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PINNACLE HOMES
(TWELVE MILE EAST OF NAPIER)
L ZONING MAP AMENDMENT 18.702
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PINNACLE HOMES REZONING 18.702

Public hearing on the request of Pinnacle Homes for recommendation to City
Council for rezoning of property in Section 18, located on the south side of
Twelve Mile Road, east of Napier Road, from the RA, Residential Acreage District
and R-1, One-Family Residential District, to the R-4, One-Family Residential District.
The subject property is 64.0 acres.

Required Action

Recommend to City Council approval or denial of rezoning request from RA,
Residential Acreage and R-1, One-Family Residential, to R-4, One-Family
Residential.

REVIEW RESULT DATE COMMENTS
Approval 01/13/12 Request is in compliance with the
recommended Master Plan for Land Use
Comments 01/10/12 | Summary of findings provided
provided
Comments 12/27/11 | Summary of findings provided
provided

Planning

Engineering

Traffic




Motion sheet

Approval

In the

matter of the request of Pinnacle Homes for Zoning Map Amendment

18.702, motion to recommend approval io City Council o rezone the subject
property from RA, Residential Acreage District and R-1, One-Family Residential

District

R

to R-4, One-Family Residential District, for the following reasons...

The requested zoning is consistent with the Future Land Use Map in the
2010 Master Plan for Land Use as well as the recommended residential
density shown in the Residential Density Map; and

. The subject property was evaluated in detail as part of the "Tweive Mile,

Napier, and Wixom Roads Study Area” in the 2008 Master Plan for Land
Use Review, which recommended a Future Land Use designation and
residential density for the subject parcel consistent with the requested
zoning; and

. The requested zoning is consistent with the zoning recommended for the

subject parcel by the Planning Commission in November 2007 when the
subject parcel and four others were collectively considered for rezoning;
and

. Twelve Mile Road is largely residential in character in this area and

Deniai
In the
18.702

residential zoning is appropriate for this localion; and
{Additional reasons here if any...)

matter of the request of Pinnacle Homes for Zoning Map Amendment

. motion to recommend denial to City Council {o rezone the subject

property from RA, Residential Acreage District and R-1, One-Family Residential
District to R-4, One-Family Residential District, for the following reasons...
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PLAN REVIEW CENTER REPORT
January 13, 2012
Planning Review
Pinnacle Homes
Zoning Map Amendment 18.702

Petitioner
Pinnacle Homes (Howard Fingeroot)

Review Type
Rezoning Request from RA (Residential Acreage) and R-1 (One-Family Residential) to R-4 (One-

Family Residential)

Property Characterislics

o Site Location: South side of Twelve Mile Road, between Wixom Road and Napier
Road

e Site Zoning: RA, Residential Acreage — Northerly ~23 acres
R-1, One-Family Residential — Southerly ~41 acres

e Adjoining Zoning: North (across Twelve Mile, City of Wixom): RM-1, Multiple-Family

Residential; South: MH, Mobile Home District; East: RA and R-1; West:
R-4, One-Family Residential (Knightsbridge Gate Consent Judgment)

¢ Cumrent Site Use: Vacant :

e Adjoining Uses: North (across Twelve Mile, City of Wixom): Multiple-Family Residential;
South: Old Dutch Farms Mobile Home Park; East: Vacant, Catholic
Central High School campus, Island Lake Arbors; West: Knightsbridge
Gate single-family homes

e School District: South Lyon Community Schools

e Proposed Rezoning Size: 64 acres

Project Summary

The petitioner is requesting the rezoning of a 64-
acre parcel on the south side of Twelve Mile Road
between Wixom Road and Napier Road. The
subject property is cumently split-zoned; the
northerly ~23 acres is zoned RA, Residential
Acreage, and the southerly ~41 acres is zoned R-1,
One-Family Residential District (see aerial photo fo
the left). The applicant has requested a rezoning
for the whole properly to R-4, One-Family
Residential. While the rezoning application is not
tied to any concept plan, the application does
estimate approximately 130 single-family homes
built in two or three phases (the rezoning fraffic
impact study included with the submittal assumed
165 homes). The maximum density within R-4 would
allow as many as 206 single-family homes, based
on an estimated net acreage of 62.5 acres. Staif
discussed with the applicant the option of a
rezoning with a Planned Rezoning Overlay (PRO);
the applicant has opted not to pursue the PRO
option at this time.
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Recommendation

Staff recommends approval of the proposed Zoning Map amendment, which would rezone the
properly from RA, Residenfiaol Acreagge and R-1, One-Family Residential, o R-4, One-Family
Residential. The rezoning request is consistent with the Master Plan for Land Use, which
recommends Single Family with a residential density of 3.3 unils per acre. This residential densily is
consistent with the maximum density permitted in the R-4 zoning district. Approvalis recommended
for the following reasons:

0 The reauested zoning is in compliance with the Master Plan for tond Use and
recommended residential density shown in the Residential Density map;

u The requested zoning is consistent with the zoning recommended for the subject parcel by
the Planning Commission in November 2007 when the subject parcel and four others were
collectively considered for rezoning;

0 Twelve Mile Road is largely residential in character in this area and residential zoning is
appropriate for this location;

R The requested zoning is consistent with adjacent residential zoning districts and land uses.

Planning Commission Options
The Planning Commission has the following oplions for its recommendation to City Council: .

1. Recommend rezoning of the parcel to R-4, One-Family Residential {APPLICANT REQUEST,
STAFF RECOMMENDATION/.

2. Recommend denial of the request, with the zoning of the property to remain RA, Residenlial
Acreage (northerly ~23 acres) and R-1, One-Family Residential (southerly ~41 acres).

3. Recommend rezoning of the parcel to any other classification that the Planning Commission
determines is most appropriate. NOTE: This option may require the Planning Commission to
hold and send notice for another public hearing with the intention of recommending
rezoning to the appropriate designation. At this lime, Staff has nol reviewed any other
allernatives,

Master Plan for Land Use

The é4-acre subject parcel is designaled for Singte Family on the Future Land Use map within the
City’s 2010 Masler Plan for Land Use, with a planned maximum densily of 3.3 dwelling uniis/acre as
shown on the Residential Density map. This Future Land Use designation and planned density are a
result of the Cily's 2008 Master Plan for Land Use Review, the recommendations of which were
incorporated into the 2010 Master Plan for Land Use (adopted August 25, 2010}, The 2008 Review
included the subject property as part of the “Twelve Mile, Napier, & Wixom Roads Sludy Area”, one
of three Study Areas included in that report, Recommendations for that Study Area included
encouraging high qudlily residential development with lot widths and setbacks consistent with R-4
zoning standards. Prior to the 2008 Review, the property was designated as “Special Planning
Project Area #2" in the 2004 Master Plan for Land Use, without a residential density designation,
Based on the 2008 Review and the 2010 Master Plan, a rezoning to the R-4 Distict would be in
compliance with the planned use and densily for the site as indicaled by the Future Land Use map.

Property History

The é4-acre parcel in question was part of a larger collection of five parcels for which a Planned
Rezoning Overlay (PRO) rezoning was applied for in 2007. The intent of that rezoning applicalion
was 1o collectively rezone dll five parcels io RM-2 with a PRO oplion; the corresponding concept
plan included the campus of §t. Catherine of Siena Catholic girls' school as well as 230 attached
condominium units [Nicoleena Estales). Planning staff reviewed the proposal and recommended
against a rezoning fo RM-2 in a lefter daled Oclober 8, 2007, and furlher advocated for a rezoning
to RT, Two-Family Residential District with a Planned Rezoning Overay.

The matter was discussed by the Planning Commission on November 7, 2007, and a public hearing
was held before the Planning Commission on November 28, 2007, Following The public hearing and
further discussion, the Pianning Commission unanimously voled to recommend approval to the City
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Councll of a rezoning to R-4 {rather than RM-2 as reqguested), with a PRO deviation dillowing for
duplex units (which are typically not permitted in R-4) at a densily not to exceed 3.3 units per acre.
Since the residential density proposed by the applicant was 3.6 units per acre, the densily
recommended by the Planning Commission would have resulted in 18 fewer residential units {230
units versus 212).

Following this recommendation from the Planning Commission, the applicant chose to revise their
application prior to bringing it before City Council on January 7. 2008. In the revised submiltal, the
proposed zoning was to be split between RM-2 for the 52 acres o lhe east (the proposed St.
Catherine's campus), and RT with a PRO for the 64 acres to the west (the attached condominiums);
230 atiached condominium units were still proposed on the é4 acre portion. (The westerly é4-acre
porlion proposed to be rezoned fo RT in the revised submittal is the same 64-acre parcel currenily
under review.)

In the interim belween the November 28, 2007 public hearing with the Planning Commission and
the January 7, 2008 meeting before the City Council, the Planning Commission on December 12,
2007 endorsed a Master Plan designation of Educational Facility for the 52 acres to the east and
Single Family with 3.3 units/acre densily for the é4-acre parcel to the wesi. This endorsement was
made as part of the 2008 Master Plan for Land Use Review that was wrapping vp around the time
the rezoning application was submitied, and was consistent with the Planning Commission’s molion
following the November 28, 2007 public hearing.

On January 7, 2008, the revised rezoning application was brought before City Council. After much
discussion, the matter was tabled for a future meeting. On Jjanuary 22, 2008, Council passed a
mofion 1o tentafively approve the rezoning request {with a PRO for the westetly 64 acres) with the
condition that the westerly 64 acres would be rezoned to R-4 {and not RT as proposed by the
applicant) with duplex units permitted at 3.3 units/acre. The City Council directed the applicant lo
work with the City Atlorney on a draft PRO agreement {o be brought back before the Council
within 60 days for a final determinalion on the rezoning request. The draft PRO Agreement never
materidglized, and §t. Catherine's ultimately buili their campus on the north side of Twelve Mile Road
in the City of Wixom,.

On August 25, 2010, the Planning Commission adopled the 2010 Master Plan for Land Use, in which
the 44-acre parcel was designated as Single Family with ¢ planned density of 3.3 unils per acre.
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Exisiing 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 Land Use
Existing Zoning Existing Land Use Designation
Northerly ~23 acres —
. . RA, Residential Acreage Single Family {3.3
Subject Site Southerly ~41 acres— Vacant land dwelling uniis per acre)
R-1, One-Family Residential
Northern

Parcels . .

{across RM_‘}?@S?EE::’&G“IY Multiple-Family Multi-Family (9
Twelve Mile Residenlial units/acre)
Road - Cily

of Wixomy)
Southem . L Old butch Farms .
Parcels MH, Mobile Home District Mobile Home Park Mobile Home Park
Eastemn Vacant, Catholic
R-4, R-1 Central Athletic Educational Facility
Parcels .
Fields
Western . . . .
Parcels R-4 Knighisbridge Gate Single Family

Compadlibility with Surrounding Land Use
The surrounding fand uses are shown on the above chart. The compatibility of the requested R-4

zoning with the zoning and uses {existing and planned) on the adjacent properties should be
considered by the Planning Commission in making the recommendation o Cily Council on the
rezoning reques!. Based on an estimated nel acreage of 62.5 acres, a rezoning of the subject
properiy to R-4 will allow it to be developed with as many as 206 single-family homes (62.5 net acres
at 3.3 dwelling units per net acre).

Across Twelve Mile Road to the north in the City of Wixom are two housing developments; mulliple-
family aparlmenis to the west and altached single-story units to the east. Just west of the
apartmenis is the new $t. Catherine of Sienna Academy. The mulli-farnily development direclly
north of the subject property currently has two points of gated emergency-only access 1o Twelve
Mile, with its main access on the south side of Grand River. Just east of that development is another
residential development [attached units) that has full access off of both Twelve Mile and Grand
River. The addilion of as many as 206 new homes on the south side of Twelve Mile would add -
based on the applicant's rezoning iraffic study ~ over 2,000 new trips fo the adjacent road network,
The maijority - if not all - of those Trips would enter and exit the subject property via one of more new
driveways on Twelve Mile {some may enter and exit via Napier if there is a public connection to
adjacent properly). The residents of the mulii-family to the north would see a significant incredse in
traffic along Twelve Mile Road with the maximum level of development permitted under R-4 zoning.
If and when a residential site plan is approved for the subject property, it will be conditioned upon
road improvements as determined by the miligation recommended in the traffic impact study that
will be required. While the residents and landowners across Twelve Mile north of the subject
property will experience higher traffic volumes on Twelve Mile Road as a result of development of
the subject property consisteni with R-4 zoning, they may also benefit from anficipated road
improvements triggered by that development [depending on what those improvements will be,
which has nof yet been determined).
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Old Duich Farms mobile home park is located directly soulth of the subject property. No negative
impacts are expected with the proposed rezoning, as it is unlikely that any road connections will be
proposed between the subjec! properly and the mobile home park. Residents of the mobile home
park that commute via Twelve Mile Road will see higher iraffic volumes along thal read, but might
benefil rom road improvements triggered by future developrment as discussed above.

Vacant land [planned for an Educational Facitity, zoned RA) is located directly east of the northern
23 acres of the subject property, and Catholic Central’s athletic fields [notably the football
stadium} are lecaled to the east of the southern 41 acres. The vacant land consists of two long
narrow lots, the easterly of which is under the same ownership as the parcel proposed {o be
rezoned. East of those two lots are the newly-constructed athlelic practice fields for Catholic
Central High School. Impacts to Catholic Central's athletic fields {ond the campus as a whole) {o
the southeast will be negligible, other than the effecis 1o Twelve Mile Road discussed above.

Direclly to the west of the subject properly is the Knightsbridge Gate single-family development. In
addition to the etfects on Twelve Mile Road already discussed, it is possible that there will be one or
more future roadway connections proposed between the subject property and adjacent
properties if and when the subject property is developed.

Comparison of Zoning Districts
The table on the following page provides a comparison of the curent and proposed zoning

classificalions. No alternate zoning districts have been proposed at this time.
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RA R-1 R-4
(Existing, Northerly 23 Acres) (Existing, Southerly 41 acres) (Proposed)
1. One-family detached dwellings | 1. One-family detached dwellings | Same as R-1
2. Farms and greenhouses* 2. Farms and greenhouses*
3. Publicly owned and operaled | 3. Publicly owned and operated
parks, parkways, and outdoor parks, parkways and outdoor
Principal recreation facilities recreationat facilities
Permitied 4, Cemeteiies [existing) 4, Cemeteries {existing)
Uses 5. Public, parochial, or private | 5. Home occupations
elementary schools 6. Accessory builldings and uses
6. Home occupations 7. Keeping of horses and ponies*
7. Accessory buildings and uses 8. Family daycare homes
8. Family daycare homes
1. Raising of nursery plant 1. Churches and facilities Same as R-1
raterials normally incidental thereto*
2. Dairies 2. Public, parochial and private
3. Keeping and raising of elementary, intermediate or
livestack® secondary schools offering
4. Specidl land uses in R-1 through courses in generdl education*
R-4 3. Utility and public service
5. Llimited nonresidential use of buildings and uses*
historic buildings* 4. Group Day Care Homes, Day
4. Bed and breakfasts* Care Centers and Aduli Day
Special Land Care Centers*
Uses (Halics 5. Privale noncommercial
denotes a recreational areas, institutional
special land or community recreation
use only centers, nonprofit swimming
when pools*
adjacent to 4. Golf courses*
residential] 7. Colleges, universities and other
such institutions of higher
leaming*
8. Private pools*
2. Cemeteries {proposed)*
10. Railroad right-of-way
11. Mortuary establishments*
12. Bed and breakfasts*
13. Accessary building and uses
incidental to a Special Land
Use
Minimum Lot
Size {Areq) 43,560 square feet 21,780 square feet f]g’e?{)o square
Minimum Lot | 150 feet 120 feet 80 feet
Size (Width)
Building 2.5 stories or 35 feet 2.5 stories or 35 feet Same as R-1
Height
Front: 45 feet Front: 30 feet F:. 30°
BuIldi Sides: 20 feet minimum either side, | Sides: 15 feet minimum either side, | S:10' min, 24’
uilding
Setbacks aggregate of 50 feet aggregate of 40 teet aggregate

Rear: 50 feet

Rear:;

35 feet

R: 35
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RA R-1 R-4
{Existing, Norherly 23 Acres) {Existing, Southerly 41 acres) {Proposed}
Minimum sSame ds R-1
Floor Area
Per Unit /
Maximum % 1,000 square feet f 25% 1,000 square feei [/ 25%
of Lot Areq
Covered
Maximum . . . 3.3 unils per
Density 0.8 dwelling units per net acre 1.65 units per net acre net acre

*Subject to certain conditions.

infrastructure Concerns

See the Engineering review letter {daied January 10, 2012} for a specific discussion of water and
sewer capacities in the area serving the subject property. The Engineering review indicates there
will be increased demand on utilities as a result of the proposed rezoning. However, demands were
evaluated as part of the Master Plan for Land Use update process and it was determined that the
capacily exists within the system to manage the increased demand with minimal impact. The
Engineering review letter did note that the sanitary sewer area plan recommended sewer flows be
routed to the east to Wixom Road.

A Rezoning Traffic Impact Study was submitted, showing that the maximum allowable single-family
residential densily under the proposed R-4 zohing would generate approximately double the traffic
of the maximum allowable density under the current split zoning (RA and R-1}. The City's iraffic
consultant has provided a review lelter stating that the applicant’s rezoning traffic study is generally
acceptable, and verifying that o full Traffic Impact Study will be required if and when the parcel is
rezoned and a residential site plan is submitted. The scope of that traffic study wilt be determined
once a concepiual site plan has been created, but will likely evaluate traffic impacts at one or
more off-site interseclions (Twelve Mile & Napier and Twelve Mile & Grand River are good
possibilities) and certainly the iraftic impacts along Twelve Mile Road. 1t is worth noting that the
Road Commission for Oakland County (RCOC) generally considers 500 trips/day to be the threshold
for paving a gravel road, and as diready discussed, the proposed development is expected to
generate as many as 2,000+ new trips

Twelve Mile Road from Napier to approximately 3,900 feet east of the Napier intersection is under
the jurisdiction of the Cily of Novi, and is designaled in the Thoroughfare Classification map within
the 2010 Master Plan as a Non-Residential Collector. Approximately 3,900 east of Napier, Twelve
Mile Road curves into a short north/south segment that intersects with Grand River Avenue. The
north/south segment of Twelve Mile and the intersection with Grand River are in the Cily of Wixom.
Both this segment north/south segment of Twelve Mile and the whole of Grand River Avenue are
under the jurisdiction of the Road Commission for Oakland County, as is Napier Road, The
jurisdiction of the roads in the vicinily of the subject property will be relevant for the analysis and
recommendations within any fraffic impact study included as part of a fulure residential site plan
submittal. Twelve Mile Road is paved from Napier to approximately 1,300 feet east of Napier {the
extent of the Knightsbridge Gate frontage). and from the Novi city limits north to Grand River.
Between the two paved portions, which includes the frontage of the é4-acre subject parcel, is
approximately 2,600 feet of unpaved rocadway.

Naturcl Features

The regulated welland and woodland maps indicate that there are regulated woodlands and a
small pocket of wetlands on the site. The location of any woodlands and wellands will need to be
field veiified by the applicant with the submittal of any site plan for the parcel. impacts to these
natural features will be reviewed and discussed during the site plan submittal for any project on the
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properly. Typically the City does not reguire a review from our woodlands and wetlands consultani
for a standard rezoning request, It is worth noting, however, that when this parcel was part of the
larger rezoning request in 2007 for St. Catherine of Sienna girls' school and the Nicoleena Estates
attached condominiums, a woodiands and wetflands review was conducied because there was a
PRO concept plan altached. The 2007 wetlands review determined that both Cily and MDEQ
wetlands permils would be required for the PRO concept plan, although several of the wetlands to
be impacted werefare located on parcels other than the é4-acre parcel curenily under review.
The woodlands review noted that over 300 existing trees were proposed to be removed from the
44-ccre site based on the PRO concept plan, and that nearly 500 replacement trees would be
required. if and when the rezoning is approved and a development plan is submitted by fhe
applicant, a revised woodland and wetland survey will be required for g residential site plan on the
subject property. with a corresponding review and field verification by the City's consultants,

Development Potentlal
Based on the estimated net area of the properly and the density permitted under its current split

zoning {RA to the north and R-1 to the south), the subject property could be developed with as
many as 84 single-family homes ([22.5 net acres X 0.8 units / net acre = 18 uniis] + [40 net gcres X
1.65 units / net acre = 66 unils]), elther as q site condominium or o subdivision. Under the proposed
R-4 zoning, the properly could be developed with as many as 206 singte-family homes based on
the estimated net site acreage of 62.5 acres {62.5 net acres X 3.3 units / net acre). The rezoning
application estimates "£130 unifs", and the applicant's rezoning traffic study assumed 145 units.
Since the application is not fied to o concept plan with o defined number of units, the City has no
mechanism at this stage to hold the applicant to a cerlain number of units, and the potential
maximurm should be considered,

Submittal Requirements
+ The applicant has provided a survey and legal description of the property in accordance

with submilial requirements.

+ The applicant has provided a plot plan of the location of the rezoning sign on the properly,
along with a proof of the sign’s size and conleni, in accordance wilh submiltal requirements
and in accordance with the public hearing requirements for the rezoning request. The
applicant has been notified of the requirements for when to install and remove the sign.

» The landowner (Mr. Pellerito) has provided his notarized signature on the rezoning
application.

(2

David R. Campbell, AICP, Planner
248-347-0484 or dcampbell@cityofnovi.org
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MEMORANDUM

CLLYL _OH o BARB MCBETH, AICP; DEPUTY DIR. COMM. DEV.
FROM: BRIAN COBURN, PE; ENGINEERING MANAGER F7¢
SUBJECT:  REVIEW OF REZONING IMPACT ON PUBLIC UTILITIES

. ‘ REZONING 18.702 PELLERITO

DATE: JANUARY 10, 2012

cityofnovi.org

The Engineering Division has reviewed the rezoning request for the 64.00 acres located
south of 12 Mile Road and east of Napier Road. The applicant is requesting to rezone
23.68 acres from RA to R-4 and 40.32 acres from R-1 to R-4. The Master Plan for Land Use
indicates a master planned density of 3.3 units per acre, which is equivalent to the
requested R-4 zoning.

Utility Demands

A residential equivalent unit (REU) equates to the utility demand from one single family
home. If the area were developed under the current zoning, demand on the utilities
for the site would be about 85 REUs. The proposed R-4 zoning would yield about 211
REUs, an increase of approximately 2.5 times the current zoning. However, the
proposed zoning is in line with the proposed density in the cument master plan.
Therefore, there are no major concerns related to the increased demand.

Water System
Water service is currently available from the existing water main constructed with

Knightbridge Gate. A water main stub to the east of the site for eventual connection
to Wixom Road would be recommended on a potential site plan. Additionally, there
may need to be a pressure study to determine the location of a pressure reducing
valve to isolate Knightsbridge Gate and Catholic Central from the Island Lake Pressure
District, which operates using a booster pump. The City's water model indicates that
the rezoning would decrease pressures by approximately 3 pounds per square inches
(psi), but would not have a negative impact on the overall system if looped properly.

Sanitary Sewer

There is no sanitary sewer service directly available for this site. There is sanitary sewer
available in Wixom Road to the east and Knightsbridge Gate to the west. A sanitary
sewer area plan was developed for this area and recommended that sanitary sewer
flows be sent easterly to Wixom Road for discharge through the 11 Mile Road sanitary
sewer and Lannys Bypass Pumping Station. If the flows are directed to the east, as
master planned, the proposed rezoning would have a minimal impact on the capacity
of the downstream sanitary sewer.

summary
The proposed rezoning is in line with the master planned density and was determined to
have a negligible impact on utilities.
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December 27, 201 | Bml

Barbara McBeth, AICP Wild

Deputy Director of Community Development

Gty of Nov HE

45175 W. Ten Mile Rd. HIRCALER ARASTY
L ANEiS

Novi, MI 48375

SUBJECT: Rezoning Request by Pinnacle Homes / Pellerito, RZ 18.702,
Traffic Review

Dear Ms. McBeth:

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

Site Description
What is the applicant proposing, and what are the surrounding land uses and road network?

1. The applicant, Pinnacle Homes, has asked the City to rezone to R-4 (One-Family
Residential) two contiguous parcels, one of 23.68 acres and now zoned RA (Residential
Acreage) and one of 40.32 acres and now zoned R-| (One-Family Residential). The subject
property is on the south side of |12 Mile Road approximately 4 mile east of Napier Road
(see attached aerial photo).

2. The site is bordered on the west by the Knightsbridge Gate single-family detached
condominium complex; on the south by the Old Dutch Farms Mobile Home community;
on the southeast by the existing athletic complex of Catholic Central High School; and on
the northeast by vacant property (which would retain its existing RA zoning).

3. 12 Mile Road abutting the site is an unpaved, two-lane Non-Residential Collector under
City jurisdiction. According to counts made in September 2010, the average daily volume
on this section of 12 Mile was about 420 vehicles.

Traffic Study and Trip Generation

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

4.  We have reviewed the applicant’s Rezoning Traffic Study, prepared by Wilcox Professional
Services and dated December 15, 201 |, and found it acceptable.

5. Wilcox based its trip generation forecast on the north parcel being 22 acres and the south
parcel being 42 acres, areas slightly different than those indicated in the rezoning
application. Applying the Zoning Ordinance’s maximum permissible densities, Wilcox
determined that the two parcels developed at their existing zoning would accommodate 17
and 69 homes, respectively, for a total of 86. Applying those densities to the application’s
areas, we have determined that the two parcels together would accommodate 84 homes.

Birchler Arroyo Assodiates, Inc. 28021 Southfield Road, Lathrup Village, Ml 48076 2484231776
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6. Since the equations used to forecast trip generation by single-family homes are non-linear,
predicting trip generation by the existing parcels separately and adding the results will
produce slightly higher values than predicting trip generation for the two parcels combined.
Results for the alternative forecasting methods are summarized in Table | (below). Also,
Wilcox made trip forecasts for a “proposed development” of 165 homes, whereas the
rezoning application indicates “ 30 +-“ homes; our forecast for the latter is shown in the
last row of the table.

Table |I. Trip Generation Comparison

Case No. of Weekday AM Peak-Hour Trip Ends PM Peak-Hour Trip Ends
Homes Trip Ends tn Out Total In Qut Total
Existing Zoning per Wilcox
RA 17 204 6 16 22 13 8 21
R-1 69 739 I5 43 58 47 28 75
Totaling Above Forecasts
93 | u | s9 | s | e | 36 | 9
Both 86
Forecasting Directly for 86 Homes (by BA)
s | 8 | s2 | 7 | s | 34 | @
Existing Zoning per Birchler Arroyo
RA 8
Not Forecasted Individually
R-1 66
Both 84 e | 17 | 2 | e | s7 | 3 | 9
Permitted by Requested Zoning
R-4 214 2007 | 39 e | 157 ] 10 [ 76 | 206
Assumed to Be Developed Under Requested Zoning
Wilcox 165 }.648 31 94 i25 104 6! k65
Agpplicant 130 1,324 25 76 Ty 84 49 £33

7. In summary, site development under the requested R-4 zoning could result in 2.3 times as
many trips, on both a daily and peak-hour basis, as site development under existing RA and
R-1 zoning. Although the assumed development size under the requested new zoning has
no status absent a conditional rezoning agreement, estimates show that possible
development under the new zoning would generate 1.5-1.9 times as many trips.

8. The above forecasts show that if the two parcels are rezoned as requested, the potential
peak-hour, peak-direction trips would exceed 100. Hence, City policy would call for the
preparation of a full traffic impact statement, wherein one or more off-site intersections
would have to be evaluated in addition to the proposed site access drives. We would also
be interested in forecasts of future daily traffic on the unpaved sections of 12 Mile Road,
assuming build-out of both the subject site and the adjoining Knightsbridge Gate detached
condominium complex. {f and when the requested rezoning is obtained, the applicant’s
traffic consultant to call us regarding the appropriate traffic impact study scope.

Birchler Arroye Assodiates, Inc. 28021 Southficld Road, Lathrup Village, Ml 48076 248423.1776
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Sincerely,
BIRCHLER ARROYO ASSOCIATES, INC.

Foly g i T

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

Birchler Arroyo Associates, Inc. 28021 Southfield Road, Lathrup Village, M 48076 248423.1776
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CITY OF NOVI
PUBLIC HEARING NOTICE

NOTICE IS HEREBY GIVEN that the Planning
Commission for the City of Novi will hold a public
hearing on Wednesday, February 8, 2012 at 7:00 P.M. in
the Novi Civic Center, 45175 W, Ten Mile Road, Novi, MI
to consider ZONING MAP AMENDMENT 18.702 FOR A
RECOMMENDATION TO CITY COUNCIL FOR
REZONING OF PROPERTY IN SECTION 18, SOUTH
OF TWELVE MILE ROAD AND EAST OF NAPIER
ROAD, FROM RA, RESIDENTIAL ACREAGE, AND R-
1, ONE-FAMILY RESIDENTIAL DISTRICT, TO R-4,
ONE-FAMILY RESIDENTIAL DISTRICT. The subject
property is approximately 64.0 acres.
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] . ISLAND F NOVE
AN e 1300540 Bag LI EOHING
224KI0-013 -
OLD DUF{CH FARMS
EXETING R-{ ZONNG DNSTING MH ZONNG

To rezona a part of fva northwest 1/4 of Saction 18, TI K, R, 8 E, €7 u(Nwi,Dald:ndCom , Wichigan
being parcets 22-18-100-008 more pastieulady descrbed uMcm’: i ¥

Cammancing at ha northy Y comer of sald section 18 and procesding N. 83*34'51" W, 495.00 fmat along the
north Iine of tection 18, also heing tha canter tna of 12 Mile Road (33 fest wids, % width} & the polnt of
baginning; thenca 5. 00" FO'E 1320.00 fest thance 5. 83°31'S1* £ 495.00 fest; thence along tha north
and south 34 fne of sald secien 18 5. 00°15'03" E. 340,38 faet to the canlar of sald sastion 18; thence
aiong the east and west X [ne of said section 18 K. 39°3524° W 1303.54 fuel, thance the foliowing thres
{3) toursas along "Knighlsbidge Gata® Oakland County Condorminiam Subdwision Plan Ne, 1797 1) N,
m.'iS'DS' W, 2332.12 feat, 2) 5. 89"31'51" E. 132.00 feet, and 3) N. 001503 W, 330.00 feat; thenca along
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baginning containing 54.00 acras mesa of lass,

Al interested persons are invited to attend. Verbal
comments may be heard at the hearing and any written
comments must be received by the Planning
Department, 456175 W, Ten Mile Road, Novi, MI 48375
until 4:00 P.M., Wednesday, February 8, 2012,

Novi Planning Commission
David Greeo, Secretary

Publish: January 19, 2012
DENATES822 - 130 3




APPLICANT RESPONSE LETTER




february 2, 2012

Ms. Barbara McBeth, Deputy Director of Community Development
City of Novi - Community Development Department

45175 W. Ten Mile Road

Novi, Michigan 48375

RE: Capital Park of Novi — Request for Rezoning
Section 18, City of Novi, Oakland County, Michigan — 64 acres
Applicant - Pinnacle Homes

Dear Ms. McBeth,

We received the staff review comments for our proposed rezoning, and appreciate the recommended
approval of the proposed zoning map amendment by the city staff. Obviously, we concur with staff that
the rezoning to the R-4 district would be in compliance with the planned use and density for the site as
indicated by the Future Land Use map.

On the utility services question, we did recently meet with the city engineering manager, Mr. Brian
Coburn, to discuss sanitary sewer services to the property. We will be working with his department to
confirm that a connection to the public sanitary sewer provided to our site on Twelve Mile road, which
flows westerly, not easterly, through the Knightsbridge Gate development will be an appropriate outiet
for the property.

That said, we lock forward to the public hearing and discussing any questions the community or the
Planning Commissioners may have on our proposal. Thank you again for your support.

Sincerely,
A-Team Associates, LLC

Pittiam X, Andersory; FéE

William W. Anderson, PE
President

XC: Howard Fingercot, Applicant / Pinnacle Homes

1781 Stonebridge Drive South, Ann Arbor, Michigan 48108 * a-teamassociates@comcast,net * 734 929-8919
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