
  
 
 
 
_______________________________________________________________________________________ 
 
FOR:  City of Novi Zoning Board of Appeals             ZONING BOARD APPEALS DATE: April 14, 2020 
 
REGARDING:  27225 Wixom Road, Parcel # 50-22-18-200-027 (PZ20-0010) 
BY:   Larry Butler, Deputy Director Community Development 
_______________________________________________________________________________________ 
 
 
 
Applicant 
Grissim Metz Andriese Associates/ Catholic Central High School 
 
Variance Type 
Sign Variance 
 
Property Characteristics 
Zoning District:   Single Family Residential 
Location:   West of Wixom Road and South of Grand River Avenue 
Parcel #:    50-22-18-200-027 
 
Request 
The applicant is requesting variances from the City of Novi Code of Ordinances Section 28-
5(a) to allow four proposed ground signs exceeding the number of signs and the height of 
signs allowed. One (1) ground sign is permitted at a maximum height of 6 feet.  This property 
is zoned Single Family Residential (R-1). 
 
:   
 
 
 
 
 
The Zoning Board of Appeals may take one of the following actions: 
 

1. I move that we grant the variance in Case No. PZ20-0010, sought by 
__________________________________________________________________________, for 
_________________________________________________ because Petitioner has shown practical 
difficulty requiring _____________________________________________________. 
 

(a) Without the variance  Petitioner will be unreasonably prevented or limited with respect 
to use of the property because________________________________ 
_________________________________________________________________. 
 

(b) The property is unique because_______________________________________ 
_________________________________________________________________. 
 

 
ZONING BOARD OF APPEALS 

STAFF REPORT 
 

I. GENERAL INFORMATION: 

III. RECOMMENDATION: 

COMMUNITY DEVELOPMENT DEPARTMENT 
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Novi, MI 48375 
(248) 347-0415 Phone 
(248) 735-5600 Facsimile 
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II. STAFF COMMENTS: 
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(c) Petitioner did not create the condition because__________________________ 
_________________________________________________________________. 
 

(d) The relief granted will not unreasonably interfere with adjacent or surrounding 
properties because_________________________________________________ 
_________________________________________________________________. 
 

(e) The relief if consistent with the spirit and intent of the ordinance because 
_________________________________________________________________ 
_________________________________________________________________. 
 

(f) The variance granted is subject to: 
 

1. ________________________________________________________________. 

2. ________________________________________________________________. 

3. ________________________________________________________________. 

4. ________________________________________________________________. 

 
2. I move that we deny the variance in Case No. PZ20-0010, sought by 

_____________________________________________________________________________, 
for_________________________________________________ because Petitioner has not shown 
practical difficulty requiring ______________________________________________________________. 

 
(a) The circumstances and features of the property 

including_____________________________________________ are not unique because they 
exist generally throughout the City. 

 
(b) The circumstances and features of the property relating to the variance request are 

self-created because_____________________________________________ 
_________________________________________________________________. 

 
(c) The failure to grant relief will result in mere inconvenience or inability to attain higher 

economic or financial return based on Petitioners statements that 
__________________________________. 

 
(d) The variance would result in interference with the adjacent and surrounding properties 

by______________________________________. 
 

(e) Granting the variance would be inconsistent with the spirit and intent of the ordinance  
to______________________________________________________ 
_________________________________________________________________.  

 
Should you have any further questions with regards to the matter please feel free to contact me at 
(248) 347-0417. 
 
Larry Butler 
Deputy Director Community Development  
City of Novi 



 
 
 
 
 
 
 
 
 

 
101 ZBA Application Revised 10/14 

45175 Ten Mile Road 
Novi, MI 48375 
(248) 347-0415 Phone 
(248) 735-5600 Facsimile 
www.cityofnovi.org 

ZONING BOARD OF APPEALS  
APPLICATION 

 

 
 

APPLICATION MUST BE FILLED OUT COMPLETELY 

 

 

I.  PROPERTY INFORMATION (Address of subject ZBA Case) 
PROJECT NAME /  SUBDIVISION 
 
ADDRESS 
 

LOT/SIUTE/SPACE # 

SIDWELL # 
                  50-22-_________-__________-__________ 

May be obtain from Assessing 
Department (248) 347-0485 

CROSS ROADS OF PROPERTY 
 
IS THE PROPERTY WITHIN A HOMEOWNER’S ASSOCIATION JURISDICTION? 

□ YES                                   □ NO                                    

REQUEST IS FOR: 

□ RESIDENTIAL   □ COMMERCIAL  □ VACANT PROPERTY  □ SIGNAGE   

DOES YOUR APPEAL RESULT FROM A NOTICE OF VIOLATION OR CITATION ISSUED?            □ YES          □ NO 

II. APPLICANT INFORMATION 
A. APPLICANT EMAIL ADDRESS 

 
CELL PHONE NO. 
 

NAME 
 

TELEPHONE NO. 
 

ORGANIZATION/COMPANY 
 

FAX NO. 
 

ADDRESS 
 

CITY 
 

STATE 
 

ZIP CODE 
 

B. PROPERTY OWNER       □ CHECK HERE IF APPLICANT IS ALSO THE PROPERTY OWNER                                    
Identify the person or organization that 
owns the subject property: 

EMAIL ADDRESS 
 

CELL PHONE NO. 
 

NAME 
 

TELEPHONE NO. 
 

ORGANIZATION/COMPANY 
 

FAX NO. 
 

ADDRESS 
 

CITY 
 

STATE 
 

ZIP CODE 
 

III. ZONING INFORMATION 
A. ZONING DISTRICT 

□ R-A        □ R-1        □ R-2        □ R-3        □ R-4        □ RM-1       □ RM-2        □ MH 

□ I-1           □ I-2          □ RC        □ TC          □ TC-1     □ OTHER ______________ 
B. VARIANCE REQUESTED 
 

INDICATE ORDINANCE SECTION (S) AND VARIANCE REQUESTED: 
 

1. Section___________________ Variance requested   ________________________________________________________ 

2. Section___________________ Variance requested   ________________________________________________________ 

3. Section___________________ Variance requested   ________________________________________________________ 

4. Section___________________ Variance requested   ________________________________________________________ 
 

IV. FEES AND DRAWNINGS 

A. FEES 
□ Single Family Residential (Existing) $200  □ (With Violation)  $250  □  Single Family Residential (New) $250 

□ Multiple/Commercial/Industrial $300      □ (With Violation)  $400  □ Signs $300   □ (With Violation)  $400 

□ House Moves $300                                     □ Special Meetings (At discretion of Board) $600 
B. DRAWINGS       1-COPY & 1 DIGITAL COPY SUBMITTED AS A PDF 
 Dimensioned Drawings and Plans   
 Site/Plot Plan 
 Existing or proposed buildings or addition on the property 
 Number & location of all on-site parking, if applicable 

 Existing & proposed distance to adjacent property lines 
 Location of existing & proposed signs, if applicable 
 Floor plans & elevations 
 Any other information relevant to the Variance application 

Application Fee: ________________ 
 
Meeting Date:    ________________ 
 
ZBA Case #:     PZ_______________ 
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The Zoning Board of Appeals (ZBA) will review the application package and determine if 
the proposed Sign Variance meets the required standards for approval. In the space 
below, and on additional paper if necessary, explain how the proposed project meets 
each of the following standards. (Increased costs associated with complying with the 
Zoning Ordinance will not be considered a basis for granting a Sign Variance.) 
 

Standard #1.  Extraordinary Circumstances or Conditions. 
Explain how the circumstances or physical conditions applying to the property that do 
not apply generally to other properties in the same Zone District or in the general vicinity. 
Circumstances or physical conditions may include: 
 

a. Shape of Lot. A sign could not be placed in the location required by the Zoning 
Ordinance due to the shape, topography or other physical conditions of the lot or 
due to the location of an existing structure. 

    □ Not Applicable       □ Applicable   If applicable, describe below: 
 
 
 
 
 

and/or 
 

b. Environmental Conditions. A sign could not be placed in the location required by 
the Zoning Ordinance without removing or severely altering natural features, such 
as trees, topography, drainage courses or encroaching upon stormwater facilities. 

    □ Not Applicable       □ Applicable   If applicable, describe below: 
 
 
 
 
 

and/or 
 

c. Abutting Property. A sign could not be reasonably seen by passing motorists due to 
the configuration of existing buildings, trees, signs or other obstructions on an 
abutting property. 

    □ Not Applicable       □ Applicable   If applicable, describe below: 
 
 
 
 
 

REVIEW STANDARDS  
SIGN VARIANCE 

 

 

Community Development Department 
45175 Ten Mile Road 
Novi, MI 48375 
(248) 347-0415 Phone 
(248) 735-5600 Facsimile 
www.cityofnovi.org 
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d. Scale of Building or Lot Frontage. A sign that exceeds permitted dimensions for 

area and/or height could be considered appropriate in scale due to the length of 
the building frontage (wall sign only) or length of the lot frontage (ground sign 
only). 

    □ Not Applicable       □ Applicable   If applicable, describe below: 
 
 
 
 
 
 

e. Not Self-Created. Describe the immediate practical difficulty causing the need for 
the Variance was not created by the applicant or any person having an interest in 
the sign, sign structure, or property. 

    □ Not Applicable       □ Applicable   If applicable, describe below: 
 
 
 
 
 

 
Standard #2. Limit Use of Property. 
Explain how the failure to grant relief will unreasonably prevent or limit the use of the 
property and will result in substantially more than mere inconvenience or inability to 
attain a higher economic or financial return.  
 
 
 
 
 

 
Standard #3. Adverse Impact on Surrounding Area. 
Explain how the Sign Variance will not result in a use or structure that is incompatible with 
or unreasonably interferes with adjacent or surrounding properties, will result in substantial 
justice being done to both the applicant and adjacent or surrounding properties, and is 
not inconsistent with the spirit and intent of this chapter. 
 
 
 
 
 
 



Standard #1. Extraordinary Circumstances or Conditions. 

d. Scale of Building or Lot Frontage 

The location of the existing school and the 1,100 l.f. of road frontage along Wixom Rd. creates two 

primary hardships for Catholic Central to overcome. 

  1).  The school building nor parking lots, or other site elements are not visible from Wixom Road, due 

to dense brush, woodlands, wetlands and distance (700’) back to these built elements.  There is no 

context that the school exists.  It is very common for visitors to the school, including busses and delivery 

trucks, to miss the entrances requiring them to turn around in an adjacent side street or parking lot. The 

proposed landscape and signs will help alleviate these safety concerns. 

 2)  Catholic Central has almost a quarter mile of frontage along Wixom Rd. with little to no identity. The 

proposed signs are an integral element of the landscape improvements, which were enthusiastically 

approved by the Planning Commission. With the signs set back from the street centerline a minimum 69' 

and greater, the signs are scaled to fit into the overall scale of the immense landscape frontage so that 

there is a visible recognition and identity of the property.  The cross is a contemporary sculptural art 

piece that exemplifies the religious nature of the school and is of a relatable scale relative to the project 

site. 

Standard #2. Limit Use of Property. 

Enrollment at private schools is declining.  Demographic challenges, including lower birth rates, have 

had a negative impact on the number of available school aged children.  In order to maintain current 

enrollment levels and the financial viability of the school, it is necessary that Catholic Central explore all 

marketing options.  Establishing an identity along the Wixom Rd. frontage is essential to this task.        

Standard #3. Adverse Impact on Surrounding Area. 

The signs are designed to be an integral piece of artwork built into and part of the overall landscape 

frontage project. The text copy materials, I-beam structures, sculptural metal screen and cross are of 

similar metals and color palette, (CC's are CC blue) which will compliment against the natural stone 

landscape wall features and so that there is a uniform, attractive appearance of elements across the 

entire frontage.  Signage is not visible from abutting properties as there are existing wetlands and 

woodlands providing a dense buffer between them.  

The signage lighting is designed to be hidden, unobtrusive to neighbors and consistent with the City of 

Novi lighting ordinance intent.  Lighting on all I-beam signage will be linear spread to only highlight copy 

text with a soft, warm glow and tight beam spread to minimize spillover of light into the landscape. The 

CC's will be lit with narrow spotlights to accent the text only.  Night sky spillage will be minimized at the 

cross with very narrow spotlight beam spread to highlight only the vertical elements intended. 

Downward angled strip lighting will provide a soft glow to the base of the ground plane around the 

cross.  All lighting will be controlled via an astronomical clock and dimmers to provide complete control 

over lighting levels at all signage elements. Catholic Central has met with numerous residents of 

Berkshire Pointe (adjacent residential development to the north) and commercial property owners 

located on the west side of Wixom Road. These property owners will submit letters of support for these 

improvements, including the signs, under separate cover.  
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Rich Houdek

From: Underhill, Maureen <munderhill@cityofnovi.org>

Sent: Thursday, February 27, 2020 12:41 PM

To: Rich Houdek

Subject: Catholic Central sign review - 27225 Wixom Road 

Hi Rich – please accept the comments below as the final review for each sign permit requested. As discussed, you are 

entitled to appeal the decisions to the Novi Zoning Board of Appeals.  Feel free to call or write as we move forward.  

Note: There are ‘prerequisites’ on each sign permit request including a requirement for electrical permits (for 

illumination), foundation permits (which will be the walls….), zoning board approval and contractor information all of 

which can be resolved after the ZBA case is heard.   

 

 

SIGN NUMBER 1 - APPROVED 28-5(a); 28-5(b)(2)(a.)  prerequisites pending 

ILLUMINATED GROUND SIGN 30 ' X 1' 2" (33 SQ. FT.) BASED ON 87 FEET BACK FROM STREET CENTERLINE  copy = 

Catholic Central High School   

 

SIGN NUMBER 2 - DENIED-  

EXCEEDS ALLOWABLE HEIGHT BY 9.75 FEET- 28-5(a) 

EXCEEDS ALLOWABLE NUMBER OF GROUND SIGNS 28-5(a) 

 

ILLUMINATED GROUND SIGN 7' X 7' (49 SQ. FEET AREA) 

BASED ON 97'6"  FEET BACK FROM STREET CENTERLINE   

copy = CC   

HEIGHT FROM GRADE IS 15'9" -  

MAX ALLOWABLE HEIGHT IS 6 FEET 

 

SIGN NUMBER 3 - DENIED-  

EXCEEDS ALLOWABLE HEIGHT BY 29 FEET 28-5(a) 

EXCEEDS ALLOWABLE NUMBER OF GROUND SIGNS 28-5(a) 

 

ILLUMINATED GROUND SIGN 12' 9" X 35'  (446.25 SQ. FEET AREA) 

BASED ON 69'  FEET BACK FROM STREET CENTERLINE   

copy = symbol Christian CROSS   

HEIGHT FROM GRADE IS 35 feet  

MAX ALLOWABLE HEIGHT IS 6 FEET 

 

SIGN NUMBER 4 - DENIED-  

EXCEEDS ALLOWABLE NUMBER OF GROUND SIGNS 28-5(a) 

 

ILLUMINATED GROUND SIGN 16' 9" X 5"  (9.77 SQ. FT.) 

BASED ON 79  FEET BACK FROM STREET CENTERLINE   

copy = Basilian Fathers Detroit 1928 Patrick Nesbit Campus   

HEIGHT FROM GRADE IS 5 '-9.5" 

 

SIGN NUMBER 5 - DENIED-  

EXCEEDS ALLOWABLE HEIGHT BY 2.41 FEET 28-5(a) 

EXCEEDS ALLOWABLE NUMBER OF GROUND SIGNS 28-5(a) 
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ILLUMINATED GROUND SIGN 8' X 3' - 9.5"' (30.33 SQ. FEET AREA) 

BASED ON 73' FEET BACK FROM STREET CENTERLINE   

copy = South Entrance & CC   

HEIGHT FROM GRADE IS 8'-5" feet  

MAX ALLOWABLE HEIGHT IS 6 FEET 

 

 

Maureen Underhill| Code Compliance Officer 

City of Novi | 45175 Ten Mile Road | Novi, MI  48375 USA 
t: 248.735-5602 |cityofnovi.org 
To receive monthly e-news from Novi or follow us on social media, click here. 
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Ms. Katherine Oppermann, Clerk 
City of Novi Zoning Board of Appeals 
45175 Ten Mile Road 
Novi, MI 48375 
 
Re: Catholic Central High School    Via: koppermann@cityofnovi.org 

Wixom Road Frontage Improvements 
 JSP 19-48 
 

Novi Zoning Board of Appeals: 

I am a homeowner in the City of Novi and live close to Catholic Central High School. I have reviewed the 
plans for the Wixom Road landscape improvements proposed by Catholic Central High School. I support 
this project and believe that the number, size and height of the proposed signs, including the cross, are 
an integral element of the landscape improvements and appropriate for this location.  These 
improvements will enhance Catholic Central’s frontage which in turn will benefit the surrounding 
properties and the City of Novi. I ask that the Zoning Board of Appeals approve Catholic Central’s 
request for variances. 

Sincerely, 

Name: Michael and Colleen Brady 

Address: 43099 Westchester Ct. 

   Novi, Mi. 48375 

   (248) 912-4946 
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Ms. Katherine Oppermann, Clerk 
City of Novi Zoning Board of Appeals 
45175 Ten Mile Road 
Novi, MI 48375 
 
Re: Catholic Central High School    Via: koppermann@cityofnovi.org 

Wixom Road Frontage Improvements 
 JSP 19-48 
 

Novi Zoning Board of Appeals: 

I am a proud homeowner in the City of Novi and live close to Catholic Central High School.  We moved to 
the City of Novi in part because of it’s beauty.   

I have reviewed the plans for the Wixom Road landscape improvements proposed by Catholic Central 
High School. I support this project and believe that the number, size and height of the proposed signs, 
including the cross, are an integral element of the landscape improvements and appropriate for this this 
location.  These improvements will enhance Catholic Central’s frontage which in turn will benefit the 
surrounding properties and the City of Novi. This project will add to the beauty of the City of Novi. 

I ask that the Zoning Board of Appeals approve Catholic Central’s request for variances. 

Sincerely, 

Name:  Mark Anderson 

Address: 21026 Wheaton Lane 

   Novi, MI  48375 
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Ms. Katherine Oppermann, Clerk 
City of Novi Zoning Board of Appeals 
45175 Ten Mile Road 
Novi, MI 48375 
 
Re: Catholic Central High School    Via: koppermann@cityofnovi.org 

Wixom Road Frontage Improvements 
 JSP 19-48 
 

Novi Zoning Board of Appeals: 

I am a homeowner in Island Lakes which is located just south of Catholic Central High School. I have 
reviewed the plans for the Wixom Road landscape improvements proposed by Catholic Central High 
School. I support this project and believe that the number, size and height of the proposed signs, 
including the cross, are an integral element of the landscape improvements and appropriate for this this 
location.  These improvements will enhance Catholic Central’s frontage which in turn will benefit the 
surrounding properties and the City of Novi. I ask that the Zoning Board of Appeals approve Catholic 
Central’s request for variances. 

Sincerely, 

James & Dorothy Govan 

50241 Drakes Bay Drive 

Novi, MI 48374 

 

Cell # 248 760-6838 
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Ms. Katherine Oppermann, Clerk 
City of Novi Zoning Board of Appeals 
45175 Ten Mile Road 
Novi, MI 48375 
 
Re: Catholic Central High School    Via: koppermann@cityofnovi.org 

Wixom Road Frontage Improvements 
 JSP 19-48 
 

Novi Zoning Board of Appeals: 

I am the owner of Siddiqui Orthodontics located directly across from Catholic Central High School. I have 
reviewed the plans for the Wixom Road landscape improvements proposed by Catholic Central High 
School. I support this project and believe that the number, size and height of the proposed signs, 
including the cross, are an integral element of the landscape improvements and appropriate for this this 
location.  These improvements will enhance Catholic Central’s frontage which in turn will benefit the 
surrounding properties and the City of Novi. I ask that the Zoning Board of Appeals approve Catholic 
Central’s request for variances. 

Sincerely, 

 
 
Dr. Mamnoon Siddiqui, DDS, MS 
Siddiqui Orthodontics 
27250 Wixom Road, Suite #B 
Novi, MI 48374 
 

mailto:koppermann@cityofnovi.org
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