
  
 
 
 
_______________________________________________________________________________________ 
 
FOR:  City of Novi Zoning Board of Appeals           ZONING BOARD APPEALS DATE:  September 12, 2017 
 
REGARDING:  601 South Lake Dr, Parcel #50-22-14-451-002 (PZ17-0039) 
BY:   Larry Butler, Deputy Director Community Development 
_______________________________________________________________________________________ 
 
 
 
Applicant 
NSA Architects/City of Novi 
 
Variance Type 
Dimensional Variance 
 
Property Characteristics 
Zoning District:    Single Family Residential 
Location:   West of Old Novi Road, South of South Lake Drive 
Parcel #:    50-22-14-451-002 
 
Request 
The applicant is requesting a variances from the City of Novi Zoning Ordinance 
Section 3.6.2.B for a 39 foot variance for proposed north front yard setback of 34.17 
feet, 75 feet required, proposed 14.15 foot variance for east side yard setback of 
60.85 feet, 75 feet required and Section 5.16.1.E bike rack distance from entrance 190 
feet proposed 120 feet maximum required. 
This property is zoned Single Family Residential (R-4). 
 
 
 
 
 
 
 
The Zoning Board of Appeals may take one of the following actions: 
 

1. I move that we grant the variance in Case No. PZ17-0039, 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: 

II. STAFF COMMENTS: 

III. RECOMMENDATION: 

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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_________________________________________________________________. 
 

(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. PZ17-0039, 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  













CLIENT:

45175 TEN MILE ROAD
NOVI, MI  48375

ARCHITECTURAL / MECHANICAL / PLUMBING:

NSA ARCHITECTS, ENGINEERS, PLANNERS
23761 RESEARCH DRIVE
FARMINGTON HILLS, MICHIGAN 48335
(248) 477-2444

CIVIL & LANDSCAPE CONSULTANTS:

PROFESSIONAL ENGINEERING ASSOCIATES

(248) 689-9090
TROY, MI 48083-1872
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1.) EXTERIOR DIMENSIONS - SEE
DIMENSION NOTES ON SHEET
A-100A.

2.) ALL INTERIOR DIMENSIONS ARE
TO FACE OF CMU UNLESS
OTHERWISE NOTED.

3.) EXTERIOR WALLS ARE TYPE
20/20A, INTERIOR WALLS ARE
TYPE 1 - TYPICAL UNLESS
OTHERWISE NOTED, REFER TO
WALL SCHEDULE

4.) ALL COUNTERTOPS TO BE 24"
DEEP UNLESS OTHERWISE NOTED.

5.) PROVIDE DRYWALL CONTROL
JOINTS MAX. 30' O.C. WITH USG
093 CONTROL JOINT. PROVIDE
METAL STUD ON EACH SIDE OF
CONTROL JOINT. LOCATE AT HEAD
OF DOOR FRAMES WHERE
POSSIBLE, AT ALL CATHEDRAL
CEILING PEAKS AND AS
ADDITIONALLY NOTED ON
DRAWINGS.

6.) MARKING AND IDENTIFICATION:
FIRE WALLS, FIRE BARRIERS, FIRE
PARTITIONS, SMOKE  PARTITIONS
OR ANY OTHER WALL REQUIRED
TO HAVE PROTECTED OPENINGS
OR PENETRATIONS SHALL BE
IDENTIFIED WITH SIGNS OR
STENCILING.  SUCH
IDENTIFICATION SHALL:

A) BE LOCATED IN
ACCESSIBLE CONCEALED
FLOOR, FLOOR/CEILING, OR
ATTIC SPACES

B) BE LOCATED WITHIN 15
FEET OF THE END OF
EACH WALL AND AT
INTERVALS NOT EXCEEDING
30 FEET MEASURED
HORIZONTALLY ALONG
THE WALL OR PARTITION

C) INCLUDING LETTERING
NOT LESS THAN 3 INCHES
IN HEIGHT WITH A MINIMUM
3/8 INCH STROKE IN A
CONTRASTING COLOR
INCORPORATING THE
SUGGESTED WORKINGS:
"FIRE AND/OR SMOKE 
BARRIER - PROTECT ALL 
OPENING" OR OTHER 
WORDING.

7.) LOCATE ALL DOORS 4" FROM
INSIDE FACE OF STUD TO
BACK OF DOOR FRAME, TYPICAL
U.O.N.

GENERAL NOTESDIMENSION NOTES

1.) AT STONE VENEER ON CMU
DIMENSIONS ARE FROM EXTERIOR FACE OF
STRUCTURAL CMU WALL

2.) AT FIBER CEMENT BOARD ON CMU
DIMENSIONS ARE FROM EXTERIOR FACE OF
STRUCTURAL CMU WALL

3.) REFER TO STRUCTURAL AND ARCHITECTURAL
DETAILS FOR ADDITIONAL INFORMATION

ECONOMIC IMPACT INFORMATION

THE PROPOSED PROJECT (PARK & RECREATION CENTER AT
LAKESHORE PARK) HAS A BUDGET OF FIVE (5) MILLION
DOLLARS. THE CCIM INSTITUTE EXTIMATES THAT THIS PROJECT
WILL GENERATE 50 CONSTRUCTION JOBS. NO ADDITIONAL
STAFF WILL OCCUPY THE SITE.

BUILDING CODE DATA

PROJECT DESCRIPTION:
SINGLE STORY PARK & RECREATION CENTER

PARKING PROVIDED:

BUILDING DESIGN CODES:

ENERGY CODE:

ACCESSIBILITY CODE:

SEISMIC CATEGORY:

USE GROUP:

EXISTING

2015 MICHIGAN BUILDING CODE
2014 NATIONAL ELECTRICAL CODE
2015 MICHIGAN PLUMBING CODE

2015 MICHIGAN MECHANICAL CODE

STATE OF MICHIGAN

STATE OF MICHIGAN
CABO/ANSI A117.1-2009

II

A-3 (ASSEMBLY)

CONSTRUCTION TYPE:

TOTAL BUILDING AREA:
ALLOWABLE PER FLOOR (TABLE 506.2)

BASED UPON A-3 USE GROUP, FULLY SPRINKLED:

ACTUAL BUILDING AREA (TO FACE OF EXTERIOR COLUMNS
UNDER ROOF PROJECTION):

BUILDING HEIGHT:
ALLOWABLE (TABLE 504.3) BASED UPON A-3 USE GROUP, SPRINKLED:

ACTUAL (MID-POINT OF LARGEST HIP ROOF

FIRE SPRINKLER DESIGN:

OCCUPANT LOAD (TABLE 1004.1.2):

LAKESHORE CAMP ROOM, MULTI-PURPOSE ROOMS
(ASSEMBLY: TABLES & CHAIRS)

STORAGE, MECH. ROOM, IT ROOM, JANITOR CLOSET

MAXIMUM CALCULATED OCCUPANCY:

MAXIMUM TRAVEL DISTANCE (ACTUAL):

TYPE II-B

24,000 SF

11,541 SF

75 FEET

14.6 FEET

DRY PIPE, FULLY SPRINKLED

4,555 SF / 15 = 304 OCC

1,420 SF / 300 = 5

309 OCC

73 '-0" (ALONG CORRIDOR)

PLUMBING FIXTURES:

REQUIRED: WATER URINALS LAVS
CLOSETS

WOMEN'S  1/65 - 1/200
MEN'S  1/125 1* 1/200
  (*MAY SUBSTITUTE 1 URINAL FOR 67% OF 
 REQUIRED WATER CLOSETS - MPC SECTION 419.2)

DRINKING FOUNTAIN: 1/500 OCC
SERVICE SINK: 1

PROVIDED: WATER URINALS LAVS
CLOSETS

WOMEN'S  3 - 2
MEN'S  2 1 2

DRINKING FOUNTAIN: 1
SERVICE SINK: 1
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FINISHED FLOOR
100'-0"

T/OF STEEL
112'-0"

ROOF TRUSS
BEARING

110'-0"

B/OF FOOTING
96'-4"

3" 

12"

NOTE: FOUNDATION WALL & FOOTINGS BELOW GRADE ARE SHOWN
FOR REFERENCE ONLY - REFER TO STRUCTURAL DRAWINGS

CONCRETE SIDEWALK - REFER TO CIVIL DRAWINGS

CONCRETE PATIO & SIDEWALK BEYOND
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FLAT ROOF BEYOND
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FINISHED FLOOR
100'-0"
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ROOF TRUSS
BEARING

110'-0"

B/OF FOOTING
96'-4"

ICE GUARD LOCATED ON
ROOF ABOVE EXTERIOR
ENTRY DOOR - TYP.

PRECAST CONCRETE HEADER - TYP.
@ ALL WINDOW & STOREFRONT
LOCATIONS ON EXTERIOR STONE WALL

PRECAST CONCRETE SILL - TYP. @
ALL WINDOW & STOREFRONT
LOCATIONS ON EXTERIOR STONE WALL
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SILL - TYPICAL

CJ CJCJCJ

ICE GUARD LOCATED ON ROOF ABOVE
EXTERIOR ENTRY DOOR - TYP.

FINISHED FLOOR
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ROOF TRUSS
BEARING

110'-0"

B/OF FOOTING
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NOTE: FOUNDATION WALL & FOOTINGS BELOW GRADE
ARE SHOWN FOR REFERENCE ONLY - REFER TO
STRUCTURAL DRAWINGS

CONCRETE PATIO - REFER TO CIVIL DRAWINGS
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FACADE MATERIAL PERCENTAGES

NORTH SOUTH EAST WEST

STONE 557.96 SF 693.00 SF 739.00 SF 238.48 SF

WOOD-GRAIN
FIBER CEMENT

285.12 SF 372.22 SF 60.51 SF 424.76 SF

28%

14%

32%

17%

60%

5%

25%

44%

MATERIAL
AREA

MATERIAL
AREA

MATERIAL
AREA

MATERIAL
AREA

50%

50%

%
ALLOWED

%
ACTUAL

%
ALLOWED

%
ACTUAL

%
ALLOWED

%
ACTUAL

%
ALLOWED

%
ACTUAL

NOVI ZONING ORDINANCE: 5.15 SCHEDULE REGULATING FACADE MATERIALS RA
DISTRICT IN REGION 1

50%

50%

50%

50%

50%

50%

FACADE MATERIAL CALCULATION NOTES:

PER THE NOVI ZONING ORDINANCE: 5.15 SCHEDULE REGULATING FACADE MATERIALS:

NOTE 7: STANDING SEAM METAL: MUST HAVE FACTORY APPLIED PERMANENT COLORED FINISH.
NOTE 10: THE PERCENTAGE OF WOOD SIDING, PAINTED T&G AND BATTEN SIDING MAY BE INCREASED TO 50% IN ZONING

DISTRICTS RA THROUGH R4, RM-1 AND RM-2, WHEN THE USE OF WOOD SIDING IS CONSISTENT WITH 
RESIDENTIAL STYLE ARCHITECTURE.

NOTE 13: WOOD GRAIN TEXTURED FIBROUS CEMENT SIDING SHALL BE CONSIDERED WOOD SIDING WITH RESPECT TO THSI 
ORDINANCE.

- ROOF AREAS HAVING SLOPES 3:12 AND GREATER SHALL BE CONSIDERED FACADES.

- VISION GLASS AND DOORS SHALL BE OMITTED FROM FACADE MATERIAL CALCULATIONS AND PERCENTAGES.

STANDING
SEAM METAL

2012.95 SF 2180.51 SF 1220.67 SF 962.95 SFTOTAL

1169.87 SF 1115.29 SF 421.16 SF 299.71 SF58% 51% 35% 31%25% 25% 25% 25%

FACADE WAIVER REQUEST
A FEW OF THE PROPOSED EXTERIOR MATERIALS DIFFER SLIGHTLY FROM THE
STRICT APPLICATION OF THE SCHEDULE REGULATING FACADE MATERIALS.

A FACADE WAIVER IS REQUESTED FOR THE OVERAGE OF STANDING SEAM
METAL ON ALL ELEVATIONS. THE STANDING SEAM METAL ROOF IS OVER THE
MAXIMUM PERCENTAGE OF 25% SIMPLY DUE TO THE FOOTPRINT OF THE
BUILDING AND THE NATURE OF THE ROOF GEOMETRY.

A FACADE WAIVER IS REQUESTED FOR THE OVERAGE OF STONE ON THE
EAST ELEVATION. THIS 10% OVERAGE IS A RESULT OF THE DESIGN, AS THE
INTENT IS TO CONTINUE THE STONE AROUND ONE WING OF THE STRUCTURE.

Sheet Number:

Sheet Title:

CAD Drawing File:

Checked:

Drawn:

Approved:

Designed:

NSA  Architects, Engineers, Planners
Copyright  C  2017

Project Number:

Project Title:

Client:

Issued Date: Issued for:

File Name

Park & Recreation Building

08-02-2017

08-11-2017

ZBA APPLICATION

REVISED ZBA 
APPLICATION

DE / JM DE

RBJB

C
:\U

se
rs

\jm
ar

ji\
N

ov
i_

La
ke

sh
or

e 
Pa

rk
_A

rc
hi

te
ct

ur
al

_2
16

40
4_

C
EN

TR
AL

_x
_j

m
ar

ji.
rv

t
7/

26
/2

01
7 

2:
17

:2
7 

PM

ZBA   A-201

EXTERIOR
ELEVATIONS

216404.00
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ZBA
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 1/8" = 1'-0"
4 EAST ELEVATION

ZBA
A-101

 1/8" = 1'-0"
2 NORTH ELEVATION

ZBA
A-101

 1/8" = 1'-0"
1 SOUTH ELEVATION

ZBA
A-101

 1/8" = 1'-0"
3 WEST ELEVATION

EXTERIOR ELEVATION KEYNOTE LEGEND
01 STONE VENEER

02 STONE COLUMN WRAP

03 FIBER CEMENT SIDING: HORIZONTAL BOARDS - WOOD-GRAIN FINISH

04 FIBER CEMENT TRIM: WOOD-GRAIN FINISH

05 GLUE-LAMINATED WOOD FRAMING MEMBER

06 STANDING SEAM METAL ROOFING SYSTEM

07 METAL GUTTER

09 GLASS & ALUMINUM STOREFRONT

10 GLASS & ALUMINUM ENTRY DOOR

12 GLASS & ALUMINUM FIXED WINDOW
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THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2015 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

PEA JOB NO. 2016-308
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.net1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below
Call before you dig

2430 Rochester Ct, Ste 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044
www.peainc.com

PEA, Inc.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

PEA JOB NO. 2016-308
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.net1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below
Call before you dig

2430 Rochester Ct, Ste 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044
www.peainc.com

PEA, Inc.
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JUNE 30, 2017

NOT  FOR  CONSTRUCTION
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SCALE: 1" = 30'
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