cityolnoviorg

ZONING BOARD OF APPEALS
CITY OF NOVI

Communify Development Department
(248) 347-0415

Case No, P114-0010 Beck North (Lot 54) parcel numbers 5022-04-151-028, 031, 032 and
parl of 014,

Localion: North side of Cartler Drive at Hudson Drive [$ectlon 4)

Zoning Districh -1 Light Industrlal District

The applicant s requesting variances from the CITY OF MOV, CODE OF ORDINANCES,
Section 1905.4{qa) to gllow 3 truck wells and overhead laading deor facing residentici
distiict and Section 1905.4ic) to dllow a height vaiance of 10,4 leet to dllow construction
of a {1] story building {29 f1. 4in. plus é 1i. 1o top of RTU screen). The property is located af
the north side of Cartier Drive ot Hudson Drive,

Ordinance Sections:

CITY OF NOVI, CODE OF ORDINANCES, Section 1905.4{0) requires loading/unioading
docks and fruck wells shall be placed on or in the wall of the bullding that is opposite the
boundary of the residential district, Seclion 1905.4{c] the maximum heights of any
building constructed on a ot or site adjacent to o residential disirict shall be twenty-five
{25) teet,

Cliy ot Novl Slall Comments:
Plecse see the attached Plan Review Center Report from the Site Plan review process for

the redevelopment,

Standards for Granting Dimenslonal Vadances;
A variance may be granted if a practical difficulty exists due o all of the following:

» There are unigue circumstances ar physical conditions of the property such as
narrowness, shatfowness, shape, water, topography or similar physicat condiions
and the need for the varlance ks not due o the applicant’s personal or economic
clifficulty because

»  The need is not self-created
bacause .

¢ Strict compliance with regulations governing areq, setiback, frontage. height,
bulk, density or other dimensional requirements will unreasonably prevent the
oroperty owner from using the properly for a permitied purpose, or will render
corformity with thoss regqulatons unnecessarily burdensome
because .

« The requested variance is the minimum varicnce neceassary to do substantial
justice to the applicant as well as to other property owners in the district
because .

« The requested varance will not cause an adverse impact on surrounding
properly, properiy values or the use and enjoyment of the property In the
nelghborhood or zoning district
because




ZONING BOARD OF APPEALS APPLICATION
CITY OF NOV!
Community Development Department
(248) 347-0415

For Ofilcial Use Only
cityofnovi.og .- N .
784 Case No. (27 \t]- OO1Q 78A mesling date { Y\(}uUz(

e nclude payment with cash or check wntten to "Cily of Novl
Check# 20 87 g f with cash o check wiitien o "Cily of Novi®
1O BE COMPLETED BY APPLICANT - PLEASE PRINT
*pPloase submil one ordginal full set of ol documentalion relevant 1o the appeal plis 14 oddianal complels sels,

Apphcant's Mame Amsen Demtbe Bevalopment, Ine, Date 3262014

Company [if applicabie) Amson Dambs Development, Ing.

Acldress* 48855 Magellan Dr. Sulta 200 Cily Nowt

State Ml lip code 48377 *Where all case correspondence is 1o be maited

Applicant's E-maill address Jackis@amsondembs.net or  cmiller@amsondembs.net

Phone number 2483807100 fax number 248-860-3030

Reciueasi Is for:

3 Residential 1 Vacont propery ixi Commercicl i Signage

Address of subject 28A case To be assigned Iip code 48377

Cross roqds of properiy Hudson Dr. & Carfier Dr,

Slchwell number 50-22- 22-04-151-031, 32, 28 pad of $15 Moy be obitained from Assessing Department {248] 347 0485

Is the properly within a Homeowner's Association jutlsdiction? = Yes il No

Zoning  {Plecse circle one) FiRA IR [OR2 IR R4 PERMT TTIRM2
PimH X o Firc e e Other

Property owner name {If olher thon applicant) Madlan 66 LLC

Does your appeal result from a Nolice of Violalion or Citation issued? ™ Yes % No

Indicate Ordinance seciion{s] and variances requeasted.

1. Section  19064.¢ Varkince requested Exiend the allowable building height 11-8" to 36-8%

2. Section 1905.4.8 Variance reguested Plgee the truck weli and overhead deoron the N slde of the

. TSty
3, Section Variance requasted
4. Section Varance requested

Please submit an accurate, scaled drawing of the property showing:

a, Al property lines and dimensions coreloted with the lego! deseriphon,

b The locotion and dimensions of olf existing ond proposed straciures ond usas an properly.

e, Any roods, sosemaents, drdins, or waterways which roverse or abut the property ond the kod oreo ond setback.
d Dimensicrs necessary ta show complicnce with e reguiations al this Orddinance,



State the practicol difficullies which preven! conformance with the Zoning Ordinance requlrements {oftach separate sheet
il necessary);

Buliding Hetght Raslricilon:
Reslicling the buifding helght 1o 25 redures the possible uses for the building, does not atlow Tor 8 bullding to be consiricted fo the curent standards or within

the standards of the park, A bullding In the Begk North Curporaie Park with a limiled heighi of 25" weuld nict be teasable or usable lo the patenllal high tech
users which greslly reduces the value of the propardy.

Truck Well Locallon;
Baged on {he properly’s efficlency layoul the Incation of the truck well on the nerth slde of the bullding that faces the residaniial property s 1he best lagation,
This location eliminates {he fruck well from view of the maln stree! and has been found to be the safest location (o mintsize fruck and car iraffic Inferaction,

Describe any unique circumsiances regarding the propeny {Le,, shape, lopography, sic.) which are not common to other
properties in the area and which prevent stict compliance with the Zoning Ordinance:

The two varlances as reguested for this properly a7e due o the unique circormsiances regarding this prepery, Il abuls residenllally zoned properdy atthaugh
there Is a B wide saction of properiy owned by the Clly of Novi thal is 8 natural buffer zone area. Further, any struclure on this propery will contaln an
additional 50° of bulfer from (ha property ine. in addition, the closast resldential bullding Is located over 7D away and is agaln hutfered by exisling regulaled
woodlands and wettands. The Planning Deparment supporis both of the requesied varlances as sel fordh In thelr enclosed site plan review letters,

Thers Is a five (5} day hcld pariod before work/action con be taken on varlance approvals.

SIGN CASES ONLY:
Your signiature o this gpplication indlcales ol you agree o Intioll o MockeUp Sign ten (10) gioys befare the scheduled Z8A meeting. Folura io
instat a mock-up sign maoy esull In your cose not being heard by the Board, posiponed to the next scheduted 2BA meeling, or cancelled, A

mock-up sign 18 NGT 1o be the octual sign, Upon ooprovol, ihe mock-up sign must be removed wilhin five (5] days of the mesiing. fthecose s
deniad, the opplicont k responsible far oll costs involved In the remcvol of the mock-up or actudi slan [if erectad under violation) within five {5}

doys of tha meeling.

City of Novl Grdinance, Seclon 3107, - Miscelloneous

Na arder of the Board permiiing the erection at o bulding shok be volic Tor o penad ionger Ihon one | 1) yeor, uniess a bullding permi far such
erection or ollerction k oblolned within such period ond such ereclion or alieralion s storfed ond proceeds fo complalion In ascordance wilh

the terms of such parmil,

MO Qraer OF IN@ BCOH REMMITING O USa O O BUNCING Of [ISHISEs SNON DE YOIT 10T O DEROCO 10NGe INGN ONe-nUNcred Ona Signty | 16V) 0Gys
unless sich use Is estobiished within such o period; provided, however, whers such use permilled s dependsni upon the ereclion or olterofion
of a hullding such arder sholl continua In force ond effect I o bullding permit tor such erection or alterolion s abivined wilhin ong {1) veor ond
such srection or alieralion & storted ond proceeads to completion In sccordonge with the terms of such pemi,

FLEASE TAKE NOTIC
The undersigned hemby appedls the determination of the thldmg Officlal / inspector or Ordinance made

s Consiruct new heme/builkding . Addition to existing home/building
fok Accessory buliding 3 Use i Signage £ Other

o AV 4

Appi 2c:anis S gm‘:‘zmr Date
ENLY2V/ D
Property aners Sighature 4 / Date
DECISION CN APPEAL
Granted Denied

The Building Inspecior Is hersby direcied to sue o pemit {¢ the Applicant upon the following ltems and condilions:

Chairpernson, Zoning Boord of Appeols Date



PLAN REVIEW CENTER REPORT
Revised March 20, 2014

Planning Review
Beck North Lot 56

Lo JSP14-07
cityofnoviorg
Pelitioner
Amson Dembs Development
Review Type
Preliminary Site Plan and Special Land Use
Property Characterlstics
s Site Location: North side of Cartier Drive at Hudson Drive {Section 4)
« Site School District: Walled Lake Consolidated Schootls
« Site Zoning: -1, Ligiht Industrial
¢ Adjoining Zoning: Marth: RM-1: Low-Density Multiple Family; East, West, and South: |1
e Site Use(s]: Yocant
» Adjoining Uses: North: Mulliple-family apartments; East, West and South: Vacant;
Various officefindustrial
¢ Site Size: 55 acres
¢ Building Size: 88,904 square feet
¢ Plan Date: 02721714
Prolect Summary

The applicant is proposing fo construct an 88,904 square foot speculative industrial building in the
Back North Corporate Perk, The proposed building will be approximately 24,884 sq. f, of office
space on iwo floors, with the remainder o be used as industrial/research space depending on
the eveniual tenant. Associated parking. landscaping and other site work would dlso be done.
Industrial/research uses when abutting o residentical district requires special land use approval.

Recommendation
Approval of the Preliminary Site Plan and Special Land Use is recommended. The pian confarms

fo the requirements of the Zoning Ordinance for the 1-1 district as indicated in this review letter and
attached chart. There are minor Planning related iterms that need to be addressed at the time of
Final Site Plan review in addilion o two variance requests that must be heard by the Zoning Board
of Appeals for the location of the loading docks 1o face o resldential distrldet and to exceed the
buliding helghf adjacent fo o residenilal dighrict. Planning Commission approval of the Preliminary
Site Plan is required.

Ordinance Regquirements

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 19 {I-
1, Light Industrial District}, Arficle 24 {Schedule of Regulafions], Arficle 25 [General Provisions), and
any other applicable provisions of the Zoning Orcdinance, Please see the alached charts for
information peridgining to ordinance requirements. tems in bold below must be addressed and
incorporated as part of the final site plan submittcd,




Preliminary Site Plan Review March 10, 2014
Beck Nordh Lot 54 J3P14.03 Page 2

I

Loading Docks: Wherever a permitied |-1 use dbuis g residenticl district, the fruck wells,
locading docks and doors are nof permitied on the wall facing o residential district. The
proposed site plan hos the loading zone located on the north wall facing the residential
district to the norlh; therefore the applicant will need to seek a Zoning Board of Appeals
varlance for the location of the loading dock as depicted, Because the slte Is heavlly bulfered
by existing regulated woodlands and wellands both on and off the site, the closest residential
buliding Is located over 700 teel away, and the loading zone Is recessed from the
northernmost wall, staff supports the requested varlance.

Building Heiahtl: Wherever o parmited i-1 use abuts a residenticd district, the maximum buillding
helght shdll be 25 fesl, Rooftop equipment can exceed the maximum halght up fo five feet,
by providing o five foot setback from all building faces for every one foot of additional height.
The proposed siie plan depicts a 29 . 4in. tall buiding with an additional é i, of rooftop
screening; therefore the applicant will need to seek ¢ Zoning Board of Appeals variance for
the building helght as deplicted. Because the site Is heavlly buffered by existing regulated
woodlands and weltlands both on and off the slie, and because the closest residentlal bullding
is located over 700 feet away, stolf supports the requested varlance,

MNobe Impact Stalement: Indushict/rasaarch uses when ahulting ¢ residendial dishict in the -1
District require the submission of a roise impact statement. The applicant shall submit the
required nolse impact statement. Reter to Section 2519.10.¢ of the Zoning Ordinance for noise
impact statement requirements. Alternately, a waiver of this requirement from the Planning
Commission could be requested.

Speculgtive Industriclresegrch Use: The applicant has designed 1he bullding os o speculative
building with the intent that is be used for industrial and/or research uses, and as such is @
Special Land Use because it is adjocent to residentidl zoning. Once « tenant is identified and
more defails on the exact use of the building and the proposed Hoor plan have been
provided, a modification to the Special Land Use Permit may be required if it does not align
with the site plan os proposed. The applicant should foliow-up with the Flanning Division
before applying for bullding permits for the interior bulld-out.

Master Deed Amendment: it appears a lot split and combination is required in order to
assemble the proposed lat for developrment purposes, This will require a change fo fhe exhibif
B of the existing Master Deed for 1he property fo reflect the new unit numbers and boundaries.
Plans cannot be sfamped approved unifll the master deed changes are submitied for review
by Ciiy siaff and the City atforney’s office.

Economic Informalion; The applicant has the estimated amount of conshuction warkers
needed to complete the building shell glone s approxdmately 120 with another 200 workers
needed o complete the interior building improvemenis once a lenant is idenlified. The
buillding is sized to house g company emploving over 120 people. The applicant shoyld
Indicate in thelr response lefler the expected approximale construction cosi of the project.
Site Hisiory: As part of the original approval of the Beck North Corporate Park in 1999, there
was much discussion regarding whether or not these parcels were adiacent to « residential
disiict, as they relaie 1o the 50 fool Cily owned, Indusirially zoned parcel that is located
beiween these parcels and the residenticl distict 1o the north, It was determined by the
Planning Commission, and reinforced by the Zoning Board of Appeals {minutes altached), that
for planning purposes these poarcels are to ke considered adjacent to a residentlal district
because zoning regulations connot be circumverded by separating the parcel from the
adjacent district by an undevelopable stiip of land, Therefore the industricl/research yses shall
be trected as special land uses and have additional reguiations in ferms of building setbacks,
building height, and crentation of loading docks,

Special Land Use Considerations

Industrici/research uses when abutting a residential district in the I-1 District talls under the Special
Land Use requirements of Section 1902. The main planning related requirement with respect to
Special Land Use is the submittal of o noise impact statement 1o ensure compliance with the



Praliminary Site Plan Review March 10, 2014
Beck North Lof 56 JSP14-03 Page 3

factors below. Saction 2516.2.¢ of the Zoning Crdinance outiines speciiic taclors the Planning
Commission shall consider in the review of any Special Land Use:

(1} Whether, relative to other legsible uses of the site, the proposed use will causs any delrimenial
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular
turning patterns, intersections, view obstructions, line of sight, Ingress and egress.
acceleration/deceleration lanes, off-street parking, offstreet loading/unloading, fravel fimes
and thoroughiare level of service,

{2} Wheilher, relafive to other feasible uses of the site, the proposed use will cause any detrimental
impact on the capabiliies of public setvices and facilities, including water service, sanifary
sewer sarvice, storm water disposal and police and fire protection to service existing and
planned uses In the area.

(3) Whether, relalive fo other feasibie uses of the sile, the proposed use is compatible with the
nafural featuras and characleristics of the land, Including existing woodlands, wetlands,
watlercourses and wildlife habliats,

(4] wWhether, relalive 1o other feasible uses of the site, the proposed use s compalible with
adiacent uses of land in ferms of localion, size, character, and impact on adjacant property
of the surrcunding neighborhooad.

(5] Whether, relative fo other feasible uses of the site, the proposed use is consistent with the
goals, objectives and recommendations of the City’s Master Plan for Land Use.

(&) Whether, relative to other feasible uses of the site, the proposed use will promote the use of
land in a socially and economically desirable manner,

{7} Wheiher, relative 1o other feasible uses of the siie, the proposed use is [1} listed among the
provision of uses requiring special land use review as set forth in the various zoning districts of
this Ordinance, and (2] is In harmony with the purposes and conlorms 1o the applicable site
design regulations of the zoning district in which it Is located.

Résponse Leffer
A letter from either the applicant or the gpplicant’s representative addressing comments in this,

cindd in the other review lebters, Is requested prior fo the Planning Commission meeling and with the
Final Site Plan submittal,

Site Addressing
The applicant should contact the Building Division for an address prior 1o applying for o bullding

permil. Bullding permit applications cannot be processed without a comect address. The addrass
application can be found on the Internet ot www.citvenovioro under the forms page of the
Community Development Department. Please confact Jearnie Niand [248.347.0438 or
inland@clivoinovi.org) in with any specifle guestions regarding addressing of sites.

Pre-Construciion Meeling

Prior to the start of any work on the site, Pre-Construction {Pre-Conj meelings must be held with
the applicant’s contractor and the City's consulting enginesr. Pre-Con meetings are generally
held after Stamping Sets have been issued and prior to the start of any work on the site. There are
a variety of requirements, fees and permits that must be issued before a Pre-Con can be
scheduled. if you have questions regarding the checkiist or the Pre-Con itself, pleass coniact
Sarah Marchiont {248.347.0430 or smarchioni@citvoinovi.orgl.

If the applicant has any questions concerning the dabove review or the process in generdl, do not
hasltate to contact me al 248.735.5807 or yoedicer@cityoinovionm.

ol Poatige

Sara Roediger, AICF - Planner




Planning Review Summary Chart
Beck North Lot 56

Prefiminary Site Flan Review

Pian Date; 02-21-14

Meetls
item Proposed Requlrements? | Comments
Master Plan
industric! Research Development No change Yes
Technology
Toning
-1 Light inclustrial District No change Yos
Specidl land use when
abuiting o Residential
District Areq, property to
the north is zoned RM- 1
??32?'?5‘7’ i ight (.ow Densily Mulfiple
Use industial buitding Yes Family Residential)
Uses listed In Section 1901 & 1902 {40% G?A’ folcef Tenants should check
40% GFA industrict with P‘aﬂﬁEﬂg
fresearch) Department prior to
leasing space to ensure
use Is conslstent with
specidal land use criteria
Special Conditlons When Abuliing Resldentlal {Sectlion 1905.4)
a. Truck wells & loading docks not Iéé%g;@gzi‘k ::ce;uqeig:;amnt:::;;ﬁz e
permiited on side facing residenticl facing residential No from the ZBA
Parking 105 .
b. Mo outside storage, parking shall not be ”Of'g ﬁoﬁ? districst
closer than 100 f. from boundary of fg;:% ]cc)}n Sﬁ:;’ Yes
residential distict 2 prohibits outside
storage
29 #. 4in, plus 6 ft, The appllcant will be
¢. Maximum height is 25 . to top of RTU No requesting a varlance
screen from the 1BA
Note 17 on Sheet
. v . 2 prohibits Lighting plan required at
d. Mo floodighiing on facade facing tioodlights on Yes fime of Finail Site Plan
tagade facing review
residential
Berm may be walved by
Berm nol Planning Cormmission
proposad in orcler when adjacent to
e. 10 . high berm required fo preserve No woodland, see the
existing iandscape review letter
woodonds for addiflonal

Informaodlon

Min. Bullding Setbuacks {Sec. 2400)




Beck North Lot 56
Prelimindry Site Plon Review

Page 2 of 4

Meetls
tem Proposed Reqguirements? | Comments
a. Front (south): 40 fi, 40,25 11, Yes
k. Rear {north): 20 118,76 11, Yes
¢. Side {east): 20 f, 51.8 . Yers
d. Side (west]: 20 1, 215+ ft, Yes
Min. Parking Setbacks [Sec. 2400)
a. Front (south): 40 ff. 40 f. Yes
b, Rear [north): 10 G f1, Yeas
c. Side [east): 1011, 1G i Yes
d. Side (west}: 10 f, 10 f, Yes
Number of Parking Spaces
(Sec. 2505]
Office = 23.814 5q. B, of GLA
1 space per 222 sq. i1 of GLA = 107 spaces Parking requirements
Industricil/ Research = 60,238 sq. ft. of UFA wil be confirmed when
1 space for éach 700 s¢y, ft. of UFA or S plus 1 | 194 spaces Yes numberif gm loyees In
for ecch 1 %2 employees in the lorgest the lar astwoﬁdny shift
working shifi, whichever is greater = 86 g g
Is Identifled

SPACEs
107 spaces + Bé& spaces = 193 spaces
required

2 ft, % 19 f. interor
Parking Space & Maneuvering Lane spcices with 24
Dimenslons {Sec, 2504} drives
2 15 x 19 ff. parking spaces with 24 H, cives

o ft. 2 17 4. Yes
9 ft.x 17 fi. parking spaces along 7 i, interior | perimeter spaces
sidewalks, provided a 4 in. curb of these along 7 i, interior
locations & dlong londscaping siddewalks &

indscaping
Barrler Free Spuces 7 barrier free
[ADA standard) spaces [2 van Yes
7 spaces, including 2 van accessible spoces | accessibla]
Barrler Free Space Dimenslons 8 It wicle with an
{Barrler Free Code) B i, wide access Yos
B . wide with an & 11, wide access alsle for cilsle for van
v accessible daccessible
Barrler Free Slgns . .
{Barrier Free Design Graphics Manual) ] grimz;z&e MG 1 yes
1 bamier free sian per space persp
Loading Spaces 3 truck wells & 1
(Sec. 2507.3 & 1905.4.b) 14 H. overhead :'zeu“e‘:ﬁfim::::f;zze
Must be in recr yard & not permitted onside | door, located in No f{;:::ﬂ the ng A
focing residential the rear yard
Accessory Structure Sethack- Dumpster Dumpsters in the Yes

[Sec. 2503)

rear vord &




Beck North Lot 55 Page 3 of 4
Preliminary Site Plan Review

Meets
lemn Proposed Requirements? | Comments
Located in the rear or interior side yard setbock 501
frorm north
Min. 10 it from any building unless preperty line
struciurally attached & setback the same ¢
parking from all properly lines
Dumpster Requirements
(City Code Sec. 21-145)
f;:re@n;ng of rzgf 55; Zh{:{?’i ﬁbji. on 3 sides Of# Screening per
urr;psl er:}eqz;fe nferior bumpsrs or posts | o rements Yes
must aise be shown provided
Screening should be 1 foot taller than
dumpsier
Sidewalks and Pathways ﬁ?;i;j; “gmce
{Sulks. Ord. Sec. 4.05, Bicycle & Pedesirian A ark. si devg#alks
5 io 8 fl. wide sidewalks/pathways shall be zre e
constructed clong alf major thoroughfares & P
collectors per DCS, but not dlongindustrial | gyjiding Yes
service streets per Subdivision Ordinance antrances
Building exits must be connected to gg?k?:gfiz;j;%;
siddewalk sysfem or parking ot "
Bicycle Parking Facititles {Sec, 2526]
5% of required auto parking spaces
201 x 0.05 =10 blcycle parking spaces
Located dong the building approach line & )
eqsily accessibie irom the bullding enfrance | 10 bicycle
_ parking spaces
Mot 120 i1, from entrance being served or
the nearest auto parking space o that Meels, localion, Yes
entrance cccassibility &
dimensional
Be gocessible via o paved 6 {1 route & requirements
separaied from auto faciliies
4 ft. maneuvering lane with a 6 i, parking
spoice widih & a depth of 2 i for single
spaces & 2.5 f, for double spaces
51 replacement lree
credlts & conkibute 561
credits Into Tree Fund
Woodlands b2 replasement | woodland field
i ) ot Woodland Permit
{City Code Chpt, 37) roquired, 622 are verification at oodland Fer
Replacement of removed frees p d PSP required, see the
propose environmenial
comments for addiflonal
informadion




Beck North Lot 54
Pratimingry Site Plon Review

Page 4 of 4

Meeals
ltem Proposed Requirements? | Commaents
The Master Deed will
Information to need to be amended io
Master Deed Net provided reflect the new unit

be provided numbers and

boundaries

Exterlor Lighting [Section 2511)
Photomelic plan and sxtericr lighting

Mot provided

Lighting plan required at

Infermationte | poo Frndl site Plan

deidils needed af prefiminary sile plan since be provided review
acliccent to residential
Economic Impact
Total cost of the proposed building & site Estimated 320 The expecied
improvernends construction jobs, | Additional approximate
the building could | Informalion to constructon cost of the

Number of anticipated jobs created (during | contain up fo 120 | be provided project should be
construction & after buitding is occupled, i jobs included
knowr)

A nolse Impact
Noise Impact Statement {Sec, 2519.10.c.} statement shall be
Noise Impact statement required for all Not provided No submifted In
Special Land Use approvals accordance with Sec,

2519.10.¢

Signs [{Chpt, 28)
Signs are not regulated by the Planning
Division or Planning Cormmission

None shown

If o sign is proposed, contact Jeannie
Niland at 248.347.0438 or
initand@cityofnovi.org for informafion

Prepared by Sara Roediger, AICP  248,735,5607 or sroediner@cityoinoviomg
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