on the surrounding road network. For additional information, please see the
Traffic Tmpact Study review letter prepared by the City's traffic consultant. The noise from the
high schaol would not significantly alter the noise levels in the area as a high school already
exists on the neighbaring site. The proposed high school and residential development would
add a large amount of new residents and “daytime” visltors assoclated with the high school to
the area which would significantly alter the character of the existing nelghbarhood.

The following table provides a comparison of the current and proposed zoning classifications.
One alternative has been provided at this time, the RT, Two-Family Residential district. The RT
district would be the only other logical district that would be permit the denslty shown on the
concept plan and permit the high school, convent, and educational center. The RM-2 district
requested by the applicant would permit the uses and density indicated on the concept plan.
However, the denslty permitted in the RM-2 district is far above what the applicant is
suggesting. For purposes of comparison, the existing zoning of the site is listed as RA. In
actuallty, some portions of the site are zoned I-1 and R-1. This was not listed as it would not
permit both the residential density and institutional uses proposed by the applicant.

lawfully occupied
land at the time
of the adoption of

education and

permitted uses,

i 4.

RA Zoning RM-2 Zoning RT Zoning
{Existing) . {(Proposed) —_(Alternative) !
One-family 1. AH uses | 1. All uses permitted
dwellings. permitted and and as regulated
Farms and as regulated in in the One-Family
greenhouses the RM-1 Low- Residential
subject to the Density, Low- districts.
standards in Rise Multiple- | 2. Two-family
Section 301. | Family district. dwellings (site
Publichy — owned i 2. Multiple-family built}.
and operated twellings. 3. Shared elderly
parks, parkways | 3. Accessory housing as defined
and outdoor buildings and uses by Section 201 and
Principal recrggtional Fusftﬂmarily subject to thg
permitted facilities. incident to any of requirements In this
' Uses Cemeteries which the above saction.
i

Accessory  buildings
and uses customarily
incident to any of the

this ordinance. above permitted
. Public, uses,

parochial and

other private

elementiary

schools offering

courses in

general
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[ RA Zoning RM-2 Zoning RT Zoning
- (Existing) (Proposed) (Alternative)

not. operated
for profit and
not  including
dormitories.

6. Home
accupations,  as
set  forth in
Section 201 of
this ardinance.

7. Accessory
buildings and uses
customarlly
incidental to any
of the above uses.

8. Family day care

homes, as
regulated
pursuant to MCL
125.583b,
provided the
, licensee shall
occupy the
dwelling as a
residence. | _ _
1. The ralsing of|1. Retal commercial | There are no Special
nursery plant services and office | Land Uses in the RT
materials provided uses (subject to | district.
no such stock or specific
any related conditions),

material shall be
sold on  the
premises.

2. Dairles when
operated as an
integral part of a

Special Land dairy farm, with

Uses o retail
commercial sales
to customers on
the premises.

3. The keeping and
raising of livestock
subject to the
requirements  of
Section 401.7 of
this Ordinance.

4, All principal uses
permitted subject
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RA Zoning RM-2 Zoning RT Zoning
(Existing) {Proposed) {Alternative)
to special
conditions and
requlated in
Section 402 of this
ordinance. _
5. To promote the
City's heritage,
historical bulldings
in residential
districts may be
occupied by
limited
nonresidential
uses so as fto
encourage  their
preservation  as
histarical
landmarks.
Subject to the
conditions in
Section 302 of the
ordinance. _
1 bedroom = 31.1
dwelling units/gross
acre
Maximum
E}E‘?ﬁ’ﬁf’ng 0.8 (Dwelling iﬁéﬂ;‘;ﬂmiﬁgﬂgﬁ 4.8 (Dwelling Units/Net
Units/Net Site Units/Met Site Area) S Site Area)
Area)
3 bedrpom = 15.6
dwelling units/gross
_ ) | acre
ﬁ:ligl:zg 2.5 stories or 35 feet | 5 stories or 65 feet | 2.5 stories or 35 feet
bt 8 Front: 45 feet Front: 30 feet Front: 30 feet
(Residential Sides: 20 feat Sides: 10 feet Sides: 10 feet
Rear: 50 feet Rear: 35 feet Rear: 35 feat
Development) -
gzﬂéﬁs Front: 75 feet FJ_‘Dnt: 75 feet F_rc-nt: 75 feet
(Schaol Sides: 75 feet Sides: 75 feet Sides: 75 feet
Rear: 75 feet Rear: 75 feat Rear: 75 feet
| Development) | _

Infrastructure Concerns

An initial englneering review was done to analyze the information that has been provided thus
far. The City's enginoering staff noted that the concept plan proposed would not have a
discernible impact on the public utilities when compared to the existing zoning and that
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additional detail would be required at the time of site plan submittal. An easement will be
required for the both stormwater management and the sanitary sewer and there are some
concerns regarding the capacity of the wetlands on the Knightsbridge Gate Development with
regard to the stormwater management plan proposed. Additional information can be found in
the attached review letter, A full scale engineering review will take place during the course of
the Site Plan Review process,

A Traffic Impact Study was required for this rezoning with PRO request. The concluslon of the
study is as follows, "The analysis...indicates that the proposed development of a girl’s high
school and the adjoining residential development alone would have a minor impact on the
operation of the intersection (Grand River Ave, and Wixom Road).” The City's traffic consultant
also reviewed the Traffic Impact Study, concept plan and rezoning request. The traffic
consultant noted that the Traffic Impact Study appears to be lacking and noted a number of
concerns with the data evaluation and projected impacts. Additional information can be found
in the attached review letters.

The City's Fire Marshall also did an initial review of the proposed plan. He noted that the
applicant will be required to provide additional detalis regarding fire hydrant placement and that
secondary access to the Catholic Educational Center will be required.. For additienal
information, please see the Fre Department’s review |etter,

Natural Features

There are some regulated woodlands and wetlands on the site, mostly grouped on the high
school site with some regulated woodlands bordering the residential portion of the
development. The applicant has proposed mitigation on-site and wishes to also mitigate at this
time for any future impacts to the commerclally zoned property to the east. The revised
concept plan appears to reduce some woodland impacts and impact a small wetland (Wetland
Q) that was not previously Impacted. Overall, with regards to the woodlands and wetlands on
site, the changes in the concept plan are pasitive, but fairly minor. Therefore, additional
woodland and wetland reviews were not performed. 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 in detail during the
site plan submittal for any project on the property. Please see the attached woodland and
wetland review letters from the original concept plan submittal for additional Information.

v i Potential
Development of a portion of the project area under the current 46.2 acres of I-1 zoning could
result in a moderately sized office or industrial establishment of approximately 612,000 square
feet depending on the parking requirements of the particular use.

Development of a portion of the project area under the current 30.5 acres of RA zoning could
result in a housing development of approximately 25 houses, depending on the specific plans of
a developer and the slze of the proposed houses.

Development of a portion of the project area under the current 40.6 acves of R-1 zoning could
result In a housing development of approximately 67 houses, depending on the specific plans of
a developer and the size of the proposed houses.

The development of a multiple family housing project under the proposed 115.89 acres of RM-2
zoning could result in a large scale, mulli-story housing facility. However, the Planned Rezoning
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Overlay, if approved, would hold the applicant to the proposed plan, meaning a large scale
multi-family development would not be permitted per the conditions of the Planned Rezoning
Overlay and approved concept plan.

Major Conditions of Planned Rezoning Overlay Agreeameant
The Planned Rezonlng Overlay process involves a PRO plan and specific PRO conditions in

conjunction with a rezoning request, The submittal requirements and the process are codified
under the PRO ordinance (Article 34). Within the process, which is completely veluntary by the
applicant, the applicant and City Council can agree on a series of condifions to be included as
part of the approval.

The applicant is required to submit a conceptual plan and a list of terms that they are willing to
include with the PRO agreement. The applicant’s conceptual plan has been reviewed and the
following are items shown on the plan by the applicant and interpreted by the Plan Review
Center as conditions they are willing to attach to the PRO,

1. 12 Mile Road will be paved along the baundaries of the proposed property.

2. Limltation of uses anc density.

Ordinance Deviations
Under Sectlon 3402.D.1.¢, deviations from the strict application of the Zoning Ordinance may be

permitted by the City Council in the PRO agreement. These devlations must be accompanied
by a finding by the City Council that “each Zoning Ordinance provision sought to be deviated
would, if the deviation were not granted, prohiblt an enhancement of the development that
would be in the public interest, and that approving the deviation would be consistent with the
Master Plan and compatible with the surrounding areas.” For each such deviation, City Councl]
should make the above finding If they choose to include the items in the PRO agreement. The
following are areas where the current concept plan does not appear to meet ordinance
requirements. The applicant should include a list of ordinance devialions as part of the
proposed PRO agreement.

Building Height

Section 2400 of the Zoning Ordinance lists the maximum height for each district. Under the
standards of the ordinance, the maximum building height permitted In the R-1 through R-4
district is 35 feet. The applicant has indicated that all buildings, except the auditorium
portion of the proposed school will be less than 35 feet In height. The auditorium at jts
highest point will be approximately 50 feet in height. The Community Development
Department finds that the City Council should act on this ordinance deviation in
the PRO Agreement or the applicant should modify the plans to conform to the
ordinance.

Barrigr Free Spaces
The Barrier Free Code indicates that one barrier free van accessible space should be

pravided for any parking area having one to twenty-flve spaces. SIx spaces are shown far
the proposed convent, three in the garage of the convent and three in the driveway.
However, none of these spaces are barder free, One barrier free van accessible space
should be provided. The applicant should indicate whether this space will be
provided on the response latter.

Major and Minor Drives
Currently, a private street 1s shown adjacent to the tennis courts and practice field and
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ending at 12 Mile Road. Five foot sidewalks are required along private drives. A sidewalk Is
proposed adjacent to this drive and ending at the tennis courts. Per the ordinance, this
sidewalk should extend up to 12 Mile Road. The Community Development
Department finds that the City Council should act on this ordinance deviation in
the PRO Agreement or the applicant should modify the plans to allow this.

Items for Further Review and Discussion

There are a variety of other items inherent In the review of any proposed development, At the
time of Preliminary Site Plan, further detail will be provided, allowing for & more detailed review
af the proposed development. After this detailed review, added concerns with the site layout
may be identified and additional variances may be uncovered, based on the actual product
being proposed. This would require amendments to be made to the PRO Agreement, should
the PRO be approved. The applicant should address these items at this time, in order
to avoid delays later in the project.

Number of Parking Spaces
From a parking perspective, there is no specific standard in the Zoning Ordinance for a

convent type use. The applicant has indicated that the residents of the convert will share
three cars and the proposed three-car garage will house these vehicles with three additional
spaces In the driveway for any visitors. The Planning Division feels that this parking
arrangement will be sufficient to meet the parking needs of the convent. The Planning
Commission is asked to make a finding under Section 2505.10 that the amount
of parking provided is adequate for the use being proposed. By recommending
the proposed plan for approval, the Planning Commission would effectively
approve the proposed convent parking.

Lighting
A photometric plan is required at the time of Preliminary Site Plan submittal due to the site

being adjacent to a residentially zoned property.

Landscape Standards

The applicant should review Section 2509 of the Zoning Ordinance to ensure they meet the
landscape requirements. Once a formal submittal has occurred, the City's Landscape
Architect will review the concept plan for deficiencies,

Public Benefit U in

At this time, the applicant has identified several Items of public benefit. These are called out in
the Community Impact Statement and the Supplemental Letter (dated September 14, 2007)
submitted by the applicant. These items should be weighed against the proposal to determing
If the proposed PRO benefits clearly outweigh the detriments of the proposal. The benefits
proposed include:

- 12 Mile Road will be paved along the east, west-northerly boundarles of the subject
property.

- The applicant wili construct the north-south link of 12 Mile Road from its northern
property line to the point where connection to the existing pavement will be made.,

- The applicant will construct the sldewalk on the south side of 12 Mile Road from the east
boundary to the west boundary of the subject property. (This would be associated with
the typical development of the property.)

- The applicant will construct the necessary drainage to facilitate the road system.
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- The applicant will be coordinating the facilities to address the overall drainage and water
quality within the district, including the property to be rezoned and the adjacent
commercially zoned property owned by the applicant. (This would be associated with

the typlcal development of the property.)

- Wetland mitigation for the wetland impacts from the resldentlal, educational and
adjacent commercial property will be constructed on the Academy property
simultaneously so as to minimize future construction impacts and create a large natural
area to include both wetland and forested upland habitats. {Wetland mitigation would

be required per the Ordinance, although it wouldn't have to necessarlly be on site,)

- The construction of the St. Catherine of Siena Academy gitls high school will serve as
another cultural resource to the residents of the City who attend the school and who will
have the opportunity to participate in many of the theater, drama and music events as
well as being able to become involved In the athletic activities at the school. (This would

normally be assoclated with the construction of any scheol throughout the City.)

- The City will benefit by having a quality educational facility. (This would normally be

associated with the construction of any school throughout the City.)

- The Catholic Educational Research Center will be made available to the City for
scheduled senior citizen programming and for other clty associations that require a

meeting area,

- The impact of the proposed high school and the residential development will not be the

cause of the needed improvements at Wixom Road and Grand River Avenue.

The proposed land development project will result in an enhancement of the project

area as compared to the existing zoning.

A conservatlon easement will be placed over remaining and created woodlands and

wetlands,

For additional information on the proposed public benefits, please see the Community Impact
Statement and the Supplemental Letter (dated September 14, 2007) provided by the applicant.

licant Burden unde ell

The Planned Rezonlng Overlay ordinance requires the applicant to make certain showings under
the PRO ardinance that requirements and standards are met. The applicant should be prepared
to discuss these items, especially in part a, where the ordinance suggests that the enhancement
under the PRO request would be unlikely to be achieved or would not be assured without

utilizing the Planned Rezoning Overlay. Section 3402.D.2 states the following:

a. Approval of the application shalf accomplish, among other things, and as
determined In the discretion of the City Council, the integratfon of the
proposed land development project with the characteristics of the project
area, and result in an enhancement of the project area as compared to
the existing zoning, and such enhancement would be unlikely to be
achieved or would not be assured In the absence of the use of a Planned
Rezoning Overlay.

b. Sufficient conditions shall be included on and in the PRO Pian and PRO
Agreement on the basis of which the City Councll concludes, in its
discretion, that, as compared to the existing zoning and considering the
site specific fand use proposed by the applicant, it would be in the public
interest to grant the Rezoning with Planned Rezoning Overlay; provided,
in determining whether approval of a proposed application would be in
the public interest, the benefits which would reasonably be expected to
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accrie from the proposal shall be balanced against, and be found to
clearly outweigh the reasonably foresceable detriments thereof, taking
into  consideration  reasonably accepted  planning,  engincering,
environmental and other principles, as presented to the City Councif,
following recommendation by the Planning Commission, and also taking
Into consideration the spedal knowledge and understanding of the City by
the City Council and Planning Commission.

»  Submittal Requirements

- The applicant has provided a survey and legal description of the property in
accordance with submittal requirements.
The rezoning sign should be erected on the property, in accordance with submittal
requirements and in accordance with the public hearing requirements for the
rezoning request. This sign shoulkd be erected no later than 15 days prior to the
scheduled public hearing.

- A traffic impact study has been submitted,

- A community impact statement has been submitted.

Beetoo agud s

Report by Plander Kristen Kapelanski (248) 347-0586
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St. Catherine of Siena Academy & Nicoleena Estates
Zoning Changes by Parcel
Map Created: July 25, 2007

' Parcel 2
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{Proposed Zoning: B-2/RM-2
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Planning Review Summary Chart
St. Catherine of Siena and Nicoleena Estates
Rezoning 18.676 with Planned Rezoning Overlay — Revised Concept

SP# 07-33A
October 8, 2007
Item Required Proposed Meaks Commenis
i Requirements? L
Master Plan i?:;'ai Planming: Frject No change NAA
Zoning B-2, I-1, RA, R-1 e f&g 2 {re N/A o
£t Catherlne of
Siena girl's high
Permitted Uses See section Ariicle 7 of schuol{ Cﬂ”m"t.' Ses attached reviow
the Zoning Ordinance Catholic Education letter.
Center, Nicoleena
Estates
Applicant has
Indicated that all
buildings {excluding
the school building)
will be less than 35
; feal.
Bullcling Height 35 feet Elevations not Yes/No

{Sec. 2400)

provided.

The proposed
school building, at
its highest point,
will be
approximately 50
feet,

Building Setback

s — High Schnﬁl-,?innven

i, Educatlon Center (Sec, 2400)

width {Sec. 2400)

Frant (MNorth) 75 feet + Yes
Interior Side | 75 fact or the height of | 75 feet + Yes
iE:;tl} Sor the main building,
nierior sioe whichever |s greater -
(West) g Approx. 84 feet Yes
Rear (South) 80+ Yeg
Mo more than 30% of
sethack shall be used
for parking, Yes
maneuvering lanes,
loading and dumpster. ~
Bullding Setbacks — Nicoleena Estates (Sec, 2400
Frant (Marth) | 30 feet 75 feat + Yes
Interior Sida
 (Eas) 10 feet Approx. 48 feet Yes
Interior Side
(west) 10 feat Approx. 44 feet Yes
Rear {(South) 35 feet 75 feet + Yeg
CHrRIRINT kot 50 feet Approx. 100 feat Yes




Item

Reguired

Proposed

Meets
Requirements?

Comments

Minimum floor

Mo information

area per unit 7500 sojuare feet ; Yes
(Sec. p:?.4[]0} provided.
Maximuim
percent of lot 25% af ot area can be Voe
area coveraed covered by all bulldings
(Sec. 2400)
Maximum Density
(dwelling
units/net site *6 S e
area) {Sec. 2400) _
Public Utiities | A1 Bubic utlities must be Yes
Parking Setbacks — Section 2400
Front {Morth) | 20 feet 100 fest + Yes
Interior Side {24 feet 100 feet | Yes
{East)
E“Wt::;r Side 190 feet 100 feet + Yes
Rear (South) | 20 feet 100 feet + Yes
. High School;
1 parking space for
each teacher,
administrator, or other
day employee
B0 employees = 60
parking spaces reguired
1 parking space for
every 4 students over
drivirjg ageyor the 250 Sl The Planning Division
reqwrements c:f the _ provided fasls the pronoeed &
auditorium, whichever is sprces will b
Number of if;i:fum capacity of SUIEoN. (6 et tne
u g
Parking Spaces | 500 with 1 space/3.4 Yes Ej;fgﬁtnefs;gﬂ:
(50, 4305 Heals reqred letter for additional

500 accupants/3.4 =
147 spaces

60 + 147 = 207
parking spaces
required

Convent:

Applicant has indicated
that 3 vehicles will be
shared by convent
residents.

& spaces provided

information.




Meets

Item Reqtlteﬂ - Proposed Requirements? Comments
Ca i cation
Center:
TR Although adequate
1 parking space for parkfng ie nutq
every 3 paopla avallable immediately
41 spaces adjacent to the
D:;u][:;ancy oF 1% provided propesed Cathelic
Peop Education Center, the
% Planning Division
136 F::Ef"f ii:eﬁds feels that parking
spac fq 460 spaces elsawhera on the site
. provided will fulfill any
—Nimlgena Estates; additicnal parking
2 parking bk for necds the Catholic
each dwe!]mg _ Education Center
230 dwellingsx 2 = may have
460 parking spaces ;
required
S0-degree spaces
should be 9 feet wide by
19 feet deep with a 24- . In locations where
Parking Space foot wide aisle; when fﬁiﬁ;:gﬁd Biw spaces are not 19
Dimensions ac]. to landscaping, A Yoo foet deep, a four Inch
(Sec., 2506) spaces can be 17 feet tﬁr%u phout ';':'fhe site curb should be
deep, with a 2 foot 9 indicated.
overhang into the
landscaped area
High Schaol:
& barrier free spaces ;
; & spaces (2 van
;ig:'s*'s‘?g!g N accessible)
praovided
: Convent: .
Barrier Frea e . See review letter
Spaces fi van ECCEEEIMT bsmer 0 barrier frea Yes/No? for further
(Barrier Free ree space require spaces provided discussion of this
Code) Catholic Education VR
van écceaérble? spaces pravidled (2
van accessible)
. 8 feet wide with a & foot
ga;:zr i wicle access alsle for
Dll?mensions standard b.F. Spaces sized Ves
(Barrier Free 8 feet wide with an 8 appropriately
Code) foot wide access aisle
for van accessible e
The applicant has
Barrler Free Signs indicated that one.
{Barrier Free OCne barrier free sign is M s s, No barrier free sign will

Design Graphics
Manual}

required per space

be shown for each
space at the time of
Preliminary Site Plan |




Meets

which it Is proposed.

Item Required Proposed Requirements? Commenis i
submittal.
Accassory Buildings (Sec. 2503.1)
Accessory buildings shall | Accessory
not be erected in any bulldings located In Yes
required front yard ar rear yard and side
exterior side yard. yard of property.
The total floor area of
all accessory buildings gﬁﬁzﬁg_?less than
shall not occupy more 25 0 of : Yes
. 5 %% of requirad
than 25% of any Bt
required rear yard, rears
Each accessory building
shall meet, all setback Acoessory
reguirements for the buildings set back | Yes
zoning dlistrict in which | appropriately.
it is proposed.
A detached accessory
building shall not be
located closer than 10 Accessary
feet to any main bulldings set back | Yes
building anc 6 feet to appropriately,
any interior side lot or
rear lot fine.
Accessory Structures
such as flagpoles and
dumpsters will
Focagsany require review and
Struchures {ec approval from the
203:4) Community
Developmernt
Crepartment.
Fach accessory
structure shall meet all | Accessory
setback requirements structures set back | Yes
for the zoning district in | appropriately.




Meeis

Ttem Requirad Proposed Requirements? Comments
Photometric plan
required at the time of Photometric plan
Lighting {Section | Preliminary Site Plan /A should be submitterd
25113 due to slte being with Preliminary Sita
acdjpcent to residentially Plan submlttal,
zoned property ~
A 5 wide sidewalk shall
Sidewalks (City Eﬁﬁ‘;"ﬁ;&“ﬁfﬂﬁ:ﬁ”ﬁf 5 sidewalk
Code Sec. 11-276 : el proposed along 12 | Yes
(b)) the [:I'L'{.!'. of Movi's Mile Road,
Pedestrian and Blcycle
Masler Flan.
5 sidewalk
proposed alang
residentlal streets
and private drives.
Sidewalk along The proposed
drive south of 12 sidewall should
Residential 5! sidewalk required Mile and adjacent extend to 12 Mile
Sldewalks (Sac. along all residential to the proposed Mo Road. See review
2400} straets school, tennis letter for
courts and practice additional
field terminates at information,
the tennis courts
and does not
extend Lo 12 Mile
Raad.
All uses and
Major and Minor | developments shall .
Drives (Sec. include a public road Road ne;wr:rk Yes
2514) nebwork or private drive RIHROREC:
network.
Drive shown an
: the Far western
:mz;i;h;::vze 4 prvata portlon of the Yes
) propetty on 12
Mile Road.
Where on-street parking
is propasad it shall be
limited to one side of a
minor drive and the Approx, 28 feet Yes

drive shall be a
minimum of 28 feet
wide,
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MEMORANDUM

To: Rob Hayes, P.E., Cily Enginesy

Bark McBeth, AICPE; Planning Director
From: Brian Coburn, P_E., Civil Engineer Bf@
Re; Review of PRO Impact on Public Wilities

8t. Catherine of Siena Academy and Nicoleena Estates
Date: July 31, 2007

dedkedokddok b bbbk ok ded ke dik e de

The Engineering Division has reviewed the Planned Rezoning Overlay (FRO) proposed for St
Catherine of Siena Academy and Nicoleena Estates. The request consists of approximately 115
acres located south of 12 Mile Road and west of Wikxom Road in Section 18, The applicant is
requesting a PRO to construct a high school consisting of approximately 700 students, a convent with
20 sleeping rooms, a 10,000 square foot educational facility, and a concession stand on 51.89 acres,
The applicant is also proposing a 248 unit condaminium on 684 acres.

Utility Damands
Because this is a PRO request, the analysis will be based on the concept plan that has been provided

and not the proposed zoning. The existing zaning of the parcels is a mix of RA, R-1 and -1 and
would typically yield between 150 and 430 residential squivalent units (REUs) for a warehouse use in
the |-1 district or a factory use in the -1 district, respectively. An REU equates to the utility demand
from one single family home., The master plan designates these parcels as a special planning area
which doss not define a specific use, therefore, the existing zoning was used to determine sanitary
sewer capacity. If the parcels were o receive a traditional rezoning to RM-2, it would result in
approximately 3,100 REUs. Based on the concept plan provided with the application, we estimate a
demand of approximately 285 REUs will result from the proposed development,

Water Svslem
Water service |s currently avallable from the existing water main constructed with Knlghtbridge Gate

and the water main constructed with Catholic Central, A water main stub to the east of the site for
eventual connection to Wixomn Road would be recommended on a potential site plan.  Additlonally,
there will need o be a pressure study to determine the location of a pressure reducing valve to isolate
Khightshridge Gate and Gatholic Central from the lsland Lake Pressure. District, which operates using
a booster pump. The City's water model indicates that the development of the PRO concept plan
would decrease pressures by approximately 3 pounds per square Inches (psi), but would not have a
negative Impact on the overall system If Inoped properly,

Sanitary Sewer
The project |s located within the Lannys Sanitary Sewer District,.  As you know, we are currently

undertaking a project to increase the capacity of the Lannys district with the addition of a diversion
chamber, pumping station and bypass forcemain along the Beck Road and |-86 corridors. The design
of the Lannys bypass project was basad on the Master Plan for Land Use that was adopted in 2004,

]




Review of PRO Impact on Public Utilities
July 31, 2007
Paga 2

Based on the topography of the site, the sanitary sewer flow could be discharged easterly or westerly
from the site. Any flow that is discharged to the west impacts threg existing pump stations
{Knightsbridge Gate, Napier Road, and Wixom Road) along with the proposed Lannys Bypass Fump
Station. The flow to the east would impact only the Lannys Bypass Pump Station. Therefore, we
support the applicant’s proposed plan to construct & new pump station to direct all sanitary flows to
the east. We can estimate based on the information provided that the PRO concept plan could result
in an increased peak sanitary sewer discharge of .25 cubic feet per second (cfs) over the anticipated
tlows assuming a warehouselofiice use in the |-1 district, or a decrease of 0.1 cfs in flow assuming a
factory use in the -1 district. If the PRO request is appraved by the Cily Council, we would require
the applicant to provide a sanltary sewer basis of design. Additionally, the applicant would be
required to study the existing capacity of the downstream infrastructure to determine the impact, if

any, of the flows being requested under the PRO.

Summary
The concept plan included in the PRO application does not have a marked impact on the public

utilities when compared to the existing zoning, which could otherwise yield double the number of
REUs for the site depending on the |-1 building use proposed.

oo Ben Croy, F.E.; Civil Engineer

U S L g




TRAFFIC REVIEW
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TRAFFIC IMPACT STUDY




October 5, 2007

Ms, Barbava B. McBeth

Peputy Director Community Developmen
AS175 West Ten Mile Road

Movi, MI 48375-3024

Enginesaring Advisors

Re: 5t Catherine of Siena & Nicoleena Estates — Trallic Tmpaet Study — 2™ Review
OHM Job Mo, 163-07-326

As requested, we have reviewed (he re-submitted Traffic Impact Study (T15) lor &t Catherine of Siena
and Nicoleena Istates Condominiums. The TIS was preparcd by William C. Taylor, PhID., PE. and is
dated September 2007,

OHM RECOMMENDATION

At the time ol the review of re-submitted TIS, we discoverad that it was re-submitted without revision per
the review comments [fum the earlier revicw, On September 13, 2007, we had received an e-mail from
the author of the T1S, Mr. William ‘I'aylor, stating that he would be modifying (he study repoit as
appropriate and had requesied move information. The requested information was provided to Mr. Taylor
on September 14, 2007, Hence, we arc awaiting the revised T18 based on the review comments from the
earlier review and the communication between Mr, Taylar and us thereafter,

It you have any concerns or questions, please fesl free to contact us at 734-522-6711.

Sincersly,
Orehacd, Hittz & MeCliment, Ine.

Qiephen B Dearing, P.Y, PTOL. Anita 8, Katkar, P.E.
Manager of Tratfic Engineering Tratfic Project Engineer

PADE26_OLSWSITE MoviCigh2000163070320 Catherine of Siend_ Traffich 63070326 Catherine of Sipna TIS V2 .doy

_ e IO Plymouth FHoad i Livania, #Mlchiosn 481580

i N I L r A
Atvancing Commiinities P (134  BR2-6711 | 1, (724) 520.6407
VWL ohmeadviBoTre. com



LANDSCAPING REVIEW
FOR PLANNED REZONING OVERLAY




cATY Op,

PLAN REVIEW CENTER REPORT
October 8, 2007
zve Rezoning and PRO Landscape Review

07-33 St. Catherine of Sienna

2 ” and Nicolenna Estates
o

Re e
Rezoning and PRO Landscape Plan

Property Characteristics

o Site Location:  WIixom Road / Twelve Mile
s Site Zoning: R-1, RA, I-1 (Proposed PRO)
o Site Use(s): Residential / Educational

o Plan Date: 9/17/07
Recommendation

Staff currently has no principal issues with the Rezoning and PRO Application
for St. Catherine of Siena Academy and Nicoleena Estates. No Landscape Plan
has been submitted at this stage of the approval process. As the project enters the
Prellminary Site Plan Approval phase, all requirements of the Landscape Ordinance must
be met. '

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

]
éuiewed by: David R. Beschke, RLA
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August 8, 2007

M. Barbera MeBeth .
Depuiy Dirgetor of Community Developmeant
City of Movi :

45175 Weat Ten Mile Road

Mevi, W1 48375

Re! St Catherine of Siena Academy sﬁﬂ'Nimlsanh Estates {5!5# O7-33)
Wetland Ravisw of the Concept Plan : :

Dear Ms. McBeth:

ot 8lafia Acaderny and Nicoleena Estates Coricept Plani (Plan) ant the cgrespending
documeritation  (Rezaning and PRO -Application) drepared by - Zeimet Wozniak' &

| Assodiates. CDPA Archiects and Grissim, Metz, Andriese Assoclates dated July 14,
5007, The Plan was reviewed for conformance, with' the ity of Novi Welland ahd . -

Watercourse Pretection Ordinance and the nafural féalurss setback provisions in the
Zoning Ordinance. ) TS

_’gﬂsﬂnﬁlﬂpnmﬁmg a:nd' Prop I_ugmld' Infgg' clg B on o T T :

The proposed project will consiruct a Cetholic-high schoo] for girls, A gpnvent for the
housing of approximalgly tan sisters, a Catholic-Educational Research Gentaf, athlelic
flelda and 123 duploxes (246 unite) for the Micoleena Estales Condgriiniuts. The Plan

construction of the &t Catherine of Slena Academy, canvent, Gatholic Educatiomal
Camel varsity figld and frack, twe (2) praciice fislds, tenmis sourts, two (2) softball fields
as well ag five {5) proposed wetland mitigation areas. Phase 2 consisls of the
construction of the Nidoleena Estates Condominiums {123 duplexes, 246 inits). " In

addition, the Plan propeses an bn-site storm water sedimentation basin (Phase 1) and

through. M-5). This prupesed projact is located sduih of Twélve Mile Read and weatl of

1 Wiz Road In Sectioh 'fE:_.

wetland areas have been identified and surveyed within thase parcels (Watlants A
through W, delineated by King & MacGregor . Envifonmental,- Inc.). Approsimately

proposes fmpacts fo saveral of these wetland areas. A fatal of 4,65 acres of wetland

irnpact are proposed on the Plan. “The fallowing table sumbnsrizes the exlsting wetland
arezs and the proposed wetland impacts: - o

A Rt Dot i ma i Ancn Enpbaer

&
B
R bkl ki

Emdrentriental Constiltiing & Technology (ECT) has reviewad the pioposed St Catherine -

pfoposes two (2) phases of develapment on e site. Phase i shall jnelude 'the -

an on-site aadimanfaijan'haan!datentian'baair; {Phase 2}, The, Plan cumently
| proposes a total of 8.13 acres of proposed weatland mittigatlon {5 dreas; M1

The project site currently consists of five (6) project parcels. ' A total.of weiityihres (23) .

thirteen {13) acres of welland are lnceted on:the proposed project slle, The groject

A A S i o S e s

N




Gt Cathering of Slare Ac‘auemy and Micoléens Esfales (SPRO7-33)
Wetland Review of the Concept Fan
- August 8, 2007

Fags 2 -

Table 1. Welland characteristics and proposed impacts. L
: T i _— Proppsed
Wetland | g0 gutatory Status TotaiArea - Impal:t.mea_
in - {acra) tacre)
A M{:itz.::! Regulated 073 0.73
MDEQ (= 5acregy | - - - .
g B, - City Regulated - I-FE'E'E u'ﬁj.
G _City Regulated D04 | 0.04
o “City Regulatad 0.78 " 076
E City Requlated - | 221 | - 231
— F. ~ City Regulaled | 0.04_ 0.04
G . .Gity Regulated ~ | - 049 0.4
H - -City Regulated I s 1
1 City Regulated 4.10 D40
of City Regulated |- 083 | . 000
"K | - CityReguisted | 158" 4" DGO
‘L- - GityRegulated . | 007 - e
W | City Regulated .~ 0os - | 0.00
N CityRegulated | ' . 044 |  -B0D0O -
L O |- Gty Reguiated 044 oo
P | CiiyRegulsted ~ | -0.003 | 0400
@ [ -CilyRegulated |~ 0.08 U008 -
R _ City Redu a{g% T .. 808 000
& City Regulated . . | 001 oo
. T Gity Regulatad Coeny | - 4T
u Gy Regulated. | 0 004 - | .04 -
v ity Regulated - 00f . [~ 000 ]
W “Cily Regulated © |~ 002 SR Ko
TOTAC | T T L 7Eb1s | . 48§

_ The project proposes Impacts fo Weflands A, -G arid limited inmpacts to Wetland £ on the
Phase 1 portion of the project. Wetland A will ba filled for the puipuse of cohsirueling
“the &t Catherlne of Siena Academy. Wetlland 6 will bo fillad for the purpoge of
constructing the athletic fislda-and track, The limited impact to Wetland B (5 Yor the
purpose of, sonsiructing a . boardwalk along the 'south side of Twelve Mils - Road,
Because this wetland is greater thah five (9} adres In sfze, -any Impacis lo this welland

wilt ragliire & permit fropy the MDEQ,

SE!IHETEF .wetfahd impacts are proposad for Phase 2 of 'lhe-pn-:.!j-_&ﬁ 'E‘Iﬂié';}le_eﬁa Estates
Cendominiims). The filliig of Wetfand 1 s propesed for {he construction of Biena Drive .
ard Unit 102, ‘Tha filling of Wetland @ Is‘proposed for the' construetion of propoaed Units
48and 48, e ' ' . -

Additional impacts tq“_*l:lﬁ"—_ﬁité" 'Wa'tia:nds C D EFT and t) are also propesed on the -
_Plan, The Plan propasss the complete filing of each of these she (8) wellands. The

=y

Enviomments Cotnlfng & FoeAnalegy, oz




e

&t Catharine of Stena Acawwmy and Nicoleena Estatas {SPHO7-33)
wstland Rewview of the Corcept Plan

Augiust B, 2007

Page 3

purpn'sc of these proposed wetland fills is cumently not clear as there doss fiot appéar io
ba & Site Plan provided for this portion of the property (Parcat 1 and the partion: of Parcsl
2 zongd B-2), 1Lis the Applicant's responsibility to dlarify the necessity of these impacts.

in addition to wetland impadts, the Plan afso appaars 1o propese impacts to the 28400t
natural faaturés setback (wetland buffer) of most of the Impaclad watlands listed above.
The Plah does hot dufrently spaciiy/quantily the proposed watland buffer impacts. The
proposed wetland bufier impact quantities (both proposed ared ahd proposed volume of
cut or fill) should be agdded to the Preliminary Site Plan, \

Eecnﬁirﬁer;’daﬂaﬁs- : : o
ECT currently recoimmeands Condiffonial Approval of the Concept Plan contingent
on the clagification of the -folfowing commants In the Preliminary Bite Plan

sahmiital; -~ i

1. ECT wilt condust 2 wetland boundary Verification at the time of Preliminery Site
Plan submital for the proposed preject site to assess current wetland conelflons
and verify the wetland boundaries. ECT will complete an essenilality
assessment at that dime in order to verify the funetions of gach wetland and the
az=ociated regulatory status of each wetldnd. | T .

2, ¥ is the Applicant's respensibility to provide #n alternatives dnalysls desciibing
why the proposad wettandiwatland buffer Impagts. are’ Unayoldable.  This Js
especially trus foy the “Of-Site” Wellands isted on the Plan {Wetlands &, B, E, F,
T and V), “ECT will need fo see a sije plan thal Hiistrates the proposed
development on Parcel 1 and Pefcel 2 {porffon zoned B-2) prior {o

_ approving the Impacls to Wetlands G D& £ Tandll - - = -

3, The Plan currently proposes & total of 6,13 mitres of piopogad welland imltigation
{5 areas; M1 through M-5). A mare detaltad Wetland Bitfgation Plan shalt he’
submiited with the next plan submifal.- This Plan shall inciude @ mitigatioh cost
estiniate that ouflines the quantiles and iypes of proposed planting materials
associated with the welland fitigation areas as well as an assochated oHst |
estimafelh}- the wetland mitigation matarlal ahd corstruction costs. " In addilon, -
please provide clarification on how the wetland mifigation -acreage of 6.18 Wwas
determined. - - - = . Semn ;@

4 As stated in Hem #2 sbove, it I3 the Applicant’s regponsibility to further expiain -
the necesalty of the proposed filling of 2.16 acres of ioi-Site” wettand (Wellands
G0, E, F, Tand U): The eurrent Plan does hot Ticlude a proposed Site Plan for”
thie parcel, however, the Plan dalls for the complete filing of thege six (8)
wettands. The need for these wetland Impacta s currafty unolear. As stated |
above, EGT .will- nged to review a sife plan. that Hlusteates the ‘propused
development on Pareel 1 and Parcel 2 (portion zoned B-2) priot to approving

5. As proposed; the Plah will ietuire & Chy of Novi Non-Mipor Use Walland Parmit
for the proposed wetiand fills, an MDEQ Wetand Pearmit {Tor the construction of
the proposed hoardwalk fhrough state-reguiated Wetland B along Twelve Mile
Road) and an Authqrization. fo Encroach fhe 25-Fool Natural Festures- Sathack
for the associated impacts to the watland buffers. g

6. It Is $he Applicant's responsibility to provide coregpondencs withArom fhe MDEQ
regarding the application for a watland use parmit for the project. The supporting

e G
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Wetland Review of the Concepit Pian

August & 2007

Fage 4

doeumnentation states that the wetlands parmit application will be included with
the Preliminary Site Plan Bubmitial. Ploase provide a copy of any MLEQ
wetland psrmit application of jgsted MDEQ wetland pernilt to the Gity and 1o our

office for railew. : -
If yoln have any quastions, pleass cohtact us.
Respettiully Submitted, Cowl s
ENVIRONMENTAL CONSULTING & TECHNOLOGY, e,

Pater F, Bil, PE.
Associate Engineer

co:  Angela Pawlowski
Kristan Wapealanski

y— o

Eminmannd Cmrriting 8 Teshnotomy, na
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Angust 16, 2007

Ms, Barbara MeBeth

Deputy Director of Community Devolopment
City of Novi -
45175 West Ten Mils Road

Novi, MI 43375

Re: St Catherine of Siena Academy and MNicoleena Esiates (SP# 07-33
Wetland Bomndary Verifieation .

Dear Ms, McBeih:

Environmental Congulting & Teehnology (BCT) has reviewed wetland bowndaries in the field

with the Applicant’s consnltant (Mr. Woady Held of King & MacUGregor Envircnrental) at the
.proposcd $t. Catherine of Siena Academy and Nicoleena Estates project site near the comer of

12-Mile Road and Napier Road, This leiter is a summary of cur findings and recomimedzations.

¥, i and Bousd, e

The Concept Plan shows twenty-thres (23) wetland areas mapped at the slts on five (5) parcels.
Following our fisld vesification, three more small wetland areas were added and another wetland
baundary (Wetlaad T) was slgnlflcantly expanded. These ravislons have been surveyed and
ghown on an updated Wetland Plan propared by Zeimet Wozaiak and dated July 19, 2007, Over
thirleen (13} acres of wetland are Jocated on the proposed praject site and the Applieant s
proposing to fill about five (5) acres of it. ;

Reoulatory Siatas

The site containg a wide Tange of wetland quality, and, for the most part, the proposed project
would avold the highest quality wetland complexes; which include forested, emergent, amd open
water wetland hahitat, At lesst some of the wetlands on the sife ars most liksly MDECkregulated
and wonld require an MDEQ permit for proposed impacts, The Applicent’s consnltant has asked
the City to consider Wetlands A, 1, T, and X as “nonessential” and not require mitigation o fill
fhern, While we agree that Wetlands L, T, and X appear to have very jimited wattand value,
Wetland A appears to have a signifieant stormwater storage fimetion that would need fo be
addressed in the site plan, ECT recommends that the Clty not make a final determination of
regulatory statva and essentiality until the MBEQ has determined what it will repuiate.

Ta BCT'a Concapt Review leiler dated Angust 8, 2007, we listed six (6 comsarns that the
Applioant needs to address In its next gubmittal. Ap a result of further investigation, we add two
MOts CoOnnems:

An Bepsl Cppedosilyiiiburalive Actisn Empidyer




Bt Gatharing of Stana Academy and Moolsena Estales (SFHOT-33)
Watland Boundans Review

August 16, 2007

Page 2

I. ‘The Plan praposes to discharge stormwater into a wetland that extends onto the
Knightsbridee Gate property west of the MNicolcena Estaten property. According to ECT s
records, this wotland was placed into a Conservation Easement (CE) per final site plan
requirements for Knightshridpe. The addition of a stormwater outlet to this wetland likely
vinlatea the Congervatlon Easomont. Bven If it does not, we are concerned with the
reagpect of adding additional stormwater to a high-quality forested wetland complax
within the Knighishridge Gate Development. We believe the tlsk of drowning many trees
is high. BCT recommends that an alternative mears of stormwater managsment be
developed for the Wicoleena Estates property. '

2.- BCT also wnderstands that Watland B, a Jargs (5.35-acros) wetland complex would be

wged for stormwater discharge. This wetland does contain some mafure trees along Hs

perimeter, however {t appoars to have considerable non-forested freeboard available for
water storage. This wetland is connected via a small (36-inch®) gulvert under 12-Mila

Read that appears in disvepair and may be partially plugged. BCT recommends the

Applivant goordinate with us and the City’s .Engiteers fe defermine dminage

charncteristics of the property north of 12-Mile Road and what the stormwater discharge

fremn the proposed project would mean to downstream properifes and residents.

TFyou have ey questions, please contact na

RespecHilly Submitted,
FNVIRONMENTAL CONSULTENG & TECHENOLOGY, INC.

%&M

John A, Freeland, PhD,, FWS
Environmentat Solantlist

e Angela Pawlowski
Eriglen Kapelanski

= oy o

Erntironmenial Soasting & TechnofBpl, s
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August B, 2007

Ms. Barbara MeBeth
Directar of Planning

City of Moyl .
45175 West Ten Mis Road
Mawvi, Ml 48375

Ret  St.Cathering of Slena Acadeiny and Nicoleena Estates (SP# 07-28]
Waootland Review of the Gongept Flar TS

Dear Ms. MoBeth:

Associates, GDPA Architects and Girlesim, Metz; Andriese Assoclates dated July 11, 2007.
Tha plan and supparting documentation were reviewed for eoriformahce with the City of Nowi
Waoodland Profection Ordiniahce Ghapler37. LU P . : )

The proposed profect will construtt a Gatiiolis gifl's High setiool; a convent for the housing of
duplexes {248 bnits) for the Nicolpena Estates Condominiums,  The, Plan proposes tio (2)
of Slena Acaderny, -convent, Cathollc 'Educational Center, varsity field. and 'track, two '(2)

Congdoriimiums (123 duplexes; 246 units). This proposed Froject is located soutl of Twelie
Mile Hoad and wast of Wixom Road'in Ssction 18- s s - :

After -reu;‘iéw']ﬂg ihe City 6 Moyt Offlaial Woodlands Rap, it ﬂppear'.s'.as if e property doss

contain several regilated woodiand areas apross soversl different areas of the site (see

Applicant states that there are 20 acras of Ragulated Weodlands lotated on tha project eife.

Proposed Woodltand !mg,a;é fg I

are tp be rermévid vaquiing 598 véplacemsitt . Phase 1 requires fhe ranioval of 78
{rees for a subiolal of 114 raglired replacermatt trées. Phase £ raquirgs the removal of 362
traa6 for'a sublolal df 482 required replacement rees. - As stated above, the projest total for

Plan ealls for.the following impacts to onvsiig regulated trees: ;|

The Plap appears to generally comply with tha She Plan standards. Solls are mapped on the
site, drainagé patternd ars estimated, and tree protectiof fenee is shown fof some argas.

A Eepest paifuniydlinmative Ackien Brplees

| Environmental Gonsuiting & Techioligy (EGT) has revlewéd trieproposed St Catherine of
Siena Academy and Nicolesna Estates Concept Plan (Plan) prepared by Zeimel Woznlak &

'approximately ten sisters, a Catholid Educational Research Génter, athlefic fields and 123
phases of development ontha site. Phase 1 will includg the canstiuction of the. 5t, Catherina .

pratice flelds, tennis courts, two.(2). softball fields as well 48 five {5} proposed Welland .+
mitigatian stess. Phase 2 will. Inclugle the construction, &f-the Nigoleena - Estates

Waodlarid Map on, the following page).. The praliminary site’ Information provided. by the .

Tha Overall Natutal Features Impact Summary Elan {Shest L-1.0) statés hat 441 totl rees |
25

proptsed trés removals is 441 total trees requinng 596 replacament trées. The proposed
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 St. Catherine af Semi Acndleiny d Nicileena Estatss Condonihhinis (SPFHT-33)
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The propased Plan dees not "appséar i-:: prmritie ?rrmrmat:un reratad to the pmpoaed
replacement Irag- locatlons, The Plan should speclly whelher the proposed yaplacement
traas wilt be pladed onthe site.  Aeplacement tréa locations and specias shall be epacified
on the Plan. In addilon, if the. Applicant 15 proposing to put tfee replacement money into the
Cny’sl Tiee Fund fr; !ieu of Ec:-natfng replacement trags on site fhis shall also be speciiled on |
thu Plan. : _

Esndm
ECT renmnmends pnndﬂtons! approval of the Eunaﬂpt Plan at this time cﬁmmgant o tha
follewing ;{ema being adﬂressadm the Preliminary Site P[an.

1, As ﬁtaiad above, the Plan ﬁha’i! lndmﬂte 'the Joeatlﬂna am:i hyre of all prnpu&ad on-site
_teplagemeni trees.

2. ECT.shall conduct ai on-site mcciiand uanﬂcal’mn &t e ﬁme of Frel:mmar}r S‘rte
" Plan submittal, - -
3. It s the Applicants res;&csnsi‘hﬂ[iy 6 pl‘ﬂwd"e an alteinatives andlysls describing wh?
 thé proposed woddland Impacts sre unavoidable. This i espetially fros for any
propesad tree removals on Parge] 1 and on Pareal 2 (portion zonad B2). ECT will
nead io wee a alte plan that liusirates the proposed development on Parcel ¥
antd Pareel 2 {partion zonad 8-2) prior 10 approving e Fréfnirmary Site Plan

§ ' W7

Erydranmanntal (sl & Feelnalody, e,




B1. Catherine of Siena Academy amf Nicoteans Esfsiles (SF‘#G?%}
Woodland Review of the Coneapt Plan
Aligust 8, 2007
Paie 3

and any hnpddls fn Hagufared Woedtands fa::arad on this portion of the
proposad prafect, .

1'1' you ha,va any questlons ragarding the cn:.m_tentseof this Jelial, pledse contact us,
Respacifully SuﬁmIttesj
EﬂUlFlUHﬂJ‘IENTﬂ.L CDNEULT!HE & T’EGHNDLDE‘:H INC.

Feter B HILPE
Associate Engineer -

ac: hngei.:a Pawiowskd
Kristen Kapelansk

=y

Envdanenial Gylsutting & Technatie o
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Cretaber 5, 2007 : H M

M. Barbara E. McBeth

Deputy Director Community Development
45175 West Ten Mile Road

Novi, MI 48375-3024

Enclnearing Advlsors

Roer St, Catherine of Slena & Nicoleena Kstates — Concept Plan - 2" Review
5P Mo, 07-33A
CHM Job Mo, 163-07-322

As requested, we have reviewed the revised concepl plan for 5t. Catherine of Siena and Nicoleona Fatates
Condominioms. The plans were prepared by Zeimet — Wozniak & Associates, Inc. and are dated

September 17, 2007,

OIM RECOMMENDATION
Ad this time, we recommend approval of the concept plan, subject to the following correetions be made

prior fo next stage submittal,

DEVELOPMENT BACKGROUND

o  The site is currently »oncd as RA (Residential Acreage), R-1 (One-Family Residential), and -1
{Light Industrial).

The apphicant is proposing the rezoning of the property o RM2 (High Density Multiple Family).
The property containg approximatety 11589 acres.

The applicant is proposing condominiums on 64 acres and a eathelic girls' school on 51,89 acres of
the property.

e The TIS was submilled for (he proposcd development.

a & B

ROADYWAY NETWORK

The development is located west of Wixom Road on the South side of 12 Mile Road. Wixom Road is
functionally classified as a minor arterial with = posted speed of 35 mph. and is under the jurisdiction of
the City of Movi, 12 Mile Road is considered a non-residential collector with a posted speed limit of 25
mph, and falls within the jurisdiction of the City of Novi. The developer has proposed three (3) access
points on 12 Mile Hoad,

SITE PLAN CORRECTIONS
1. Geometry:

s Fuor the southbound school entrance drive; souwth of southerm end of the boulevard, we strongly
believe that the horizontal eurve should be flattened to aveid the danger of the soulhbound
vehicles drifling to the left of the center of the road.

o Atleast 507 tungents should be provided between the reverse curves.

o “T'he horizontal curve at Kristen Court south of Units 102 and 103 should be modified s that it
intersects the notth-zouth stretch of Kristen Court at elose 1o 90 degrees.

2. 12 Mile Road lnprovements: The plans provide a right turn taper and acceleration taper at the site
driveways on Twelve Mile Road. The teaffic impact study performed for thiz development states that

majority of the schoel and condominium trafTic will come from the east. Therefore, the site drives
will experience exlensive castbound left turns, ITence, we belicve that a center left turn lane on 12
hile Road would be more beneficial for such traffic to make lett tums withoul blocking the

, . N o F4000 Flymnuth Aoad | Livonds, dichigan 8750

: ] iy d
Advanciong Comimiities £, (734 5228711 | 1. [734) §22-6427
wyw. anm-advisors.com



eastbound through traffic and for the slorage of lefi tuming vehicles. We also strongly recommend
that such improved 3-lane section of 12 Mile Road should he extended from Nicoleena Dirive to the
beginning of the north-south segment of 12 Mile Road.

3. Sidewalk: We strongly recommend that the sidewalk on the east of the Sicna Drive should be
extended to the 12 Mile Road for improved pedestrian accessibility.

4, ‘lraffic Control on Nicoleena Estates local Streets: The traffic control signs should be installed on the
local minor drives based on the “Sale Approach Speed” caleulations to enforce the stopping or
yialding for the local major drives,

5. ADA Compliange;

o The ADA compliant sidewalk ramps must be provided where the sidewalk crosses the roadway.

o Each barrier free parking stall southwest of catholic educational center should be provided with
the standard R7-8 sign (RESERVED PARKING), as described in the Michigan Manual of
Uimiform Traftic Conlrol Devices (MMUTCD). An additional sign R7-%a {mod} {VAN
ACCESSIBLLE) should be provided at van accessible stalls,
‘The type of ADA ramps should be clearly noted on fhe plans.
A copy of the MDOT Standard Plans for Sidewalk Ramps {R-28-F) should be included in the
plan set,

6, Parking Stalls; Width of the parking stalls adjacent fo the wmaround areas should be 97 from the face
of the curb. Such typical should be clearly labeled on the plan,

7. Sizgn Code Call-outs: The sign codes compliant to the MMUTCD shall be noted on the plans along
with the signs.

2. Sign Quantity Table: A traffic sign quantity table should be shown the plans. The table should
include a brief description, sign code, dimensions, and quantity for cach sign.

0. Loading Area and Dumpster: The location of loading area and dumpster should be clearly noted on
the plans.

10, Traffic Cireulation Plan: The tratfic circulation plan for the school buses and the passenger vehicles
dropping-off the pupil, in terms of the number of vehicles, the path taken by such vehicles, and fhe
drop-oil arca should be meluded in the site plans,

If you have any concerns or questions, please fiel free to contact us at T34-522-671 1.

Sincerely,
Orchard, Hiltz & MeChment, Ine.

Stephen B, Dearing, P.E., PTOE. Anita 8, Katkar, I’.E.
Manager of Traffic Engincering TrafTic Project Engineer

PAOTZ6_ DIEHETTE MoviCiA20070163070320 Catherine of Sicnah_Tratficl 163070322 _Catherine_of Siena Concepl Man Va2.doc
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CAE O, PLAN REVIEW CENTER REPORT

COctober 10, 2007

Engineering Review

Sk, Catherine of Siena and Nicoleena Estates
'WE} JV Sp #07-33A

Petitioner
Lakeside Oakland Development, LLC

Review Type
Concept Site Plan (Second Submittal)

Property Characteristics

¢ Site Location: South side of 12 Mile Rd, between Napier and Wixom Road.
s Site Slze: 115.89 acres

« Date Recelved: September 2007

Project m

«  Phase 1 includes construction of a school complex (St. Catherine of Siena Academy),
athletic facilities, and assoclated parking. Site access for the schoel would be provided
by twa drive approaches on 12 Mile Rd and one connection to Catholic Central High
Srhool to the south. Future Phase 2 includes construction of a 230 unit condominium
development (Nicoleena Estates). Site access for the resldential development would be
provided by an additional drive approach on 12 Mile Rd along with a connection to 12
Mile through Phase 1.

n  Water service would be provided by extending the 12-inch water main at the
Knightsbridge Gate development along the south side of the 12 Mile frontage of this
development. A connection would also be provided to the Cathollc Central development.
creating a looped system hetween Napier and Wixom Roads.

v Sanitary sewer service would be provided by a connection to an existing sewer within
the Catholic Central development as well as a proposed connection to Knightsbridge
Gate through a stub, Two on-site pump slations are being proposed to serve the
development. Nicoleena Estates 1s proposing a lift statlon connecting to Knightsbridge
Gate stub and St. Catherine’s is proposing a lift station to connect to Catholic Central’s
sanitary system. The private sanitary sewer on Catholic Central’s property will require
dedication to the City. Further analysis of the sanitary system Is required,

n  Storm water for the majority of Phase 1 would be collected and routed Lo a large
sedimentation basin and then discharged inte the on-site wetland. Since the wetland
flows northward across 12 Mile into the City of Wixom, and drainage concerns have
been noted in this area, further information will be required addressing any potential



Enginesring Review of Concept Slte Plan October 10, 2007
Lt Catherine of Siena Academy and Nicoleena Estates Condominitim Page 2 of 6
SPg 07-334

drainage issues. Storm water for Phase IT would be routed to a storm water
management basin consisting of a forebay and detention basin. This basin would
discharge west into the wetland system on the Knightsbridge Gate property. A drainage
easement will most likely be required for this discharge,

Comments:

Because of the nature and scale of this concept plan a complete engineering review could not
be conducted. Any items shown on the plan that are not In conformance with Chapters 11 and
12 shall be addressed prior to approval and may require a variance from City Council. Approval
of the concept plan does nol imply approval of non conforming items unless specifically
addressed and approved.

Genera

1. The plans shall indicate any improvements proposed to 12 Mile (i.e. paving, drainage
ditches, etc.), Detailed information Is not required at this time.

2. The City of Wixom shall be notified of the proposed development as Wikam will
require various submittals throughout the approval process. 12 Mile Road is
currently under the jurisdiction of the City of Wixom, and will require a right-of-way
permit for the proposed Improvements,

3. Indicate whether the streets proposed within the development are proposad to be
public or private.

4, A 5-foot separalion distance shall be provided between the sidewalk and back of
curb along the main drive within the school complex.

5. Provide a note on the plans that all work shall conform to the current City of Nowi
standards and specifications.

Water Maih

6. A pressure reducing valve may be reguired because the proposed water main route

wolld cross pressure districts, Further analysis of the system will be required.
Sanitary Sewer

2 The existing sanitary stub from Knightsbridge Gate shall only be extended for gravity
sewer service. No additional flow via force main shall be permitted.

8. As previously discussed, a new design proposing a single pump station shall be
proposed for this development.
g, A sanltary sewer easement will be reguired over the portion of existing private

sanitary sewer within the Catholic Central High School site accepting flow from the
praposed development, and shall be accepted by the City as public sewer. This off-
site sewer easement must be executed by both parties prior to final approval of
the plans. A draft of the easement shall be submitted at the time of the
Preliminary Site Plan submittal for review, and shall be approved by the City prior to
final signatures.

10,  The capacity of the downstream infrastructure shall be studied to determine the
Impact of the flows belng proposed for this development. Further detail will be
required to verify adequate capacity exists in the sanitary sewer district serving this
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11.

development, or If improvements are necessary (see attached Brian Coburn memo
dated 7/31/2007 for further Information}.

The sanitary sewer system shall be designed to accommodate future flows from
Parcel 22-18-100-004, located on 12 Mile,

Storm Sewer

12.

It appears that the current storm water design flow for Nicoleena Estates is based
on an available flow rate of 20 cfs through the 18-inch culvert. Based on the
information available it does not appear that this culvert alone has a capacity of 20
cfs. Further calculations will be required supporting the capacity of this culvert and
the 12-inch culvert to the north. If the capacity is lass than originally assumed, the
discharge rate from the proposed storm water basin may require further reduction,

Storm Water Management Plan

13.

14

15.

16.

17.

18,

All storm water management plans shall conform to the new Englneering Design
Manual for the City of Novi, The latest revision was made September 24, 2007.

As discussed, there is an 18-inch CMP culvert and a 12-inch CMP culvert crossing
Napier along the frontage of the Knightsbridge Gate development. Field observation
has revealed that both culverts are currently blocked with soil/debris and do not
currently pass any drainage. To allow the existing wetland to praperly draln these
culverts shall be repaired or replaced, According to the City's wetland consultant the
wetland currently has Increased water levels that may be harming the forested
wetland east of Napler, No further discharge to this wetland can be permitted until
the downstream drainage route can be reestablished, assuming this would lower the
water level in the wetland to proper levels.

The storm water discharge from Nicoleena Estates to the existing wetland within the
Knightsbridge Gate development is not conveyed by means of a watercourse, and
therefore will require an easement to permit the drainage. This easement must
be executed by both parties prior to final approval of the plans. Drafts of
the easement shall be submitted at the time of the Preliminary Site Plan submittal
for review, and shall be approved by the City prior to final signatures,

The drainage route downstream of the 18-inch and 12-inch culverls shall be shown
oh the plans. Any cross-sections or other Information shall be provided for
reference.

The wetland system on the northeastern portian of the property drains north across
12 Mile Into Wixom. Since this wetland Is proposed to be used for storm water
storage, the downstream impacts due to the additional flow shall be addressed.
Drainage concerns have been noted in this area.

The storm water discharge from the school complex to the existing welland north of
Twelve Mile does not appear to be conveyed by means of a watercourse for the
entire route to the storm water basin further north, and therefare will require an
easement to permit the drainage. If a watercourse does exist, evidence must be
presented to support its existence (i.e. a defined channel having bed and banks). XIf
required, this easement must be executed by both parties prior to final
approval of the plans. Drafts of the easement shall be submitted at the time of
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19.

20.

21,

22,

23.

24,

25.

26.

27.

the Preliminary Site Plan submittal for review, and shall be approved by the City
prior to final signatures.

The calculations provided show that the storm water elevations on-site will only
increase slightly during a 100-year storm event. The affect on any off-site
connecting wetlands due to the additional drainage shall also be addressed, Provide
an analysis of the off-site wetland systems accepting discharge from the site. The
analysis shall include the 100-year storm water elevations within the wetlands for
pre- and post-development conditions.

The new runoff coefficient values located in Section 2.1.1 of the new Engineering
Design Manual shall be used for this development. The new coefficients will result in
an increase in the required storage volume.

Strom water conveyed from the softball fields shall be pre-treated prior to discharge
into wetland K 1-48. Conslder designing bioretention (Section 2.8 of the new
Engineering Design Manual) or a vegetated swale (Section 2.9.3) as an alternative
for the proposed grassed waterway. Design guidelines can be found In the new
Engineering Deslgn Manual (located on the city website).

Storm water from the proposed varsity field and track shall be pre-treated prior to
discharge Into wetland M-5. Again, censider using bloretentlon or a vegetated
swale,

The proposed spillway on the east side of the drive approximately 300 feet north of
the connection 1o the Catholic Central slte shall pre-treat storm water prior to
discharge into Wetland M-2,

Sediment basins are required to hold a first flush volume calculated by the formula
Vr=1815 x A x C. The current formula used in the proposed calculations results in a
larger volurme, which would be acceptable to the City.

A 25-foot vegetated buffer shall be provided around the perimeter of the Phase 2
storm water basin. This buffer shall not encroach onto adjacent lots.,

Access to each storm water basin, including the school complex sedimentation basin
aned wetland outlet control structure, shall be provided for maintenance access in
accordance with Section 11-123 (¢)(8) of the Design and Construction Standards.
This access shall not encroach onto adjacent residential lots.

Provide a sheet or sheets entitled “Storm Water Management Plan” (SWMP) that
complies with the Storm Water Ordinance. This plan must detail the storm water
system design, calculations, detalls, and maintenance as stated In the ordinance.
The SWMP must address the discharge of storm water off-site, and evidence of iis
adequacy must be provided. This should be done by comparing pre- and post-
development discharge rates and velumes. The area being used for this off-site
discharge should be delineated and the ultimate location of discharge shawn.
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Preliminary Site Plan submittal):

28. A letter from either the applicant or the applicant’s engineer must be submitted with
the Final Site Plan highlighting the changes made to the plans addressing each of
the comments listed above and Indicating the revised sheets Invalved.

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

t the time o et submittal:

30. A draft copy of the maintenance agreement for the storm water facllities, as outlined
in the Storm Water Management Ordinance, must be submitted to the Community
Development Depariment with the Final Site Plan. Once the form of the agreement
Is approved, this agreement must be approved by City Councll and shall be recorded
in the office of the Oaldand County Register of Deeds.

31. A draft copy of the 20-foot wide easement for the water main to be constructed on
the site must be submitted to the Community Development Department.

32, A drafl copy of the 20-foot wide easement for the sanitary sewer to be constructed
on the site must be submitted to the Community Development Department.

33,  An executed copy of any required off-site utility easements, including the Catholic

Central sanitary segments, must be submitted to the Community Development
Department.

34, An executed copy of the drainage easement on the Knightsbridge Gate property
must be submitted to the Community Development Department.,

The following must be addre rior to construction:

35. A City of Novi Grading Permit will be required prior to any grading on the site. This
permit will be issued at the pre-construction meeting. Once determined, a grading
permit fee must be paid to the City Treasurer's Office.

36,  An NPDES permit must be obtained from the MDEQ because the site is over 5 acres
in size.

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



Engineering Review of Concepl Site Plan October 10, 2007

5t Catherfne of Siena Academy and Nicoleena Estates Condanminium Page 6 of 6
Sk 07-0033
38. A permit for work within the right-of-way of Beck Road must be obtained from the

30,

40,

41.

42

43,

44,

45,

46,

City of Wixom, Please contact the City of Wixom at 248-624-0141 directly with any
questions. The applicant must forward a copy of this permit to the City.

A permit for water main construction must be obtained from the MDEQ. This permit
application must be submilled through the City Engineer after the water main plans
have been approved.

A permit for sanitary sewer construction must be obtained from the MDEQ. This
permit application must be submitted through the City Engineer after the sanitary
sewer plans have been approved.

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

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

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

An incomplete site work performance guarantee for Phase II (residential} equal to
1.5 times the amount required to complete the site improvements (excluding the
storm water detention facilities) as specifled In the Performance Guarantee
Ordinance, must be posted at the Treasurer’s Office,

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

Permits for the construction of each retaining wall musl be oblained from the
Community Development Department (248-247-0415),

Please contact Benjamin Croy, PE at (248) 735-5635 or Lindon Ivezaj at {248) 735-5694 with
any questions or concerns.

ces

Lﬁ Q{/L Mi// - ig-ﬂ"? /95

Rob Hajes; City Engineer
Kristen Kapalanski, Community Development Dapartment
Tina Glenn, Water & Sewer Dept,



FIRE REVIEW
FOR PLANNED REZONING OVERLAY




Nov

www,citvodnovi.oxg

Novi Fire Department
42975 Grand River Avenue
Novi, Ml 48375

248.349.2162 fax 248,349.1724

October 8, 2007

TO:

RE:

Barbara McBeth, Deputy Director
Planning & Community Development, City of Novi

St. Catherine of Siena Academy and Nicoleena Estates, 8P 07-33A
Revised Conceptual / PRO
2" Fire Department Review

Dear Ms. McBeth,

The ahove plan has been reviewed and is Recommended for Approval with the
following items still to be addressed.

Phase |; 5t. Catherine of Sienna Academy:

1. Additional access is required to the Educational Center. All parts of the building

are to be within 150" of a fire apparatus access drive. The rear of this building
does not meet this criteria.

The applicants reply indicates the use of a 20’ wide “grasscrete” pavers in
order to obtain access fo this building. City code does not allow grass
pavers to be utilized in this manner. This access drive shall be paved and
capable of supporiing 35 tons.

. Fire hydrant placement has not been provided. Hydrant spacing is to be 300°

apart maximum and may be reduced to 500" spacing if buildings are equipped
with automatic fire sprinkler systems. No part of a building is to be more than
300" from a hydrant.

The hydranis are shown on a 1” = 100’ scale plan. This plan scale is too
small to provide a proper evaluation of the hydrant spacing. An
engineering scale of greater detail and larger scale shall be provided.

. Complete: Additional details shall he provided for the accesses to the Catholic

Central property and to the residential property to the southwest.

Fhase 1I; Nicoleena Estates:

1. Fire hydrant placement has not been provided. Hydrant spacing is to be 500

maximuim.

The hydrants are shown on a 1”7 = 100" scale plan. This plan scale is too
small to provide a proper evaluation of the hydrant spacing. An
engineering scale of greater detail and larger scale shall be provided.




2. The proposed street names are subject to approval by the Street and Project
Maming Committee.
The applicant has indicated the names will be presented fo the Street

Naming Committee.

Sincerely,

Michael W, Evans
Fire Marshal

o el file
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MASTER PLAN AND ZONING COMMITTEE
City of Novi Planning Commission
August 29, 2007 at 7:00 PM
MNavi Civic Center — Conference Room A
45175 W. Ten Mile, Novi, MI 48375
(248) 347-04735

ROLL CALL
Present: Members John Avdoulos, Victor Cassis (7:59 PM), Michael Lynch, Wayne Wrobel
Staff Support: Barbara McBeth, Depuly Director of Community Development; Mark Spencer, Planner]

Beth Kudla, City Attorney
Audience: Father Elmer, Catholic Central; Matt Quinn, Tom Ryan, Andy Wozniak, Mike Dewan, 5t

Catherine of Siena

APPROVAL OF AGENDA
Member Avdoulos chaired the meeting. A Master Plan update was added to the Agenda.

Moved by Member Wrobel, seconded by Member Lynch:

VOICE VOTE ON AGENDA APPROVAL MOTION MADE BY MEMBER WROBEL AND SECONDED
BY MEMBER LYMNCH:

Motion to approve the Agenda as amended. Motion carried 3-0.

AUDIENCE PARTICIPATION
Mo one from the audience wished to speak.

MATTERS FOR DISCUSSION

1. Saint Cathering’s of Siena and Micoleena Estates
Request for Discussion to provide comments, suggestions and questions regarding the rezoning of
five parcels totaling 115, 89 acres located on the south side of Twelve Mile between Napiar and
Wixom Roads in Section 18 from |-1, Light Industrial, R-A, Residential Acreage and R-1, One-Family
Residential to RM-2, High Density, Mid-Rise Multiple Family Residential with a PRO.

Planner Mark Spencer said that this request represents most of the area in the Master Plan Special
Planning Project Area 2. The PRO includes a girls’ cathelic high school and 246 duplex homes. There
are natural features on the eastern portion of the site, and the Applicant proposes to fill in some of the
wetlands and save the area's woodlands, Wetland mitigation will be added to the area. Maps were
provided to the Committes for review, They were provided a site plan of the proposal. There is a sizable
piece of land that is not part of the proposal.

This request for RM-2 is somewhat unique; the density is less than what would be provided for in the R-T
District. Staff provided a comparison of districts for the Committee to consider, and R-T was provided as
an alternate for their consideration. Densities in the area include Knightsbridge Gate (5.4) to the west,
Old Dutch Farms (8.0) to the southwest, and Island Lake's overall density is somewhere between .8 and
1.0. Catholic Gentral is in the general area, and north of Twelve Mile is Wixom Meadows Apartments and
condos with a density of about 9.

The site plan issues will be discussed at the Planning Commission. The traffic study provided was
inadequate and the City's consultant has provided the Applicant with items to correct.

Deputy Director of Community Development Barbara McBeth said that the Special Planning designation
on the Master Plan occurred in 2004. This is now under review. A consultant team will assist the City in
the review of this area.

Member Avdoulos remembered that an active adult community was once reviewed for this site but the
plan never came forward. There is a change to the character of the area, going north from Ten Mile to
this Twelve Mile location where the traffic and density become more evident.
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Mr. Matthew Quinn addressed the Committee. Mr. Pellerito is the owner of the property, The eastern
partion is for the school for 750 women, The access is from Twelve Mile, and a secondary access comes
through Catholic Gentral. Also proposed are a convent, athletic fields and a catholic educational research
center. The western part of the property is planned for 246 duplexes. The Applicant does not control the
interior section but those owners are aware of this plan and they are not opposed. Mr. Quinn stated the
PRO has been applied for. The density proposed is 3.8 which is less than the 4.8 provided by R-T
zoning.

The wetland plan is to fill some areas and mitigate for them in other areas. This is a “district-wide"
wetland plan that he felt was a coordinated effort that would benefit the area. Mr. Pellerito has agreed to
pave Twelve Mile and connect it to Wixom's pavement as part of the PRO. Wixom has control of Twelve
Mile but they are working with this City to assume the future jurisdiction and maintenance of this road.
Twelve Mile drainage is being designed; the area drains north and that presents problems.

Mr. Qiuinn felt that no one objected to the high schoal. He felt that the standing objection to the plan is the
density. He said that 246 units spread across the entire site would yield an approximalte density of 2.
The RM-2 designation gives Mr. Pellerito a value to his donation that makes it worthwhile. The difference
between RM-2 and R-T to him is roughly 4:1. Mr. Quinn asked what difference it made to the City what
the underlying zoning district was in light of the fact that the PRO controls the development of the site.
Mr. Quinn said that the site would never develop as R-A or R-1 because the increased density of the
surrounding developments would preclude that possibility — no one would want a large-lot home backing
up to highly-dense properties. Buffars are being preserved. This project is less dense than everything
else in the area. He did not consider the |sland Lake density because he felt that there was only a 100-
foot adjacency, thereby making it less of a factor in this review, Conditional approval was offered by the
various disciplines, except that Traffic wants a revised study and Planning wants the underlying zoning to
be R-T.

Member Wrobel confirmed that the Twelve Mile design would be three lanes, Member Wrobel thought
the traffic impact would be substantial. School trips would be about 300-350 in the morning and 246
duplexes would yield about 500 trips in the morning. The Applicant said that by revising their traffic study
they would address this. There will be some impact at Grand River and Wixom Road but it is not
prohibitive, There is also a plan to redo that intersection. Member Wrobel was concerned about the
Twelve Mile traffic. The Applicant maintained that his traffic consultant did not feel the impact was truly
notewaorthy.

Mamber Wrobel appreciated that the density is less than what RM-2 would provide, but he thought the
plan had no character,

Member Lynch said that many people don't care about living near high density housing as the Applicant
had suggested; several Island Lake residents live next to the manufactured mobile home park. He also
felt that the Island Lake density should in fact be included in the Applicant’s presentation to Planning
Commission, He thought the school was a wonderful idea — it increases the quality of life in the City. He
felt the opposition would be to the density and lack of character of the housing component.

Member Lynch had an ethical problem with the statements made by the Applicant regarding the donation
of the land being tied to the value of the property; he maintained that it lacked the spirit intended by the
concept of donating.

Member Lynch was concerned that if Novi takes on the Twelve Mile jurisdiction it would increase the
City's financial exposura.

Member Lynch said perhaps adding a communily elubhouse and swimming pool would make the site
more appealing. The density may be reasonable but the design does seem a bit jammed, he would
prefer to review the revised traffic study before taking a position.

Mr. Mike Dewan said the idea for a girls’ school was his, There were no strings attached to the Catholic
Central donation. Mr. Pellerito is a very smart and good man wha, at eighty years old, wishes to build a



MASTER PLAN ANMD ZOMING COMMITTEE
AUGLST 29, 2007, PAGE 3
AMENDED

better community in this area. Mr. Dewan wished to get the highest and best value for the land for Mr.
Pellerito because he is doing such a marvelous thing. In reviewing the site with Clay Pearson, Steve
Rumple and Barbara McBeth, they discussed what the project really did for the community. Removing
the scheol property from the City's tax base must somehow provide for the community in other ways.

Mr. Dewan said when they designed the site, they hoped to enhance and enlarge the natural buffer, The
wildlife is incredible. Deer are well fed and can't be hunted in this area. There should be merit to the idea
that an industrially-zoned property will now be a wildlife corridor for years and years to come. The smaller
pockets of unregulated wetlands will be captured and the one section will be expanded to make it a high-
qguality property. That is truly a benefit. He noted that when Cathelic Central was being developed the
City routinely sent others to the campus to see how well they were caring for the natural features on that
site. This theme is being carried over to this site.

Mr. Dewan said they had to search for an order of nuns to represent the school, an Ann Arbor order was
chosen and they will provide ten habited sisters to staff the school, This in itself was a difficult feat. This
is a young order — the average age is 28. These women are vibrant and joyful. They do not want this
school to be anything less than what is Catholic Central. Father Elmer ensured this request was always
considered during the design of this facility — to ensure that this is a great educational environment.

Mr. Dewan said he believed the dictate came from the City Manager's office, that the entire area should
be resolved with this proposal. Mr. Dewan said that they were so far into the process that they could not
involve the independent piece, but they have kept that property owner apprised of their pursuit every step
of the way.

Mr. Dewan said that the traffic study was prepared by the same Michigan State gentleman who prepared
Catholic Central's study. He recalled that the Catholic Central study was reviewed again and again. He
promised he would get the requested information back to the City. He said that the improvements
proposed for Twelve Mile — paving, sidewalks, accel and decel lanes - all improve the safety of the road.
The chosen speed limit will also help regulate the flow of traffic. He said that it did not matter to them
whether Wixom or Movi controlled Twelve Mile, and he did not know if Wixom had seen their plans yet.

Mr. Dewan concluded that the area was indead being improved by this project. The road was being
improved. The wildlife corridor and natural features were being improved and preserved.

The Committee discussed the manner in which the land donation has thus far been presented as a value
to the contributor. Member Lynch also added that another great benefit is the fact another quality
educational facility is coming to Novi. He asked that the Island Lake density be added to the Applicant's
next presentation when the adjacent densities are discussed.

Mr. Dewan thought that another benefit of this proposal is that its design provides for senior living, and
this allows the aging Novi citizenry to downsize and still maintain their Novi residency. Further, the
placement of this school in this area exposes today’s youth to a natural environment that will teach them
to be good stewards of the land. They will be close to a hospital where they can volunteer. If this
housing development does in fact attract seniors, this potential alliance is also of great benefit to the
young women to attend this school.

Member Lynch addressed Mr. Dewan's comment regarding senior living and his assertion that this size of
home would not accommodate, for instance, his family of four. Member Lynch thought it might be of
benefit to consider this site specifically for senior living. This could reduce traffic problems, He again
encouraged some type of recreational center so that the community is somewhat self contained.
Duplexes are nice for seniors and he again stated that senior living might be a good sell.

Member Lynch confirmed that the PRO is for both elements of the plan.
The Committee discussed the duplexes would be similar to what is being built at Lenox Park, and the cost

is under $300,000, maybe close to the mid-twos, A comment was made that Lenox Park duplexes are
currently selling in spite of the housing market slowdown.
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Member Avdoulos thought the introduction of a girls’ school in conjunction with the boys’ school makes
sanse. The concern is with the residential component. Those sixty acres are currently zoned R-A and R-
1. This would yield a density closer to 2, If the design didn't cover the entire land — all the way to the
borders — it would be better — the site would flow better with the natural features of the site. He thought it
was a contradiction, that the Applicant would tout their preservation of natural features and then propose
a very dense development with no openness. The cookie-cutter design needs relief.

Member Avdoulos stated that he was not opposed to the proposed density based on the adjacencies, but
he did think however, that the layout is not comfortable. Catholic Central has a nice flow, The girls’
school has a nice flow. Island Lake has a nice flow. There are options which provide relief to setbacks in
exchange for open areas that have been used in PRO plans in the past.

Member Avdoulos thought the residential project should not have a rigid feel. He thought the review
should place the emphasis on the density, the openness and the rigidity of the design. He was not
worried about Twelve Mile and the fact that it isn't paved. Some of it will become paved and have turn
lanes. The traffic associated with the school will have specific timeframes, The natural feature items are
being addressed. He acknowledged that the Island Lake residents may be interested in the progress of
the site plan, because they are stakeholders in the area. He believed that Catholic Central has benefited
the City, and the thought this plan would do the same.

Deputy Director of Community Development Barbara McBeth said that pre-application comments
included a discussion of the west-side residential. This Applicant did make modifications to their plan.
This plan increases the density from R-A, past R-1, almost to the R-T levels. There is a wooded area on
the westerly portion of the site that could be used or enhanced in some way o buffar the development,
The Applicant did not see that request as being feasible. The driveways near Twelve Mile were modified.
The Staff believes there are too many homes proposed for the piece of property.

Ms. McBeth explained that the Ordinance does net provide for a gated community; the Applicant wauld
have to seek permission from City Council.

Chair Cassis said that the financial arrangement with the Pellerito family need not be discussed with the
Planning Commission because it is not an indicator that the Planning Commission considers, He
recommended that the Applicant modify the residential aspect of the plan. Chair Gassis felt that in
general a homeowner wanlts spaciousness around his home and he didn't know whether the Applicant
could find customers who would like this tight arrangement. The Applicant should provide more privacy.
The project will increase the need for public services and these factors enter into the judgment aof
determining how much can be allowed in this City.

Father Elmer said that the interchange of students between the two schools has not been discussed.
Cathalic Central supports St. Cathering’s but it is not meant to be a girls' Catholic Central. The sistars
feel likewise. However, there will be an auditorium at the girls' school, which there isn't at the boys'
school, o it is logical to assume there would be an interchange of sorts in that regard. He also felt that
parents with children at both schools would travel the connector roads to drop their children off. Member
Wrobel was concerned that people familiar with the route would use it as a perceived shorteut through the
drea.

M. Quinn asked whether there was a concern that the PRO overlay request is based on a rezoning to
RM-2. Mamber Avdoulos thought the RM-2 designation was being used for setbacks. Planner Mark
Spencer said that when duplexes are proposed, the plan typically meets the requirements of the R-T
District and that is what he thought the plan was reviewed against.

Member Avdoulos did not think the RM-2 classification was a problem. That allows for the buildings to
get a little tighter, but the plan should allow some open space and free flow. There will be a concern fram
lsland Lake regarding the buffer zone. There is some natural vegetation in the area. He thought a nice
buffer was proposed near Knightsbridge Gate.

The Applicant stated that he was looking at the woodland area to determine if there was some adjustment
he could make to the plan, Mr. Quinn, representative of the Applicant, said the site is really just a big fiat
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farm field. Most all of the southerly trees have been preserved. The easterly trees and the Twelve Mile
trees have also been preserved. The westerly trees are low-grade. Chair Cassis encouraged the
Applicant to consider the preservation of those trees for the exchange of something, i.e., density. He said
that the Applicant could kick his price point up $20,000 and make the site less dense. He thought that
future owners would be families with children attending the catholic schools.

Member Lynch said that the area's residents are concerned that this project will jam in the homes. They
are already having problems selling their homes. Father Elmer said his school was going to address the
volume of the outdoor speaker system and the parking of cars up and down the Island Lake roads.
Member Lynch said that the Applicant should emphasize that the girls' school will improve the parking
accommaodations for Cathaolic Central football games,

Mr. Spencer clarified that the City would receive money for the maintenance of Twelve Mile. Any raise in
taxes for road maintenance he felt would be negligible, Member Lynch maintained that Island Lake
banters about the concept that they represent 18-20% of the tax base and therefore taxes are a big issue
to them:

Mr. Spencer stated that the proposal may have less impact on the water infrastructure than an industrial
use,

Mr. Spencer said the Applicant could consider whether designing with fourplexes would maintain greater
open space. The Applicant could add meanders to the roads to add character to the site. Mr. Spencer
suggested that if the future residents, are indeed families relocating near the schools, the Applicant might
consider greater pedestrian connectivity. He thought the Applicant was missing an opportunity by nat
designing the site as such. Add sidewalks or pathways for the students to use between the schools. The
natural features would be enhanced by a pathway which can be designed at a low price and people will
use it.

Ms. McBeth noted that the Master Plan consultant will be reviewing this area for the City's benefit as well.
She suggested the Applicant go back and look at the plans to determine whether any of these comments
could be addressed in a revision, which would go back ta the Planning Department for review. She did
not necessarily think this Committee would review a revised set of plans.
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October 26, 2007

M. Kristen Kapelanski
City of Nowi

Planning Deparbment
45175 Wesl Ten Mhle Road
Novi, Michigan 48375

Re:  Concept Site Plan for
St, Catherine of Sicna Academy & Nicoleena Estales
SP#07-33A

Dear Ma. Kapelanski:

In response to your planning review comments oullined in your corrcspondence dated
October 8, 2007, we oller the following:

Zoning and Land Use

We belicve that the proposed »omng and land usc is reasonable and compatible with the
surrounding properties and, when completed, will completment this portion of the City.

Tufrastruclwe

We believe thal the City's concerns will be satisfactorily addressed during the course ol
the Preliminary Site Plan review proccss.

Nabimal Fealures

We belicve that the projeet is designed to be sensitive Lo the existing natural leatures andl
has minimized the impacts Lo the woodlands and wetlands. We look forward to working
with your consultants during the sile plan submittal to discuss this in greater detail.

PRO Apreement

This will be addressed by the applicant's attorney.



Ordinance Deviations

1. We will request that the building height deviation be incorporaled in the PRO

Apreement.
2. We arc proposing that visitors to the convent in need ol barrier-free parking use the

spaces in the adjacent parking lot.
1. ‘I'he sidewalk shall be extended to Twelve Mile Road.

Additional Tierns

We would prefer to address these items in this manmer:

1. We believe thal the proposed parking count for the convent is appropriate and turn to
the Planning Commission for guidance,

2. A photometric plan will be submitted with the Preliminary Site Plan,

3. A landscaping plan will be submitted with the Preliminary Site Plan.

We look forward to presenting this project to the Planning commission and explaining its
benelits at the earlicst opporiunity.

Very truly yours,

/E"izbl _»;7/{' f/‘i{
“ Julian'I. Warg{Z;., PL

TIW/bf
enclosure

zA6103 Letter] 3w
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Qctober 26, 2007 Mairn M. Sorgrmcth, ALA

City of Mowi
45175 West Ten Mile Road
Movi, Michigan 48375

Attention: Ms. Kristen Kapelanski
Planning Departmont

Ra: St. Catherine of Siena and
Nicoleana Estates Planned Rezoning Overlay

SPHOT-33A f Rezoning 18.676
Architect's Project No, 05-070

Dear Ms, Kapelanski:

For clarification, the foolprint of the new school building is approximately 120,000 square feet. The height
of the school building will not excesed 35 feat except for the 2,900 square foot fly loft portion of the
auditorium which will not exceed 50 feel. The fly loft area of 2,900 square feet is only 2.5% of the entire

building footprint.

If you have any further questions, please call.

Sincerely,

CDPA ARCHITECTS, INC.

John P. Argenta, &
Principal-In-Charge

JPAMmM

po: File

FApraestatunevallanld0EITO0ZEAT CilyahoviLirwnd

2HA00 lalegrann Road, Sulke 450, Soutiislel, Michigan AHGAE Tl 248 3ad 2441 Tox (248 38442 edpaicdoo-ochifects.com
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{ctober 27, 2007

Mr. Brian Coburn, PE

City ol Novi

Lngineering Deparlment
45175 West Ten Mile Road
Novi, Michigan 48375

Re: St Catherine of Siena Academy &
Nicolecna Estates
Planned Rezoning Overlay
SP #07-33 / Revoning 18.676

Dear Mr. Coburty

In responsc to your review of (he propesed PRO's impact on public utilitics dated July 31,
2007, we oller the following:

Tltility Demands

The revised layout for Nicoleena Lstates now yiclds a total ol 230 condomimums [or a
demand of 184 REUs,

The proposed Academy shall serve a stndent body ol approximately 750 girls for a
demand of 20 REUs.

‘Therelore, we eslimate the otal demand to be 213 REUs, which is still less (han the
3,100 REUs that would resull il the parcels were developed under a traditional zoning ol

TM-2.

Waler System

The proposed watermain system through the PRO shall be Inoped to the existing
watermain in Knightsbridge Gate and Catholic Central Iligh School. A pressure reducing
valve shall be installed where nceded, We shall work with you to delermine its location.



Sanilary Sewer

the PRO shall dircct its sewage via a single pump stalion casterly to the exisling sanitary
sewer in Catholic Central high School.

A detailed study shall be provided at the time of final preliminary site plan application
that will demonstrate the available capacity of the downstream inlrastructure.

Franchise Utilities

Previously we finmished you with "letters of availability" from IDTE and Consumers
Energy for your use.

Summary

We belicve that development of the revised proposed PRO will not have a marked impact
on the existing public ulilities when compared to the traditional rezoning or exisling

ZOMIME.

Thank you for your consideration.

Very truly yours,
"{fﬁ"-'t‘ A T
A g

A2

Julian J."Warpo, Jr., k

JIW/bf
enclosure
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Western Wayne Scrvice Cenler
BOOT Haggerly Rd,
Gelleville Rd, M 48111

Detroit Edisomn

“LETTER FOR AVAILABILITY OF ELECTRIC SERVICE”

June 26, 2007

40024 Grand River Ave, Suile 100
Novi, Michigan 48375

RE: Novi Development 12 Mile & Wixom Rd.

To Whom It May Concern:

Your inquiry regarding a statement of availability of clectric service for the above named

project has been received.

The Detroit Edison Company maintains elecirvic distribution facilities in the general area
in question and will provide electric service, subject to the rule of the Michigan Public

Service Comrmigsion in effect al that time.

Sincerely,

Blen £ Carter

Bleu R. Carter

Senior Support Specialist
Weslern Wayne Service Center

b A B03]
£ 3} Lo
iy o
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 Natural Gas

17867 Farmington Rd. Fax: (73d4) 513-6266

F.0, Box 510684
Livonfa, 8 48151-6604

A CMS Encrgy Company

June 28, 2007

Zeimet Wozniak & Associates
Attn: Earl Miller

40024 Grand River Ave, Ste, 100
Novi, MI 48375

Fax: 248-442-1241

AVAILABILITY OF NATURAL GAS
RE: Proposed Rezoning, Parcels 1-5 (Job No. 97228), City of Novi, Section 18
Lacation: Between 13 Mile Rd, Woodard Ave, and Coolidge Highway

At the present time, Consumers Power Company has adequate natural gas
supplics available to serve the above-referenced project. Your request will be
subject to any restrictions and/or limitations that may be imposed by regulatory
or other governmental autharities, which would preclude the supplying of the
natural gas, and our Standard Rules and Regulations under our Customer

Allachment Program.

Our gas main facilities, however, may not be located adjacent to the parcels in
question and a financial contribution may be required in order to serve the
project. If you need specifics on existing gas main locations, please contact Map

Request at 877-240-9602.

Paula Shetlon
Customer Energy Specialisl
734-513-6257

availabltr

A2 A A 20T S e
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"7 EIMET \\ $ZNIAK

Civil Engineers & Land Surveyors

40024 CGrand Eiver Avenue, Suite 100 « Nowi, Michigan 48375
(2487 442-1101 » Fax (248) 442-1241
Wy, rei matwisniakl.com

Oictober 26, 2007

Mr, Ben Croy, PL

City of Nowi

Plan Review Cenler

45175 West Ten Mile Road
Novi, Michigan 48375

Re:

Concept Site Plan for
91, Catherine ol Siena Academy & Nicoleena FEstales
SP#07-33A

Dear Mr. Croy:

Tn response to your ¢ comments dated October 10, 2007, we offer the following:

General

I.  Paving and drainage improvements to Twelve Mile Road will be shown on
future submittals.

2. The City of Wixom has bee informed about the proposed development. The
first of what we expect to be several mectings was held on October 21, 2007,

3. All proposed streets within the development arc private. This is so noted on
Sheet C-1.0 (re: Note # 4 under "Site Notes").

4. Forcasc of plowing in the winter, a five-foot separation between (he curb and
walk is NOT provided.

5. This note appears on Sheel C-1.0 (re: Note #17 under "Sile Notes").

Watermain

6.  PFurther analysis of the waler main system shall be performed with preparation

ol the Preliminary Site Plan to determine the location of the pressure reducing
valve. Sce Note #18 under “Site Notes” on Sheet C-1.0.

Sanitary Sewer



T

10,

11.

I'he proposed sanitary sewer shall be redesigned so (hat it does nol discharge
1o the existing sanitary scwer at Knightsbridge Gate per the originally-
proposed layoul.

The proposed sanilary sewer has bec redesigned so that a single pump station
that discharges to the existing sanitary sewer at CCH 5.

CCITS has agreed to grant this casement. A draft of the agreement shall be
submitled at the time of PSP revicw,

An analysis of the downstrcam infrastructure shall be performed with the
preparation with the Preliminary Sitc Plan to determine what, it any,
improvements are necded.

A stub has been provided to Parcel 22-1 8-100-004.

Storm Sewer

12,

An analysis of the culverts shall be performed with the preparation with the
Preliminary Sile Plan Lo determine the appropriate discharge rate from the
proposed storm watcr basins in Nicoleena Estates.

Storm Water Managemenl

13,
14.

15.
16.
17

18,
19,

20,
21,

22.

23.
24,

23.
20.

27,

The storm water management plans shall reflect the latest design standards,
We agree that the existing wetland situation should be addressed and that the
existing culverls should be repaired or replaced. We believe that this tasle,
however, falls upon the developers of Knightsbridge Gate, The task described
appears on (he approved plans and either was not done or was not done
correclly. Is the City still holding onto the bond for this development?

We shall pursue Lhis easement immediately.

The downstream drainage route shall be depicted on future submittals.

We shall work with the City Engineer from the City of Wixom to address
potential impacts to the downstream.

We shall pursue this casement immediately.

Any analysis of the offsite wetlands shall be performed with the preparation of
the Preliminary Site Plan to determine the pre- and post-development
conditions based upon the 100-year storm cvenl.

The new runoff coefficients shall be used in the calculations,

A vegetative swale has been incorporated mlo the design.

A vegelative swalc has been incorporated into the design.

A vegetative swale has been incorporated into the design.

The proposed sediment basins are sized to mect the City's requirements. The
additional storage has heen provided Lo allow for construction tolerances
during grading operations,

The 25-foot buffer zone is delinealed on Sheet C-2.2.

A hard-surfaced road has been provided to permit acecss for maintenance ol
the sediment basins and outlet control structures.

The sheels cntitled "Stormwater Management Analysis" shall be revised and
incorporated into shects entitled "Storm Waler Managemenl Plan" and shall



inelude the information that is requited. They shall be submilled at the lime
of Preliminary Sile Plan review.
28-46. These items shall be addressed at the appropriate times.
Thank you for your consideration,
Very truly yours,

7 ot
/ L ] r:’%
Julian'T. WargoyIr., PE

JIW/bt

enclosure
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LAW OFFICES

CoOoPER, SHIFMAN, GABE, QUINN & SEYMOUR
1026 WEST ELEVEN MILE ROAD — ROYAL OAK - MICHIGAN 48067-2451

CHARLES Y. COOPER TELEFRHONE {248] 300-4702 -- FACSIMILE {243} 293-¥11 MOV OFFICE

ARNOLD J. SHIFRAN FREN TOWM CENTER DRIVE
CHARLESH. GABE SUITE 145

BANT THEW G, CLIMN PO, BOX 362
PHILIP H. SEYMOUR EraIL: guinngiccapsrshiiman.com WOV, MICHIGAM AB375-0352
KELLY A, ELDRED TELEFHOME {24a) 348-8050

SCOTT R BAKER

ST. CATHERINE OF SIENA ACADEMY
&
NICOLEENA ESTATES CONDOMINIUM
CITY OF NOVI

TRAFFIC STUDY

October 26, 2007

William C. Taylor, PhD., PE prepared a traffic study dated May 2007 for St. Catherine of
Siena Academy and Nicoleena Estates Condominium. The City Traffic Consultants
reviewed the Traffic Study for the Conceptual Site Plan. Dr. Taylor has been asked to
revise his Traffic Study based upon the reduction in the condominium units from 246 to
230, to contact the City's Traffic Consultants to discuss the concerns raised in the
review letters and he will revise and resubmit a Traffic Study at or prior to the public
hearing to be held on the rezoning and PRO applications.

Further, please find attached the most recent fraffic study dated October 2007 which
was also drafted by William C. Taylor, PhD, PE.

Respectfully submitted,

Matthew C. Quinn
Project Attorney



7 EIMET SZNIAK
& ASSOCIATES
Civil Bpgincers & Land Surveyors
A0024 Grand River Avenue, Suite 100 « Movi, Micligan 48375
{248y 442-1 10] = Fax (248) 442-1241
www, reimetwozniak.com

October 26, 2007

Mr. Stephen Dearing, PR
OLIM

3000 Plymouth Road
Tivonia, Michigan 48150

Re: St Catherine of Siena Academy & Nicoleena Lstates
S #0T-33A

Dear Mr. Dearing:

Tn tesponse to your second review of the concepl plan for (his project dated Oclober 5,
2007, we olTer the following:

1, General

» The geometry of the southbound school entrance drive shall be revised,

s Lifty-foot tangents shall NOT be provided belween the reverse curves, We
helieve that the geometry is responsible to the site's natural features and is
appropriate for the layout of the streets. We have driven similar layouls from
projects in Novi, such as Lenox Park, and concerns such as speed and setlting have
never been issucs.

o Kristen Court shall be revised,

2. 12 Mile Road Improvements

o 'T'he final layoul and cross-scetion (o be used is still under study. Further input
(rom the City of Novi and the City of Wixom is being sought.

L

Sidewalk

o  The sidewall along Sicna Drive shall be extended to 12 Mile Road,

4 Traffic Control in Nicoleena Listates' Local Streets

o A "Traffic Control Sign" plan shall be prepared Lo meet {his requirement..

5. ADA Complianee




.

9.

e  ADA-compliant ramps shall be provided.

o All parking shall be marked and signed.

o ADA ramps shall be appropriately noted on the plans.
o  MDOT ramp details shall be included on the plans.

Parking Stalls

o The parking stalls shall be dimensioned o provide at least |9 fect from the face of
curh,

Sign Code Call Outs

o Al signs shall be coded to cmrent MMUTCD standards,

Sign Quanlity Table

e A traffic sign quantity table shall be included on the plans..

Loading Arca and Dumpster

s The loading area within the school's maintenance yard shall be fully detailed.

10, Traffic Circulation Plan

s A traffic cireulation plan shall be prepared.

The above shall be addressed at the time of Preliminary Site Plan review,

Thank you lor your consideration.

Very truly yours,
f{-)z_;%/ﬁbi
l]llrll'l argo, Jr

JTW /bt

enclosure
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| arelsuepe Archiciue Glvd Engiriearig
300 Basl Cady 51 Rodhville, Ml 48167
1 wevegna-lacom

2, T47, TG FAY 248, 347, 7005

Octobar 26, 2007

Kristen Kapelanski, City Planner
Community Development Department
City of Movi

45175 West Ten Mile Road

MNovi, Michigan 48375

Re: 5t. Catherine of Siena Academy &
Micoleana Estates Condominium
Movi, Michigan

Drzar Kristen:

This letter is in response to the Woodland Review letter of August 8, 2007. A revised Natural
Features Impact plan and Tree Survey baoklet is being reissued under the Rezoning and PRO
Application resubmission based upon the rovised Nicoleena Estates site plan. This site plan
reduces the number of trees being removed along the west side of the site.

This submission is for Conceptual Site Plan only, a landscape plan reflecting required tree
replacements has not been provided at this time. Upon approval of the Conceptual Site Plan a
landscape plan will be submilted for Preliminary Landscape Submission which will include
requirad replacement trees and all pertinant information relative to these trees,

Respectiully,

i

v
Richard &. Houdek, ASLA
Partner

RGH/cs

HTAD S i morazoadeestinzsen Kapelansid Cilg o tinl_Lallar, Weedbueel Rodaw D-28-07 coc



King & Maclkrrgor
Environmental
Inc,

AUHE Kupparnick [1d
Caribnn, M1 42137
Mg 734, 304-0534
Fow e/ 354-055

Citkizar Minhigan Offices;
Lzpencl Fiapicls

Ersl Lansing

Travnran City

S Gtair Shores

el e R N Onyrenrnimg

Cctober 26, 2007
Sent Vig Email
Mr. Pater Hill
Mr. John Freeland
ECT
2200 Commonwealth Blvd,, Suite 300
Ann Arbor, M1-48105

Re: St Catherine of Siena [ Nisoleena Estates
ECT August &, 2007 Wetland Review of the Concept Plan
ECT August 16, 2007 Wetland Boundary Verification

Dear Mr. Hill and Mr. Freeland:

The following comments are provided in response to your letters referenced above.

Additional impacts to “Off-Site” wetlands are proposed for development of a
commercially zoned property between the St. Catherine of Siena Academy property
and Wixom Road, A site plan for this development has been prepared and will be
included in an application for permit submittal to the Michigan Department of
Environmental Quality. A separate application for a City of Novi wetland permit will
be submitted for the commercial development.

Impacts to wetland buffers will be quantified at the time of Preliminary Site Plan
submittal.

A wetland boundary verification was performed by ECT on July 9, 2007 and the
results reported in Mr. Freeland’s letter dated August 16, 2007, Where requested
wetland boundaries were revised. A revised wetland boundary survey was
submitted to ECT under cover letter dated August 1, 2007.

An alternatives analysis will be provided at the time of Preliminary Site Plan
submittal.

A detalled wetland mitigation plan, cost estimate and rationale for the proposed
design will be submitted at the time of Preliminary Site Plan submittal.

The discharge of storm water to the Knightsbridge Gate property Is proposed
because this is the current natural path of surface water movement from the western
portion of the subject property. The applicant does not have a copy of the
conservation easement for the Knightsbridge Gate wetland and can naot respond to
whether the discharge of storm water to the wetland is an aclivity prohibited by the
conservation easement. The applicant requests that the City of Novi provide to them
a copy if it Is in their possession. The portion of the subject property that presently
drains to Knightsbridge Gate constitutes approximately half of the watershed of the
Knightsbridge Gate wetland. Excluding this discharge could significantly
compromise the hydrology of the wetland. If the drowning of trees in the wetland is a
concern, one factor which would substantially reduce the’ potential for this would be
to clean out the several blocked culverts under Wixom Road that are supposed to be
conveying excess water out of this wetland. It is the applicant's understanding these
culverts were to have been cleaned out as part of the Knightsbridge Gate utility



October 26, 2007

Mr. Peter Hill and Mr. John Freeland
Page 2

ECT

improvements but this clean out has not yet occurrad. The project engineers for the
applicant have done some preliminary evaluation of the polential hydrologic changes
from the proposed development lo the Knightsbridge Gate wetland, For example,
the bank full storm in the undeveloped condition contributes runoff within several
hours sufficient to cover the wetland with one inch of water. The same storm evenl
in the developed condition would contribute storm water discharge sufficient to cover
the wetland with five inches of water but over a 48 hour lime period. If the culverts
under Wixom Road are cleaned out and the previously existing outlets from the
wetland re-established, we believe the additional volume of water would have little

chance of drowning the trees.

Storm water management for the St. Catherine of Siena Academy is anticipated to
include storage in a 0.73 acre sedimentation basin, wetland mitigation areas M-1, M-
2 and M-3, as well as Wetland B. Engineering evaluations associated with
Preliminary Site Plan submittal will include quantities of water to be stored and length
of storage. In coordination with City of Novi engineering staff, an evaluation will also
be made of the downstream conditions north of 12 Mile Road and how the storm
water discharge may affect downstream properties and residents.

We appreciate your lime and efforts related to these projects. Please feel free to call
me or contact me via email at wheld@king-macgregor.com if you have any
questions or need additional information,

Sincerely,

ooty & Moy
King & MacGregor Environmental, Inc.
Woody L. Held

Cc:  Frank Pellerito (Lakeside Oakland Development, LLC)
Mike Dewan (Degue, LLC)
Andy Wozniak (Zeimet Wozniak)

PAIROSOSEAI0SG648 Grand Rivar Avenue & 12 Mile Road Sie\ECT Response lir 10.26.07.doc



Larufacepa Arehlinclure “Civil Enginnaring
An0 Easl Cody B Norheille, ML 48167
wawoma lnomn

20, 347, 7000 FAX 248,347, v0s

Cctober 26, 2007

Mr. Peter Hill

ECT

2200 Commonwealth

Ann Arbar, Michigan 48105

Re: St. Catherine of Siena Academy &
Nicoleena Estates Condominlum
Maovi, Michigan

Dear Pealer:

This latter is in response to the Woodland Review letter of August 8, 2007. A revised Natural
Features Impact Plan and Tree Survey booklet will be reissued based upon the revised Nicoleena
Estates site plan. This site plan reduces the number of trees baing removed along the west side

of the sita.

This submission is for Conceptual Site Plan only, a landscape plan reflecting required tree
replacements has not bean provided at this time. Upan approval of the Conceptual Site Plan a
landscape plan will be submilted for Preliminary Landscape Submission which will include
required replacement trees and all pertinent information ralative to these lrees.

Respectfully,

Richard G. Houdek, ASLA
Partner

RGH/cs

0 O i el Cromspondancoidalar bI_RET_Littar Woodlnsd Heviaw_H0-20-2001 000
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f Z EIMET \N? &ZNIAK
A EASSDCIATES
Civil Longineers & Land Surveyors

A0024 Grand River Avenue, Suite [0+ Movi, Michigan 48375
(248 442-1 101 » Fas (243) 442- 1241
'..".-"L'n."".‘.-'.Ii."iﬂ'l.[‘l'-'i."ﬂ?-l‘.l'ii!k.l'_':(}ll]

Oclober 27, 2007

Mr. Michael W. Evans, Firc Marshal
Novi I'ire Department

42975 Grand River Avenue

Novi, Michigan 483735

Re: St Calherine of Siena Academy &
Nicoleena Estatcs

Rezoning & PRO
SP #07-33

Dicar Mr, Evans,

Tn response to your review of the Conceptual Site Plan dated Oclober 8, 2007, we offer the
following:

Phase I — St, Catherine of Siena Academy

1. Additional paved access (o the Catholic Educational Center capable of supporting 35 tons

will be provided.

9. Fire hydrants will be depicted on 50 scale plans to facilitate your review. In as much as
the school, convent, and education center are lo he sprinklered, a hydrant spacing of 500
feel has been followed. All buildings arc within 300 feet of a hydrant.

Phase [ — Nicolecna Estates

1. lire hydrants will be depicted on 50 scale plans to facililale your review. A hydrant
spacing ol 500 feel has becn followed,

9. Street names shall be submitted to the Streel and Project Namimg Committee for
approval. Addilional carrespondence is attached,

Thank you for your consideralion.

Very truly yours,

Juliant], Warge!, Jr., PE

JIW T
cnclosure

76103 Letter] Ow
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St. Catherine of Siena Academy & Nicoleena Estates
Zoning
Map Created: October 29, 2007
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St. Catherine of Siena Academy & Nicoleena Estates
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