
 

PROVIDENCE PARK HOSPITAL 
JZ 17-51 

 
 

 

 
Providence Park Hospital Zoning Map Amendment 18.722 
Public hearing at the request of Hubbell, Roth and Clark, Inc. for Planning Commission’s 
recommendation to City Council for rezoning of property in Section 17, located on the south side of 
Grand River Avenue, west of Beck Road from R-3 (One-Family Residential) to OSC (Office Service 
Commercial) and R-3 With PSLR Overlay( One-Family Residential with Planned Suburban Low-Rise 
Overlay). The area proposed to be rezoned is a strip of land that extends along the southern part of 
the Providence Hospital parcel. The subject parcel is approximately 14.19 acres. 
 
Required Action 
Recommend to City Council approval or denial of rezoning request from R-3 to OSC and R-3 with 
PSLR Overlay 

 
REVIEW RESULT DATE COMMENTS 

Planning Approval 
recommended 01-03-18 

• Deviation for not providing the required Rezoning 
Traffic Impact study as the proposed rezoning is 
an initial step to accurately define the zoning 
boundaries to facilitate a future development.  

Engineering – 
Public Utilities 

Approval 
recommended 01-03-18 

• Rezoning will have no impact on utilities than 
anticipated 

 
 
 
 
 
 
 
 
 
 



MOTION SHEET 
 
Approval 
In the matter of the request of Providence Park Hospital JZ 17-51 with Zoning Map 
Amendment 18.722, motion to recommend approval to City Council to rezone the subject 
property from R-3 (One-Family Residential) to OSC (Office Service Commercial) and R-3 with 
PSLR Overlay (One-Family Residential with Planned Suburban Low-Rise Overlay) subject to a : 

1. Deviation for not providing the required Rezoning Traffic Impact study as the proposed 
rezoning is an initial step to accurately define the zoning boundaries to facilitate a 
future development; 

 
The motion is made for the following reasons:  

1. The rezoning would clarify the existing zoning boundaries which are inconsistent with 
the existing development. It provides a clear path for future development; 

2. The rezoning request fulfills one of the Master Plan for Land Use objectives by fostering 
a favorable business climate; 

3. The rezoning is a recommended land use for the subject property by 2016 Master Plan 
for Land Use and will be consistent with the zoning to the north and south;  

4. The rezoning provides an opportunity for developing the subject property in 
conformance with Master Plan for Land Use recommendations;  

5. The rezoning will not have impact on public utilities; and 
6.  (additional reasons, if any) 

 
-OR- 
 
 
Denial 
In the matter of the request of Providence Park Hospital JZ 17-51 with Zoning Map 
Amendment 18.722, motion to recommend denial to City Council to rezone the subject 
property from R-3 (One-Family Residential) to OSC (Office Service Commercial) and R-3 with 
PSLR Overlay (One-Family Residential with Planned Suburban Low-Rise Overlay) for the 
following reasons… 
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PLANNING REVIEW 



 

________________________________________________________________________________ 
Petitioner 
Hubbell, Roth and Clark, Inc. on behalf of Ascension Health (Providence Park Hospital) 
 
Review Type 
Rezoning Request from R-3 (One-Family Residential) to OSC (Office Service Commercial) and R-3 
with PSLR Overlay (One-Family Residential with Planned Suburban Low-Rise Overlay). 
 
Property Characteristics 
Section 17 

Site Location South side of Grand River Avenue, west of Beck Road; Part of Parcel 50-22-
17-400-046 and part of Parcel 50-22-17-400-043 

Site School District Novi  Community School District 
Site Zoning R-3 (One-Family Residential) 
Adjoining Zoning North OSC: Office Service Commercial 
 East RM-1 and RM-2: Multi-Family 
 West RA: One-Family Residential 

 South R-3 with PSLR overlay: One-Family Residential with Planned 
Suburban Low-Rise Overlay 

Current Site Use Vacant 

Adjoining Uses 

North Providence Park Hospital 
East Multiple Family Residential across Beck Road 
West School
South Senior Living (Rose Senior Living)

Site Size 14.19 Acres 
Plan Date October 28, 2017 

 
Project Summary 
The petitioner is requesting a Zoning Map amendment for 14.19 acres of property located at the 
south side of Grand River Avenue, west of Beck Road (Section 17) from R-3 (One-Family Residential) 
to OSC (Office Service Commercial) and R-3 with PSLR overlay (One-Family Residential with 
Planned Suburban Low-Rise Overlay). The area proposed to be rezoned is a strip of land that 
extends along the southern part of the Providence Hospital parcel. Approximately 2.41 acres is 
being proposed to be rezoned to R-3 with PSLR Overlay to accommodate the existing 
development and approximately 11.78 acres is proposed to be rezoned to OSC for future 
development. 
 
The applicant met with the planning staff to discuss the process and determined to apply for a 
straight rezoning as the proposed rezoning category is supported by the Future Land Use map 
recommendation for the subject property. As this is not a PRO (Planned Rezoning Overlay) 
rezoning, the applicant is not bound to develop a specific plan after rezoning has been approved. 
 

 
PLAN REVIEW CENTER REPORT 

January 3, 2018 
Planning Review  

Providence Park Hospital  
JZ 17-51 with Rezoning 18.722 
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Master Plan for Land Use 
The Future Land Use Map of the 2016 City of Novi Master Plan for Land Use identifies this property as 
Gateway East. The proposal would address the general goal for “Economic Development” listed in 
Master Plan for Land Use by fulfilling the following objective: 
1. Objective: Retain and support the growth of existing businesses and attract new businesses to 

the City of Novi. 

 
Subject Parcel Background 
The subject property (two strips of land) is owned by 
Providence Park Hospital. The applicant has rezoned 
the parcel to the north to OSC to develop the 
existing hospital campus. At that time, the applicant 
has determined that the existing OSC boundary as 
shown in the figure to the right as the required area 
for the development.  
 
The southern parcel has a PSLR Overlay. In 2014, 
approximately 23.61 acres of southern parcel 
(indicated in green) was split off from the larger 
Providence Hospital parcel and is now developed as 
a 182 unit senior living facility. At that time, the area 
indicated in blue was not updated to the correct 
zoning designation of R-3 with PSLR overlay.  
  
These two developments happened at two different 
times and as a result, the applicant has currently 
identified a strip of land shown in red which was 
inadvertently left out from both the developments 
and has a zoning designation which is inconsistent 
with the existing surrounding development.   
 
With the current rezoning application, the applicant is requesting to rezone to the two strips of land 
to match the adjoining zoning designation to eliminate split zoning within single development. Staff 
supports the request as the rezoning request to rezone from R-3 to OSC is recommended by the 
2016 Master Plan for Land Use map and the request to rezone from R-3 to R-3 with PSLR Overlay will 
be consistent with the boundaries indicated in the approved PSLR Concept plan and the 
agreement.  
 
Development Potential 
Currently the strip of lands to be rezoned does not have any development potential due to the 
shape of the parcel and the existing woodlands and wetlands. At the time of a concept meeting, 
the applicant indicated intent to develop a small area of land west side of St. Xavier’s way, south of 
Providence Park Way as an independent medical office. Without the rezoning, it would not be 
possible due to multiple zoning boundaries existing in that area. As this is not a PRO (Planned 
Rezoning Overlay) rezoning, the applicant is not bound to develop a specific plan until after the 
rezoning request has been approved.  A more thorough review will be performed at the time of site 
plan submittal to assess the impacts to the natural features and traffic and storm water 
management.  
 
 
Compatibility with Surrounding Land Use 
The following table summarizes the zoning and land use status for the subject property and 
surrounding properties.   
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Land Use and Zoning: For Subject Property and Adjacent Properties 

 
 

 
Existing Zoning 

Master Plan 
Land Use 

Designation 

 
Existing Land 

Use 
Compatibility 

Subject 
Property 
(two parcels) 

R-3: One-
Family 
Residential 

Office 
Commercial Vacant 

Proposed rezoning 
provides better 
opportunity for future 
development compatible 
with the existing 
surrounding development 

Northern 
Parcels  
 

OSC: Office 
Service 
Commercial 

Office 
Commercial 

Providence Park 
Hospital 

Unlikely to change 

Eastern Parcels 
(across Beck 
Road) 

RM-1 and RM-
2: Multi-family 
development 

Multiple 
Family 

Central park 
Estates 

Unlikely to change 

Western Parcels 
(across ITC 
Corridor)  

RA: One-Family 
residential 
 
City park 

Utility 
Corridor/ 
City park 

Wildlife Woods 
park Unlikely to change 

Southern 
Parcels 
 

R-3 with PSLR 
(Planned 
Suburban Low-
rise) Overlay 

Planned 
Suburban 
Low-rise 
Overlay 

Senior Living 
(Rose Senior 
Living and Well 
Bridge of Novi) 
Daycare 
(Everbrook 
Academy) 

Unlikely to change; 
Possible similar 
developments 
compatible with the 
hospital  

 
The surrounding land uses are shown in the above chart.  The compatibility of the proposed 
rezoning with the zoning and uses on the adjacent properties should be considered by the Planning 
Commission in making the recommendation to City Council on the rezoning request. 
 

       
  
    Existing Zoning                Future Land Use 
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Comparison of Zoning Districts 
Related sections of the zoning Ordinance that pertain to the existing zoning (R-3) and proposed 
zoning (R-3 w/PSLR Overlay and OSC) are attached to this review letter for reference.  
 
Link to City of Novi Zoning Ordinance:  
http://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-
Ordinances-and-Master-Plan/ZoningOrdinance.aspx 
 

 
R-3: One-Family Residential 
(Existing) 
 

R-3: One-Family 
Residential with PSLR 
(Proposed) 

OSC: Office Service 
Commercial 
(Proposed) 

Principal 
Permitted Uses See attached 3.1.4. See attached Sec. 3.1.27. See attached 3.1.22 

Special Land 
Uses  See attached 3.1.4. See attached Sec. 3.1.27. See attached 3.1.22 

Minimum Lot 
Size 12,000 sq. ft Determined by off-street 

parking, loading, greenbelt 
screening, yard setback or 
usable open space 
requirements  

Determined by off-street 
parking, loading, 
greenbelt screening, 
yard setback or usable 
open space 
requirements 

Minimum Lot 
Width 90 ft. 

Building Height 35 ft. or 2.5 stories whichever is 
less 

35 ft. or 2.5 stories whichever 
is less 

65 ft. or 5 stories 
whichever is less 

Building 
Setbacks 

Front: 30 feet 
Rear: 35 feet 
Side: 10 feet one side; 30 feet 
total two sides 
 

Setbacks Minimum front 
yard setback: 30 ft*  
Minimum rear yard setback: 
30 ft  
Minimum side yard setback:  
 Exterior side yard 

adjacent to roads and 
drives 30 ft*  

 Exterior side yard 
adjacent to planned or 
existing section line road 
ROW 50 ft  

 Interior side yard 30 ft  
 
Minimum other building 
setback:  
 Building to building 30 ft  
 Corner to corner 15 ft  

Front: 35 feet 
Rear: 35 feet 
Side: 35 feet 
 
 
 

Parking 
Setbacks 

Not applicable 
 

See Section 3.21: PSLR District 
Required Conditions  

Front: 3.6.2.E. 
Rear: 20 feet 
Side: 20 feet 

 
Engineering 
The Staff Engineer has reviewed the rezoning request and summarized that the requested rezoning 
will result in utility demands that are approximately equal to or less than the utility demand if the 
property were to be developed under the current zoning. The rezoning would have negligible 
impact on utility demands. Please see the attached memo.  
 
Traffic 
The applicant has requested a waiver from the required Rezoning Traffic Impact Study for the 
subject property. Staff supports the request as the proposed rezoning is an initial step to define the 
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zoning boundaries accurately to facilitate a future development. Further determination whether a 
traffic study is required or not will be made at the time of Preliminary Site Plan review.  
 
Natural Features 
Based on our review of the Plan, Novi aerial 
photos, Novi GIS, and the City of Novi Official 
Wetlands and Woodlands Maps it appears as if 
this proposed project site contains both City-
Regulated Wetlands and Regulated Woodlands.  
 
The applicant will provide an accurate tree 
survey at the time of Preliminary Site Plan.  A 
wetland evaluation is not complete at the time 
of submittal of the rezoning request. As this is not 
a PRO (Planned Rezoning Overlay) rezoning, the 
applicant is not bound to develop a specific 
plan until after the rezoning request has been 
approved. Staff is unable to determine the 
extent of impact on wetlands or woodlands at 
this time. A more thorough review will be 
performed at the time of site plan submittal and 
necessary permits will have to be obtained. The 
applicant is encouraged to propose minimum or 
no impacts to the wetlands and wetland buffer area s.  
 
Recommendation 
Approval of the Rezoning is recommended because  

 The rezoning request fulfills one of the Master Plan for Land Use objectives by fostering a 
favorable business climate.  

 The rezoning is a recommended land use for the subject property by 2016 Master Plan for 
Land Use and will be consistent with the zoning to the north and south.  

 The rezoning provides an opportunity for developing the subject property in conformance 
with Master Plan for Land Use recommendations.  

 The rezoning would clarify the existing zoning boundaries which are inconsistent with the 
existing development. It provides a clear path for future development.  

 The rezoning will not have impact on public utilities.  
 
The rezoning is the first step in the process; the applicant will still need to seek the required 
approvals from Planning Commission for the Preliminary Site Plan, Wetland Permit, Woodland 
Permit, and Stormwater Management Plan depending on the requirements as determined at the 
time of site plan review.  
 
Next Step: Planning Commission Meeting 
This Rezoning request is scheduled to go before the Planning Commission on January 10, 2018 for 
recommendation to City Council. Please provide a response letter by January 05, 2018 by 10 am.  

 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org. 
 

 
 

 
_____________________________________________ 
Sri Ravali Komaragiri – Planner 
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