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Case No. 12-011 Collex Collision

Localion: 25100 Novi Road
Zoning Dishrict: 1-2, General Industricl District

The applicant is requesting exceptions from Section 2400 of the Novi Zoning
Ordinance to allow o reduction of the 100 ft required front yard parking setback to
61 ft. and a reduction in of the required 20 ft. Interior side yard parking setback o
approximately 5 ff; an exceplion from Section 2509.3{b) to allow waiver of the
parking area berm along the Novi Road Right of way and Section 2505 to dllow
reduction from the reguired 300 parking spaces o 140 spaces. The property is
located north of Ten Mile Road and east of Novi Road.

Ordinance Sectlons;
CITY OF NOVI, CODE OF ORDINANCES, Section 2400 reguires a minimum 100 ft
parking front setback for front yard parking and 20 ft. minimum side yard porking
setback, Section 250%.3(b) requires a minimum 3 ft high berm cr landscape wall to
screen parking and Section 2505 requires minimum parking areas based on useaile
bullding floor space.

City of Novi Staff Comments:
The Planning staff have provided the atfached review and comments,

Motion Guldelines:
A variance may be granted if o practical difficulty exists due to all of the following:

» There gre unigue circumstances or physical conditions of the property such as
narrowness, shallowness, shape, water, {opography o©f similar physical
conditions and the need for the variance s not due to the applicant's
personal or economic difficulty,

¢ The needis not self-created,

» Stict compliance with tegulations governing areq, setback, frontage, height,
bulk, density or other dimensional regquirements will unreasonably prevent the
property owner from using the properly for o permitied purpose, or will render
conformity with those regulalions unnecessarily burdensome.

« The requested variance Is the minimum variance necessary o do substaniial
justice to the applicant as well as to other property owners in the districh

+ The requested variance will not cause an adverse impact on sunrcunding
property, properiy values or the use and enjoyment of the property in the
neighbsorhood or zoning district,
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Petllloner

BRIVAR Construction Company

Preperty Characteristlcs

+« Site Location; 25100 Novi Rd., Eqsi side of Novi Rd., south of raifiroad tracks Section
23}

s Site Schocgl District: Novi Schools

¢+ Site Zoning: -2, Geherdd Industrial

+  Adjcining Zoning: o MNorth, Seuth and East: -2 West [across Hovi Ral): -1, Light Industrial
and O§-1, Office Service

Site Use[s): Existing Collex Collision :
+«  Adjoining Uses: Morth: vacant, railroad tracks, office and industrial buildings: Eqst:

raflroad fracks, office and industrial bulleings, West [across Novi Rd.)
and South; existing indusinial, vacant

s Site Size: 433 acres
+ Building Size: 21,600 5q. fi. {8.000 — existing bullding)
+  Plan Date: 0V/23/12

Prolect Surmmmary

The applicant is proposing to construct a 21,600 square foot building in which to operate their
existing Collex Collision business. The 8,000 square oot building currently used for the Collex
coperafions would remuain on the site. Additiondd parking would alse be installed.

Ordinance Requirements

This project was reviewed for conformance with the Toning Ordinance with respect 1o Article 20 (-
2. General industrial District}, Arficle 24 (Schedule of Reguiations], Article 25 {General Provisions).
anct any other applicabte provisions of the Zoning Ordinance,

1. Front Yard Parking Screen Wall: In order for front yard parking o be permitled in the |-2
District the parking must be scresned by Q 2.5' berm or wall, A 2.5 wall has not been
provided and the applicant has elected fo seek a variance from the Zoning Board of
Appeals for the lack of o screen wall. Planning siaff supporis this varicance as the unique
fopography of the site dlong the Novi Road frontage would negate the purpose of the
wall, which s to screen car heodiigh%s from the Gdj{}{:en! rocawcty.

the parking must be setback 100 A é1* parking setback has been provided. F”Icmnmg
staff supoorls this variance as the cars parked in the front yard parking area would be
screenad from the adjacent roadway because of the unique fopography of the site along
the Novi Raad frontage.




£ H

Planning Review for Ioning Boare of Appeals March 28, 2012
Collex Cofiision Page 2 of 2

3P12.03
3

Number of Parking Spaces: Automotive service estabishments are required to have one
parking space for each 100 square feef of usable floor area plus one space for each
employee. The proposed buiding contains 19,958.5 square fset of usable floor area and
the applicant has indicated 20 employees will e present. The proposed buillding requires
220 spaces. The 8,000 square foot existing bullding will remain. A floor plan or specific user
hos not been provided for the existing building.  The opplicant has indicaled an
automotive sarvice facility as ¢ potential use, which would require 80 additional spaces. A
fotal of 300 spuces are required for the enfire sifa and 140 spaces have been provided.
The applicant has elected o seek  variance frorm the Zoning Board of Appeals tor this
deficiency. Planning staff does not suppori this varance as the applicant has not
provided information explaining the hardship that prevents them from providing adeguate
porking on sife,  Additionally, the building size could be reduced which would lead fo o
recluction in the number of spaces required and bring the applicant closer to complying
with ordinance requirements,

Side Yard Porking Selback: A setback of 20 feet is required for side yordd parking. The plan

shows a five fool parking seiback in the southem side yard. The applicant has elected to
seek ¢ Zoning Board of Appedals variance from this requirement, Planning sialf doss nof
support this variance o8 the applicant has not provided information axplaining the

hardship thot prevents them from providing the reguired parking setback, Additionally,
the bullding size could be reduced which would provide celditional space on the sile to
accommodate the required parking sethack,

GQuestions concerning the above review can be direcled to Krisien Kapelanski at 248,347 0586 or
kkapelanski@cityolnovi.org.



ATTACHMENT A

Collax Collislon « 25100 Novi Rd

25100 Novl Rd

9. State the practical difficulties which prevent conformance with Zoning Ordinance
requirements,

10.  Describe any unigue circumslances regarding the property which are not common
{0 other properties in the area and which prevent strict compliance with the Zoning
Ordinance,

Ttems 9. and 10. will be answered together with the following:

A. Section 2509.3 (b). This variance for the elimination of a theee foot tail
beem along the Novi Road right-of-way adjacent to the parking lol area is sought 1o be
eliminated due to the recent addition of the Novi Road bridge over the raiiroad trucks. A
theee fool berm and/or screening wall would offer no benefil towards screening of parked
cars. All parked curs in this area would already be screened by the bridge itself as well us
the elevation difference between the Novi Road surface and the parking lot surface, The
City of Novi Planning Staff has stated they are in support of & waiver of the [rontage
berm. This variance will provide substantial justice to the Petitioner und will iave ne
effect on surrounding property owners in the Zoning District,  As previously sluled, the
elevation difference between Novi Road and our parking lol is unique to our properly.
This elevation change was caused by the construction of the railroad bridge. There will
not be & decrease of adequate light or air provided 1o adjacent properlies and there is no
increase in {ire danger or public safety. Further, by granting this variance property values
will not be diminished within the surrounding area and the spirit of the Zoning Ordinance
will be observed,

B. Section 2400. We are requesting a 39 foot front yurd parking setback
variance for the Novi Road side of our gile plan, The requirement is 100 feet for this
parking setback, As you can see [rom our site plan, the 100 foot setback line runs
roughly down the middle of the access driveway which surrounds our building. We have
placed three handicap parking spots and four regular parking spots between Novi Road
and our circular access road, These seven parking spots are deemed necessary in un
attempt to alleviale the project’s perceived parking deliciencies. We are tequired to have
five bhandicap parking spaces near our main enirance and this is the only way we can
accomplish that goal. These seven parking spaces are placed at the bottom of the
elevation change from Novi Road to our driveway and parking areas, These parking
spaces will not be visible from Novi Road unless a person is enfering our driveway, As
the principut purpose of the parking setback is to hide the frant yard parking from the
roadway, the granting of this variance will not defeat the purpose of the Ordinance, This
variance will provide substantial justice to the properly owner and surrounding property
owners will not e affected, The unique circustances of our property and the perceived
parking deficiency are the main reason for these seven parking spaces to be placed where
they are located, This problem is not self-created because if the Novi Road railroad
bridge was never consiructed, our property would remain relatively {lat with Novi Road
and we would have additional parking on site, The granting of this variance will not
affect tight and air on adjacen! properties and (here will be no increase in fire danger or
public safety. Further, property values will not be diminished within the surrounding
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area by granting (his variance, Finally, the spirit of the Zoning Ordinance is observed by
the granting of this variance.

C. Section 2505. The variance requested is for the number of parking spaces
which would be required by a siricl interpretation of the Zoning Ordinance, The slaff has
calculated we need 220 spaces for our new building and 80 spaces for the existing
building which tolal 300 spaces for our entire site. We believe he Ordinance is
ambiguous on iis face. Please refer to Exhibit A which is the City's Ordinance definition
of “Floor Avea, Usable”, As you can see in Exhibit A, the norma! definition deals wilh
the floor area which used to be used for the sale of merchandise or services or for the use
to service patrons, clients or customers. The Ordinance then excludes areas principally
used lor storage, processing of merchandise, hatlways or for utilities or sanitary lucifities.
Thereafler, someone thought il necessary to add an addilional sentence dealing with
automobile service establishments. [ states: “Floor space to be used for servicing
vehicles in automobile service establishments and public garages shali be considered us
usable floor space.”

As you cun see in Exhibit B, the usable floor space for servicing ol vehicles in
our new building equals 10,191 square feel. The City Staff is calculnling the usable floor
space as (he entire building, The Applicant would propose ihe Cily amend its off-street
parking requitements for auiomobile repair facilities and garages to more closely
reference what oceurs in reality.

{ have compared Novi’s Ordinance to similar ordivances in the City of Royal
Oak, City of South Lyon and the City ol Wixom. Those resulis are attached as Exhibit
D. You will nole within the City of Royal Ouak we would be required to have 93 parking
spaces, in the City of South Lyon, 104 parking spaces and in the City of Wixom, 104
parking spaces. Novi would require 300 or more spaces. As you cun seg, the Novi
Ordinance is so extreme that it would require more than three times the lypically required
parking spaces for a business of this nature,

Ir analyzing other business locations of Collex in the Melropolitan ared, here is a
listing of the City and the parking spaces for their buildings:

City Parking Spaces
Birmingham 69
Ypsilanti 65
Dearborn Heights gs
#1Roseville 163
#2Roseville 91
Rochester Hills 39
Farmington Hills 53
Grand Blanc 84
Fluzel Park 8
Clinton Township | 132
Livania 41
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25100 Novi Rd

Flint 161
Pontiac 137
#1Wesl Bloomfieid | 39
#2Woesl Bloomfield | 53

Riverview 176
Royal Oak 52
Taylor 134

#1S1erling Heights | 49
#28terling Heighis | 50

Rochester 52
Troy 161
Rochester Hills 150
#1 Westland 85
#2Westland 72
#3Westland 73

Therefore, as you can see, the ather City comparison is far better to reality than the Cily
of Novi Ordinance requirements, We, therefore, request a variance io allow the 140
parking spaces on site, Withoui this variance, we would be unreasonably prevented from
using our property for this permilled purpose. This variance will provide substantial
justice to the Petitioner and will not have any affect on the surrounding properly owners,
These circumstances are unique to the properly because of the Joss of property lo the
elevation change for the railroad bridge and this probiens has not been self-created. The
graniing of this variance will not affect light and air to adjacent properties nor will it
increase fire danger or public safety. The property values of the aren will not be
diminished and the spirit of the Zoning Ordinance will be maintained.

D, Section 2400. Inferior side yards. We are requesting a 15 fool interior
side yard varinnce for the south side of our property that abuts other light industrial uses.
As you can see from ouwr site plan, an emergency access road for fire services enlers our
property along our southerly boundary. The fire truck path then iniersects our parking lot
as indicated on the site plan. I is necessary that our parking spaces be within five [eel of
our southerly property line so we can have sufficient parking on site and muaintain a fire
truck safety path, We are also constructing 2 retaining wall along this southerly boundary
to provide buffering 1o the property lo the south. This 15 foot variance will allow us o
reasonably use our property and it will provide substantial justice to us and will have no
impact on the surrounding properly owners. The unigue circumstances of this property
have already been stated us they relate to the unusual sije layout as a result of the Novi
Road railroad bridge. The circumstances are unique o our properly and will nol have
any adverse impact on adequate light and air to the adjacent properlies. There is also no
increase in fire danger or public safely and, in fact, we are specifically providing for
public safety, The property values of the surrounding area will nol be affected
whatsoever andl the spirit of the Zoning Ordinance will be maintained as there will be
absolutely no effect on the industrial property which is adjacent to our south side.
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25106 Novi Rd

Collex Coilision Experts have been servicing residenis of the City of Novi and the
surrounding communities for quite some time. We are an established corporation with 11
other buildings in the Metropolitan area. We are very good al our business, our
customers appreciate our professionalism and each community we are in appreciates the
mainienance we provide al our business sites and the beauty that we provide to lhe
neighborhood. This new building is an exciting one for us and will upgrade this liglt
industrial area. We look forward to continued service to Nowi and ils residents.
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Mumicods

EXHIBIT A

hitp/Aibrarymicodes  wrintaspxelientiD=1 1200 K HTMRequest=hit...

supervision for the time period set forth in this ordinance, unattended by a parent or legal guardian, except children related to
an adult member of the family by blood, matriage or adoption, for more than four {4) wesks during a calendar year. Ovemight
care shall not be provided. See standards in Section 402.4. {Ord. No. 2004-18.167, PL I, 4-5-04)

Farm: The parcel on which the carrying on of any agriculiural activity or the raising of livestock or small animals as a
souree of income is conducted.

Fonce: An enclosure or barrigr, such as wootlen posls, wire, iron, masonry, brick, stone, ele., used as a boundary,
means of prolection, privacy screaning or confinement, bul not including hedges, shrubsg, irees or other natural growth,

{Ord, No. 2004-168.173 Pl 1, 8-23-04;
Floodplain: The areas of land which inciude both the fioodway and the floodway frings.

Floodway: The area of water conveyancs of the flowing porlion of the waler course during a one huntred (100) year
fiood,

Floodway Fringe: The area of ponded water which provides no water carrying or flowing capability during aone
hundred {100) year fiood.

Floor Area, Gross: The total hortzontal area of ali fioors of a building, measured from the exterior faces of the exterior
walls, For nonresidential buildings, the flpor area shall include accessory buildings and all basement space used for activities
related to the principal use. (Ord. No. 99-18.156, PL [, 12-20-99)

Floor Area, Gross Leasable: The whole floor area measured to the inside finished surface of the "dominant portion” of
the pemanent outer walls, excluding the following:

{1y  Ofiice storage basements or mezzanines of not mare than thres thousand (3,000) square feet when designed
exclusively for storage or mechanical equipment as determined by the buliding officlal, when accessory to an
office buliding, andcillary to a permitied office use and whan the clty is in recelpt of an affidesdt, In recordable form
acceptable lo the dly altomey, that is signad by the owner of the bullding siating that the addition will be used
oy for storage or mechanical equipment, and

{2}  Major verlical penetralions of the floor {e.g. slevator shafls, stalrwells, flues, stacks, pipe shafls, interior
colryards/atriums and verical ducts with thelr enclosing walls). Structural colures and projections are included.
The gross leasable floor area Is fixed for the Me of a bullding and is not affected by changes in corridors. (Qrd.
No. 98-18.186, PL. B, 12-20-99; Ord. No, 18.230, Pt. |, 9-22-08)

Floor Araa, Residential: For the purpoese of computing the minimum aliowable fioor area in a residential dwelling unit,
the sum of the horizontal arees of each story of the building shall be measured from the exterior faces of the exterior walls or
from the centeriine of walls separating two dwellings. The floor area measurement is exclusive of areas of basements,
unfinished attics, altached garages, breezeways, and enclosed and unénclosed porches.

Floor Area, Usable: That area used for or intended 1o be used for the sale of merchandise or services, or foruse fo
serve palfons, cllents, or cuslomers. Such floor area which i$ used or intended 1o be used principally for the siorage or
processing of merchandise, hallways, or for ulliities or sanilary faciliies, shall be excluded from this computation of "Uisable
Floor Area.” Measurement of usable floor area shall be the sum of the horizontal areas of the several floors of the bullding,
measured from the interior faces of the exterior walls. Floor space lo be used for servicing vehicles In aulomebile service
establishments and public garages shall be considered as usable floor space. {Ord. No. 99-18.158, PL I, 12-20-99)

Freaway: A limited access highway with no at-grade crossings.

FLOOR AREA
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REQUIRED PARKING:
NEW BUILDING{AUTOMOTIVE SERVICE ESTABLISHMENT]
TOTAL USABLE FLOOR AREA PROPOSED(SEE USABLE FLOOR AREA CALC, SHT.C-4):

10,191 S.F. @1 SP.PER 100 S.F., 1C,191/100 = 101.92 SPACES
: =102 SPACES
NO. OF EMPLOYEES =20
1 SP. PER EMPLOYEE = 20 SPACES
PARKING REQUIRED = 132 SPACES

EXISTING BUILDING{ASSUME AUTOMOTIVE SALES & SERVICE ESTABLISHMENT)
BUILDING SIZE: 7800 S.F.

TOTAL USABLE FLOOR AREA [ASSUME 70% USABLE):

7800 x 0.7 = 5460 S F.

5460 S.F. @ 1 SP. PER 100 S.F., 5440/200 =27.3 SPACES
PARKING REQUIRED =28 SPACES
TOTAL PARKING REQUIRED = 132 SP.+ 28 SP. = 160 SPACES

PROVIDED PARKING:

PARKING ON-SITE = 142 SPACES
PARKING IN BUILDING = 33 SPACES
TOTAL SPACES PROVIDED: = 175 SPACES

(INCL/ 5 BARRIER FREE)
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Comparison of Oif-Street Parking Requirements - draft 2/14/2012

Fiqure #1

Farking Standards Requirements Parking Sp. Required - Collex Collision Site
IMunicipality Ordinance Sec. 1Development Type Parking Sp. Criteria Existing Bidg. | Proposed Bidg. |  SubTotal
ICity of Hoyal Oak__|Sec. 707-107 __|Auto Bepair Garages 15 per stall or service area E) 50 59
plus 1 per 800 sq. . usable service arga 10 25 35
Total: 93
City of South Lyon |1Sec. 102-476 AU Repair Facility 2 per service stall 12 5] 78
plus 1 per employee 8 20 26
Total: 104
City of Whaom Sec. 18.15.010 |Auto Repair Faciity 2 per service bay 12 £8 78
plus 1 per employee 8 20 28
plus 1 per tow truck 0 0 0
Total: 104
iCity of Novi See. 2505 Auty Service Establishment| 3 per 100 8. . uszbig floor area 80 200 280
plus 1 per employee G 260 28
Total: 306
Proposed Facilites
Existing Bidg.: Usable Service Arsa: 8000 sf
Nao. of Service Stalls: &g
No. of Employees: 3]
No. of Tow Trucks; 0
Site: Collex Collision
Proposed Bldg.:  Usable Service Arga; 19956.5 sf 25100 Novi Rd.
No. of Service Stalls: 33 Movi, Ml
No. of mployees: 20
No. of Tow Trucks: o Dater 2/14/2012

EXHIBITD
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