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FOR: City of Novi Zoning Board of Appeals ZONING BOARD APPEALS DATE: October 10, 2017

REGARDING: 131 Rexton Street, Parcel # 50-22-03-128-006 (PZ17-0045)
BY: Larry Butler, Deputy Director Community Development

I.  GENERAL INFORMATION:

Applicant
Jennifer Cooper

Variance Type
Dimensional Variance

Property Characteristics

Zoning District: Single Family Residential

Location: East of West Park Drive and South of W Pontiac Trail
Parcel #: 50-22-03-128-006

Request

The applicant is requesting variances from the City of Novi Zoning ordinance Sections
3.1.5 for a 16 variance for a 14 foot proposed front yard setback 30 feet minimum
required, and a 5 foot variance for 20 foot side yard setback, 25 feet minimum
required to allow for a proposed second story addition and covered porch.

This property is zoned Single Family Residential (R-4).

II. STAFF COMMENTS:

Ill. RECOMMENDATION:

The Zoning Board of Appeals may take one of the following actions:

1. I move that we rant the variance in Case No. PzZ17-0045, 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
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(c) Petitioner did not create the condition because

(d) The relief granted wil 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

move that we deny the variance in Case No. PzZ17-0045, sought by

for
practical difficulty requiring

because Petitioner has not shown

(@) 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



Emust be ﬁu\lr\wu\—‘c{l ba
/KCU\S\AH' 2~ o 30/1, A

APPLICATION MUST BE FILLED OUT COMPLETELY

cityofnovi.org

CIIY.OT @
) LBooirest ( Ocmlm,) ZRA
; 45175 Ten Mile Road
Novi mi4s375  ZONING BOARD OF APPEALS
(248) 347-0415 Phone
(248) 735-5600 Facsimile APPLICATION
www.cityofnovi.org

’ 00
I. PROPERTY INFORMATION (Address of subject ZBA Case) Application Fee: f& ZCD ‘
PROJECT NAME / SUBDIVISION )
Meeling Date; ,O/ lO/‘ +
ADDRéss 2 §+ " Us3IF Lt;;%me,fs%cxc‘f#
) @X '\' an oui T 3 -
SIDWELL # ! May be obtain from Assessing IBA Case #: P \1 - OOHS
50-22- - 128 - 00 Department (248) 347-0485
GROSS RO DS R Y
gﬁ lzsbr av’lA puvi—\1 z lrau ’
1S THE PROFERTY WITHIN A HOMEOWNER'S ASSOCIATION JURISDICTION? | REQUEST IS FOR:
BLYES O no m RESIDENTIAL [J commerciaL (O VACANT PROPERTY [] SIGNAGE
DOES YOUR APPEAL RESULT FROM A NOTICE OF VIOLATION OR CITATION ISSUED? [ YES R] NO
Il APPLICANT INFORMATION
EMAIL ADDRESS CELL PHONE NO.
A. APPLICANT : : : ~Zif.
:Cn (ooprire ) @) ema! Com| 24Y- T¢ 5i L5
NAME ] - =W TELEPHONE NGO,
)cn-mg{f (ocpry

ORGANIZATION/COMPANY ' FAX NO.
ADDRESS CITY . STATE ZIP CODE,

131 EEAL(»'\ Nou mT YYSH
B. PROPERTY OWNER ,KLCHECK HERE IF APPLICANT IS ALSO THE PROPERTY OWNER
|dentify the person or organization that EMAIL ADDRESS CELL PHONE NO.
owns the subject property;
NAME TELEPHONE NO.
ORGANIZATION/COMPANY FAX NO.
ADDRESS cIry STATE ZIP CODE

lll. ZONING INFORMATION

A. ZONING DISTRICT ‘
O] rR-A I R-1 Or-2 OR-3 W R-4 Orm-1 ORM-2 O MH

[ 1 Ji-2 O Rrc Orc Otc-1 O OTHER
B. VARIANCE REQUESTED

INDICATE ORDINANCE SECTION (S) AND VARIANCE REQUESTED: A 3 A
1. Section__3. | RS Variance requested 9 ?‘&‘.-\.3‘:5::,& 2\ ( “7 Varinnce ) = Fond| gar
2. Section_4. 1. B Variance requested @ Qfﬁga(.cjl o' ( 4 Ve fonce ) = 9de | yovd
3. Section_ 3. |. % Variance requested Qw-ge&u\ 20" (G Varient < \ = Rgmye doted
- . [y
4. Section_ 2. 2L Variance requested \._‘)to gcﬁ,a-k 14 L"" Voricnce \ — 5;“_?:";04“&?::‘
Promd :‘MIA
IV. FEES AND DRAWNINGS
A. FEES
IX] Single Family Residential (Existing) $200 L1 (with Violation) $250 [ Single Family Residential (New) $250
LI Multiple/Commercial/Industrial $300 [ (With Violation) $400 [ Signs $300 [ (With Violation) $400
L] House Moves $300 LI Special Meetings (At discretion of Board) $600
’E?’ DRAWINGS 1-COPY & 1 DIGITAL COPY SUBMITTED AS A PDF
» Dimensioned Drawings and Plans e Existing & proposed distance to adjacent property lines
* Site/Plot Plan ¢ Location of existing & proposed signs, if applicable
* Existing or proposed buildings or addition on the property e Floor plans & elevations
* Number & location of all on-site parking, if applicable » Any other information relevant to the Variance application

101 ZBA Applicalion Revised 10/14
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V. VARIANCE

A. VARIANCE (S) REQUESTED

P DIMENSIONAL  T1 USE (I SIGN

There is a five-(5) hold period before work/action can be taken on variance approvals.

B. SIGN CASES (ONLY)

Your signature on this application indicates that you agree to install a Mock-Up Sign ten-(10) days before the schedule ZBA
meeting. Failure to install a mock-up sign may result in your case not being heard by the Board, postponed to the next
schedule ZBA meeting, or cancelled. A mock-up sign is NOT to be actual sign. Upon approval, the mock-up sign must be

removed within five-{5) days of the meeting. If the case is denied, the applicant is responsible for all costs involved in the
removal of the mock-up or actual sign (if erected under violation) within five-(5) days of the meeting.

C. ORDINANCE

City of Novi Ordinance, Section 3107 - Miscellaneous

No order of the Board permitting the erection of a building shall be valid for a period longer than one-(1) year, unless a
building permit for such erection or alteration is obtained within such period and such erection or alteration is started and
proceeds to completion in accordance with the terms of such permit,

No order of the Board permitting a use of a building or premises shall be valid for a period longer than one-hundred and
eighty-(180) days unless such use is establish within such a period; provided, however, where such use permitted is
dependent upon the erection or alteration or a building such order shall continue in force and effect if a building permit
for such erection or alteration is obtained within one-{1) year and such erection or alteration is started and proceeds to
completion in accordance with the terms of such permit.

D. APPEAL THE DETERMINATION OF THE BUILDING OFFICIAL
PLEASE TAKE NOTICE:

The undersigned hereby appeals the determination of the Building Official / Inspector or Ordinance made
[J CONSTRUCT NEW HOME/BUILDING N ADDITION TO EXISTING HOME/BUILDING [ SIGNAGE

] ACCESSORY BUILDING [J use O OTHER

VL. APPLICANT & PROPERTY SIGNATURES

A. APPLICANT M
/ !
(U] s S8
Apptcorﬂsécﬁﬁre " =i Doteg =11
i

B. PROPERTY OWNER

If the applicant is not the owner, the property owner must read and sign below:
The undersigned affirms and acknowledges that he, she or they are the owner(s) of the property described in this
application, and is{rqy aware of the contents of this application and related enclosures.

)éé&( el - 1~17

Frdk eny,@wn‘?.a(gnbiuig/)' Date

VIl. FOR OFFICIAL USE ONLY

DECISION ON APPEAL:

(J GRANTED [J DENIED
The Building Inspector is hereby directed to issue a permit to the Applicant upon the following and conditions:

Chairperson, Zoning Board of Appeals Date

Applicalion 102 Bullding Zoning Permit Application Revised 10/11
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The Zoning Board of Appeals (ZBA) will review the application package and determine if
the proposed Dimensional 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 Dimensional
Variance.)

Standard #1. Circumstances or Physical Conditions.

Explain the circumstances or physical conditions that apply to the property that do not
apply generdlly to other properties in the same zoning district or in the general vicinity.
Circumstances or physical conditions may include:

a. Shape of Lot. Exceptional narrowness, shallowness or shape of a specific property
in existence on the effective date of the Zoning Ordinance or amendment.

Not Applicable KAppIicoble If applicable, describe below:

UJG haw warvow ok, and o small badc-gwrcf l.ut -wl-z.wuf— Jo
Lack yavd . W howe o hee ) U i%el-wuwr
t‘iﬁ’% o I bl .

and/or

b. Environmental Conditions. Exceptional topographic or environmental conditions or
other extraordinary situations on the land, building or structure.

] Not Applicable MAppIicoble If applicable, describe below:
We wank o Pvﬁser"w_, 0 small bac -.dr,‘&(a, Mac-we o W
UL mLSu w:) )rD e LJ..J"’ dﬂ‘u_)v’\ o' ®)] LVMV‘;D

s, We uJUbli IML o presevue as much watwe as POQS'I:J‘-Q

and/or

c. Abutting Property. The use or development of the property immediately adjacent
to the subject property would prohibit the literal enforcement of the requirements
of the Zoning Ordinance or would involve significant practical difficulties.

] Not Applicable J’Z Applicable If applicable, describe below:

we (‘\G‘W‘Q Narpo ib‘z et l’\u\'}(, o\“ qm; .d,“"d,\ PFCVQV\'(K
s PAown Ly -\J\V\% wide or badlC,

Page 1 of 2
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Standard #2. Not Self-Created.

Describe the immediate practical difficulty causing the need for the Dimensional
Variance, that the need for the requested variance is not the result of actions of the
property owner or previous property owners (i.e., is not self-created).

The cwwevxsr shudire. does nod contenint ekuz-sl« Sequerve Lot do
hWouwe. ca g,-,\w\(\é_. [—\' 'S Du’\\v) <SSO sF w\‘HerﬂL ‘aeclmumﬁ\hé, N
hodwvona .

Standard #3. Strict Compliance.

Explain how the Dimensional Variance in strict compliance with regulations governing
area, setback, frontage, height, bulk, density or other dimensional requirements will
unreasonably prevent the property owner from using the property for a permitted
purpose, or will render conformity with those regulations unnecessarily burdensome.

The Pf“@fﬁjlﬂ& m-ce@l«ue/gwlahle_ do aie A P«m.‘(s I and e

love e ‘anl(’) FWP"’(‘U ow\,;L neiaklaw‘xom( and wum_(,'(-\, rau%'&(
a— C{«Mng WMore . .

Standard #4. Minimum Variance Necessary.

Explain how the Dimensional Variance requested is the minimum variance necessary to
do substantial justice to the applicant as well as fo other property owners in the district.

the varianee WWLWLM MV](M&*('MQ will le‘ @K@@ He
swmmc(,;,\é ?"’D?‘-’”“’S guwIens lbecavse wl W‘“ \oﬁ%‘lc(,M%‘
O -Xruwrw’cla *yLL V‘m/xi .

Standard #5. Adverse Impact on Surrounding Area.

Explain how the Dimensional Variance will not cause an adverse impact on surrounding
property, property values, or the use and enjoyment of property in the neighborhood or

zoning district.
g SIS dimqg\am[ vaviaw ¢l ﬂ«w‘u\é e e ?rr_ﬁ:u{(-é,
vollves  alde,- U Wose 4 ’FW\{%N.QL- O heus e
16 ore of Yo Lo howes lafd—m Mnet‘si'\bo{l\od}
Yok o ot been added o~ ‘)0
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Addition and Remodel Plans for:

131 Rexton

T1N, R8E, Sec. 3

Lake Wall Subdivision

Lot 75 & 76

Parcel 22-03-128-006

City of Novi, Oakland Co., Mi

—_——_—— —_— —_— —_— —_— —_— —_— — —_— —_— —_— —_— —_——_——

Plans for additions and remodels to residence at:

131 Rexton St.
Novi, Mi.
For Ryan and Jennifer Cooper

Drawn by Steven Hall  6/2017
Residential Contractor
1-248-982-5972
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Plans for additions and remodels to residence at:

131 Rexton St.

Novi, Mi.

For Ryan and Jennifer Cooper

6/2017

Drawn by Steven Hall

Residential Contractor
1-248-982-5972
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Plans for additions and remodels to residence at:

131 Rexton St.

Novi, Mi.

For Ryan and Jennifer Cooper

6/2017

Drawn by Steven Hall

Residential Contractor

1-248-982-5972
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— —_
o ()
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1-248-882-5972

N 9!_8“ L 28-_4- N
= .~
E O W8 x 13 Steel FBeam, — »
| (1B3), 90" long ™—— Stesl Column, (1G1) Sump Pump &
[— "1 |§"dapth,4"flangs Pips 3STD, 3.5" dia. Well Tank
| | &'-5" Clear Span Finned top and hottom
& || W8 x 24 Stesl I-Beam, |
S m~ (1B2), 16'-3" long, 1
o | P
~ 8" deep, 6.5" flange -
| | 159" Cloar Span, to 2
| accept 2nd story floor
- el g | load
g || .
5 ¢ L o ’ —— Stesl Column, (1C1) &
2 S 121 =17 [l Pipe 35TD, 3.5" dia. ®
G—4 — ,@ o é E | | Pinned top and bottom 8
= 5 | | New Crawl| Space . I— ‘ & %
o = R
f ‘> d | ™ it Load: | =
0 8 £ . el 16-3" Steel Beam to E
- 22 . /12+ | G Steel Column to ‘ o
< T oo - 5 Courses 8%€"x16" CMU's (voids filled) p
E = 1% on 30"x30"x10"d. Poured Contrete ‘ D
Pier Footing "A", (1F1 T
_ || PO W8 x10 Stesl |-Baam, {1B1), for Footing "A% (1F1), with 3 #5 bars : | 8
| | ic 8" long, 7.89" deep, 4" flange <+— Open Sta'“"a"—*‘ £ B |
g 8'-4" Clsar Span @ o | =
o ! | | ST § - Existing 2"10" Floor Joists over - | ; § S
d -—_
@ | | SE® unheated crawl spacs ‘ c T | ®
@O = 0. long, 2365 o %
- | _g g3 i Eng. Floor Trusses, 24-1.57 lang, 23™-6.5" Claar Span P 2= x
|| gg 7 1 S, S |TE
& TR — ng. Floor Trusses under front bedroom and hallway = - =
= Eng. Floor T der front bed d hall > b d:) =
T | | =5 2] 16-10" long, 16-D" Clear Span - c % CI>) 8
o | Sa = =] © o =
A | w20 2 «—— Existing CMU's removad I Existing Foundation — (= L R= 5 0=
g o _h - W8 x 24 Steel I-B o o
. | | B for access to new Crawl Space i CMU’s on Poured 2'x4" Pad—» (13;) 15-_;-(10,1933’“' L ci.f E. é‘ €
o | Concrste Footing ‘ | 8" deep, 6.5 flange 2 = S 5 § ﬁ
| ] 159" Clear Span o - Z L @ %
| | Existing CMU'’s remaved H Bt:::ﬁiﬁgor ol oo
| for access 10 new Crawl Space
| Y | R ——— Existing Porch Foundation }qig;) 1 g gtelel I-Beam,
to be removad , 90" lang
! Band 8" dapth, 4" flangs
L — =
10.75 | LI N > :
" &'-g" Rebar tie-ins at all L . AL «+—— 35" Dia. 8tecl Posts ————»
(I)_ new-ta-existing footing 3
locations t| New Crawl Space F
. Floar Joists |
4 Pier Footings, 8" dia. sa. New F°'-'"d?t'°_"s . ) " g'.;!:o-o;zr Salect Structural, 168" 0.C. | e Blocking under post
pourad concrete in Sono tubes, 5 courses 87@™16” CMU's Jolsts: 7- 6" Clear Span ", = - =
42" min. below grade, on 12" wida x 8" daaP {minimumy} 4k - Band—» F 210" Joist
with "J' anchors for stand-offs. poured concrete footing, . Grada —
42" min. depth below grade L = = L ‘
194 5" 4 90" - ¥
: P g W | Front Bedroom Floor Load Transfer
House Foundation Plan g | | | | ,
1 === Ll (North Elevation)
S, 81 0_5"—*—
*—3‘-0‘# w
- — # - — — Q
© _" = -=—Poured Concreta Faoting E:,: = T = o S 12-0.75"
TR e B Garage Notes ¢
- S —CMU's B : h
= i - & New Foundations, Columns and |-Beams
E!eel Sg?ll%mg‘ 5(.:' 5{1) to Existing Garage Structure to accept
P:gﬁe d top!an- d bc:t;:é)m 2nd Stary Addition and Dack. u
Ses Enginsering Specs for: F d t P I
. 2B2 {Znd floor beam #2)
-« W8 x 21 Stesl I-Beam, (2B2), 221" long <— W38 x 28 Steel I-Beam, (ZB1), 22™-1" long 1F1 (1st floor footing #1
. ; ( g#1) " ' "
8.28" depth, 527" flangs B.06" depth, 6.53" flange 1€1 (1st floor column #1) Scale: 1/4"=1-0
s 21°-6" Claar Span -
218" Clear Span ® 3 Steel I-Beams on Steel Calumns with Base Plates
on & courses 8"x8"x16" CMU's anchored to
36"x36"x10" deep Poured Concrete Foatings, {6),
W8 x 21 Steel I-Beam, (2BZ}, 221" lohg—» 42" min. depth below grads.
8.28" depth, 5.27" flange ® Existin .
. g CMU's and rat wall Walkway between House and Garage
oy 21'-6" Clear Span e >7 Sy removed at new footing locations. f y &)
Blocking bstwesn Joists, (Typ.) | s Existing siding removed. ond Story Subfloor /4" T&G Subfloor —._ 2"x12" Walkway Joist
. Ing balwesan Jolsls, (Typ. o I New 1/2" OSB sheathing . u
g I fe | T T DT TR, v soacer ohoosy 14 s subtoor—__
o 2nd Stary Floor Joists, (213 2nd Story Floor Joists, {2J3) i e . g i " i
10" Sr:;lect Slructuraf He)m Fir 210" Sslact Structural, Hem Fir, = % -g 4@_ -— . -Stateahwéndt bracas 2t~ Blocking . 2"x10™ Garage Floor Joist ‘ | 2"x10" Garage Floor Joist |:|1
X ot = » . - g ; p installed at comers h * . - o
18" 0.G. 106" Clear Span 16" 0.C. 106" Clear Span g9 -§ g | of all existing walls, at pstimeter } Dbl. 2"x12" Blocking at perimeter 3/4 Spacer (plywood}—. 256" |- Stesl I-Beam
Boop S = :
ul X £ ! ¢ Existing rear sntry door and
£ce S | = 3 windows remaved, headers Steel Column
g§o .3 [ and stud work ramovad, new
LBE> | studs installed as needed.
[Tl= |
G i
R IR
| | —
i | 1/2" 0SB Piar Foaotings far
» Deck | 2 Steel Wind Brace —» deck posts, (4)
Existing Garage Walls I 5
on 1 course CMU's on | |
18" deap rat wall _} -
% | o Existing course of 8" ¥ 8" x16" CMU's — | | ‘ | | | ‘ | ‘ i | | | | | ‘ ‘ | ‘I‘ —— | —— Grade — — -
-+ T T — —_— - #-
- o +_ = i 1 Existing poured concreta rat wall,—» | | |
- T T oo ;! approx. 18" deep, out for footings Lo ‘ ‘ ‘ ‘ | | = &
! | 1 ‘ ‘ | -+ -+
Lo an N o l, pn 1 6 New Pier Fodtings, (1F1), —»
420 110 110 20 5-0 9
! ! ! ! 4 Courses BxB"16" CMU's = ‘_' j'J = ‘} 4L = |_J| ~ jﬂ,—
¢ of Footing, Column, & Beam on 36™x36™x10" deap }_ o — j
250" poured concrate pad

Garage Foundation Modifications Detail

with 3 #5 bars

Garage Foundation and Framing Detail

48"

€ —%

(West Elevation)




Previous addition to original structure. >
Foundation, floor, walls, and roof to be

removed.

§

! 0
I -
i :
n |
Existing addition <}—> Existing single story structure — =
|
|
-~ Street, North |
|
| . . "
| Existing Single Story House
|
|
|
|
|
|
|
| -
|
|
|
|
|
/\'7
8-0" 9.8" 28'.5"
New Addition «———— Remodel of Existing Structure
L.B. L.B. } } ] L.B.
_ Dbl. 2"x8"s
(7 151-10" 5.0" % 20" WL 20" WL 710"
o —2'-8"to R.O 2"x6" plb.wall,access dr., ;.?
= e = washer outlet box N
R 15-10"
| E— = N ;‘;71'-9"% I N
@ . s B %
Fo h @ i 1 n )2 HH
& | 2 Covered Porch - o Lot £ Utility Room o
i~ X © , Ceiling Hgt. 7'-9" R )
a Shed Roof 50"x94" R.O. 5 Approx. 112 s f. > &
% 2"x6" Rafters on 12" - - CLQ
= 2"x8" Beams on Bathrm. i & -3
6"x6" Columns | o Ceiling Hgt. | © o t 3-9" 6'-0"
2"x4" Ceiling Joists New Addition 1st Story Floor Joists, (1J1) E: 7-9"
192 s.f. 2"x10" Select Structural, 16" O.C. P 54 s f.
_ 11'-2" Unsupported Span : 720" 44 3o
[aa} 1 =
(7;) « (See House Foundation Plan) ™ & 30"
© i \
I | - | 32%62'RO. | .
| -
- \
|
) =) Exterior Door Unit | o
5 o centered on wall ! L <
62.5"x94" R.0. 20" wide soffet ——! 5
- L . over cab./counter, \ |
Living Room, Kitchen 12" deep } oo
I o Ceiling Hgt. 9-0" B
- a4 Approx. 700 s.f. !
] : N Window Unit ———————
= centered on wall |
\ Ll
\
37'-5" ‘ i
B |
i il
> " " |
o 50"x94" R.0. New Addition <= Remodel of |
Existing Structure }
Ly | ]
2'-8"to R.O. ‘
6" x 6" Post on o ° } o
8" Dia. Pier Ftg. = | S
; & D L Sy 6-0" b gk 6-3" | g8.5" 44 L % 26"
e W 1 1 w 1 (S w w
‘qT LB. [ L.B. ———— LB. - Trpl. 2'x12"LVLHdr. L.B. | | L.B.
#1 o g ] Bay . 34.25"x82" R.O.
CE X Bay Floor Joists X
T 2"x10" #2 Select Structural, 16" O.C. A o)
Joists: 7'- 6" Unsupported Span «?
R Ceiling Hgt. 8'-0" ~ <
© 2"x6" Ceil. Joists ©
- 2"x6" Rafters -
| 16" _ 40" _ 16" |
| I | I | I ——
s | o 4 o
38'-0"

1st Story Rough In Plan
Scale: 1/4" = 1"- 0"

Notes:

e Existing east, west, and south exterior walls of original house structure to remain
¢ Remove front porch and foundation

¢ Remove all interior partitions and walls

e Remove all house roof structures

e Remove breezeway roof structure

e Remove garage roof structure

e Remove masonry chimney

¢ Remove existing subfloor

e Remove existing subfloor

Notes:

e See Elevation Plans for door/window R.O. sizes

¢ All door, window, and beam headers and joist work
from select structural hem fir unless otherwise noted

* Fire blocking to code
¢ Joist blocking/strapping to code

* Electrical and mechanical rough-ins installed to code

Plans for additions and remodels to residence at:

131 Rexton St.
Novi, Mi.
For Ryan and Jennifer Cooper

Drawn by Steven Hall  6/2017
Residential Contractor

1-248-982-5972




m NI,

Vent Stack on 2"x6" wall

i
|
Toilet H
} Landing dcr);ii | ? 1201
| 42" x 42" i
| 8.5"#18.5
|
} —— 1510" 811"
|
|
‘ Front Porch 17 rises at 7-3/4" ea
I - N
| Open Stairwell 10-1/2" treads ©  Bathroom Master Bedroom
! Ceiling Hgt. Celllvg '!-Igt_
! 8'-0
| 72 sf.
| =)
| Door centered on =
| wall (bathrm. side) °3
} 32"x82"R.0. ge M
| 7]
‘ HH ' L e I
} Closet Ceiling Hgt. 8-0 S 77777777777777770&"7@5(3;(117'-0" %
| i 2 =
! <—6-1"x 82"R.O.— > L x 5 5 = g
| - H 1 OO, c 2 = .
\ QN 2 o ® =) re)
| 111 2 @ 3% 25 2 Notes:
" 0 = (e} <
! © * ° @ N
1 1 B S « See Elevation Plans for door/window R.O. sizes
| []
| (]
! 3-1" 9-5" * All door, window, and beam headers and joist work
‘ . J .
‘ from select structural hem fir unless otherwise noted
|
\ 3 Closet
| = H . .
| = ; . Hallway 758t - * Fire blocking to code
! B 3 - & e . . .
! 29 > Front Bedroom 2 & \ !  Joist blocking/strapping to code
| 25 \ ‘ | g pping
‘ = Ceiling Hgt. © \ . . . . .
| = 8 8'-90" ) } Aﬁ;‘e“;s | * Floor and roof truss installation per manufacturer's specifications
| |
175 s.f ! ' . . C
1 ! 1 <~———9'-10" opening——— * Wind bracing, wind ties installed to code
| (I centered on wall % ) ) o
| Bay AN - ® Electrical and mechanical rough-ins installed to code
| e N #
| S
| - : < N
(@] Zo N
} - 4 ? _ /gé(b \\\
‘ ot & = A2 N
| ® ©  Window Unit ;;, Hallway 7 S
I . . N centered to . , N
} 20— 26" ® _ hallway g \\I
X A O o 1 e ) O 0 ﬁt
b b - T 8"
A A Trpl. 2'x10" LVL Header i
N\ / \ 8'-10" unsupported span /
Eng. Floor Trusses, (13), under Eng. Floor Trusses, (17)
front bedroom and hallway 24'-1.5" long
16'-10" long, 160" Clear Span 23.6.5" Clear Span V'V"""'fway'
16" O.C. 16 O.C. 8-10"x 14
Ceiling Hgt. R
80" l %3
2"x12" Walkway Floor Joists
L Select Structural Hem Fir

13'-10" unsupported span, 16" O.C.

Window Unit (see Garage Foundation i?
centered on ,,, and Framing Detail) o
exterior side * G =
83
3
2nd Story Rough In Plan
-—— Dryer vent
. | | J— 1 " =
Scale . 1 /4 - 1 = O Dbl. 2"x10" LVL Hdr. ©
5'-9" unsupported span o . .
Ol——Washer outlet box Window Unit
Down 3'-0"— centered on
exterior side
Yyl vy 0 | } } r a
7777777777777777 Vent | , .
*\ 2 rises at 6-5/8" ea.¢ Stack [/ giogw 29— 4 g
/
S 10-1/2" treads /e 1316"
\\ / o Powder 4
" T?"eq Room 8
A grain Ceiling Hgt. :
\0\7//?— 7 8'-0" g ]
& 12t o | 25 2
N // ‘9 [32]
N\ /
N\ /
\v/
6'-0" 4L
m o
N
N
T [ —F
Window Unit ‘
i \
centered on Multipurpose Room | Attic | s
exterior side over Garage | Access | a&‘
255" x 216" | L [T]
] 509 s.f. Lo

2nd Story Floor Joists, (2J3)

2"x10" Select Structural, Hem Fir, 16" O.C.
10'-6" Unsupported Span

(see Garage Foundation

and Framing Detail) 5‘.‘
N

6/2017

\ 26'-0" 1

For Ryan and Jennifer Cooper

131 Rexton St.

Plans for additions and remodels to residence at:
Novi, Mi.
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Eng. Roof Trusses
&/12 Pitch, see Truss Plan

Metal Roof on Membrane
on 1/2" Plywood Sheathing \~

Premium Drip Edge, all perimetars B

Water and Ice Membranes

11" Min. Hasl Hgt.

il

Bafflas

Continuous Peak Vent —

176" Fasecia, Alum. wrap

Kraft faced fiberglass batts and
blown-in fhrgls. top layer for > R-38

Materials List
Scale: 1/4" =1'- Q"

1"x8" Fascia, Alum. wrap —»

Vanted Vinyl Soffatt

2°x4™x92.5" Wall Studs ———————»

Kraft Faced High Density g
Fiberglass Batts, R-15 .

\— Metal Wind Ties

E¥Smuk¢:.\ Datactors,

hard wired, battery back-up,
placed to code

Kraft faced Fiberglass Batts
with Spray Foam Insulation
fur R-20 to all bands and rims

~—— 23132" T&G OSB Subfloor

Bathroom sxhaust fans _
2nd fir. fans vented 1o roof

1st flr. fan ventad thru exterior

wall at band

Band/Blocking l,% w

2°x12" Band/Blocking ————»

Eng. Floor Trusses
18" Deep

o 2"x4" Ceiling Joists, 18" O.C.

=

Kraft Faced High Dansity
Fiberglass Batts, R-15

2"4" Stud Walls, 16" 0.C. ——
1/2" 0SB Exterior Sheathing

Houss Thermal Barrier ol |=—1/2" Drywall to all walls and csilings

1" Rmax Foam Board, R-6
Vinyl Siding -

e 23/32" T&G OSB Subfloor

noted on floor plans)

«#—— 74" Stud Partitions, 16" Q.C.
{2"x6" plumbing walls whers

B-p.5"

Anchors spaced to code \

2"x8" Wolm. Plate
anchorad to CMU's

with Plats Ssaling

8" x 8" x16" CMU's oh
12" wide by 12" deep
poured Concrete Footing

2"x10" Floor Joistwork, 16"0.C. B MUWUM

e

3" Rmax Thermasheath-XP
to all interior cram walls, R-20

CMU's grout filled at all
anchor points

Plans for additions and remodels to residence at:

131 Rexton St.
Novi, Mi.
Far Ryan and Jennifer Cooper

Drawn by Steven Hall  6/2017
Residential Contractor
1-248-982-5972

Kraft facad fiberglass batts betwesen joistwork

Exterior waterproofing to grade
Anchors spacad to code

and at all rim and band joists
Plastic membrane to underside of joistwork

-+—— Plastic: vapor barrier aver 4" layer of pea gravel

23'-6.8" Clsar Span, 16 0.C.

Eng. Floor Trusses, (17), 24-1.5" long

Notes:

® Fenestrations: Andersen 100 Series Windows - Energy Star rated for Northern Climate Zone

Low-E glass w/Heatlock, with or without grills, U-Factor = 0.26

e See Elevation Plans for doorfwindow R.O. sizes

e All door, window, and beam headers from select structural hem fir

unless otherwise nated

-+— Gable Truss

Dib. wall studs at

all corbel locations

Eng. Floor Trusses, {13}, undar front badroom

and hallway, 16-10" long, 16™-0" Clear Span, 16" O.C.

|

1"%6" Rafter

-+— Cantilevered 2"x4"
soffatt framing

=— Enclosed Roofs over Windows
and Garage Door
2"¥4" Framing on 2"x6" Beam

-+— Corbel from 4™x4" #2 Pine,
lag scraw asmbly., lagged to
house framing (Typ.)

-+— Front Bedroom Bay,
2" bump-out loaded
oh porch framing

Enclosed Roof
over Porch

2"x8" floor joists, select struct., hem fir

2%10"s as spacerfheader, selact struct, hem fir
approx. hgt. 9+*

New Top Plates =

-+—Fill Studwaork—s-

J«— s x 13 Steel 1-Beam,
(1B3), 90" long

Exst. Top Plates

Steel Wind Brace (Typ.)

T

New 2"x4" Studs from 10'ers ——=

8" depth, 4" flange
8'-5" Unsupparted Span

+— Steal Columns

W8 x 24 Stesl |-Baam,
{1B2), 16'-3" long,

8" desp, 6.5" flangs
159" Unsupp. Span, to
accept 2nd story floor
load

i
/ Dbl. 2°x12" Headers

2"%x8"s

over doors

Front Porch

- 2"x12"s - load from bay,

act as ceiling joists,

2"x8"s hung from 2"x12" ledger
at north wall, spanned to
porch beam/post work,
sslect struct., ham fir

— §"6" Posts on
standoffs

/— §/4" Decking

27x10" Joistwork

\ /

i

\~ Dbl. 2™x4" stiffeners J

added to all exist. 1st story
walls at 8' max. intervals
{whera convenient} and

to run from exist. sole plate
to new top plates

-+— Pier Footing

House Framing Detall
(East Elevation)

Scale: 1/4"=1'- 0"

2°x6" Trt. Deck Joists
hangered to 2™x6™ Trt. Ledger

-+— 2"%6" Trt. Beams bolted to posts
— Grade




Shed Roof over

© 4" Plumbing Vent Stack

Stairwell Window
2'-6" Rakes

Shed Roof over

et

Bdrm. Bay Window
2'-6" Rakes

Shed Roof over
Front Porch
9'-8" Rakes

16" Soffetts

. 16'-1" Rakes

<—— Roof over Bedroom Bay

16" Soffetts
7'-6" Rakes

|
|
|
|
|
|
|
} Roof over House
|
|
|
|
|
|
|

Roof over Bedroom Bay

12" Soffetts
6'-8" Rakes

Roof over False Dormer

12" Soffetts
2'-9" Rakes

Roof Plan
Scale: 1/4" = 1'- Q"

3" Plumbing
Vent Stack

Shed Roof over ——
Garage Door

2'-6" Rakes

Shed Roof over ——
Garage Window
2'-6" Rakes

Plans for additions and remodels to residence at:

131 Rexton St.
Novi, Mi.
For Ryan and Jennifer Cooper

Roof over Walkway
16" Soffetts

Notes:

* All roof pitches to be 8-12

Continuous soffett and peak venting at
and over conditioned spaces

of house, walkway, garage,

kitchen bay, and bedroom bay

» Estimated total roof area = 2890 s.f.

e Total valley runs = 38 lin. f.

* Total peak runs = 111 lin. f.

* Peak runs over conditioned spaces = 85 lin. f.
* Total roof perimeter = 428 lin. f.

* Roof system materials: See Materials List

Roof over Garage
16" Soffetts
14-10.5" Rakes

Drawn by Steven Hall  6/2017
Residential Contractor
1-248-982-5972










F

-

¥, &

L
L
.

%
ol

.

oy

'\.. L I.‘..' .':"
o

b,
L]









L f J.!‘ 1| Il w N !
3, & |F' ol




ey o LT e . L S
- ;

I o TR T b e i St e W 1 [ 5. e IR L

T s i T

ey e o R A

A St T S S e B S AN

A S ———

W""
- oy
- = S .
.-_.\E:.;ﬁ-_}-_-, = -
-. b wl = -.11- - e L
g = 5 L
SR = - A =
1 J—\,‘ -f" — 3 T 3 = I
b - ¥ e - »
- b ] - - -'.-_"‘1.. - s - .
- ‘ ., T

ot B - T e Nald 27 e _ 3 '
L - -

i S ’ -
N l' - & 1|q.r LY 1“."1_ ;) j-rli = > - & 5 o .
.f - 5 = ‘-_I-h .___ - L ' H- . .‘ﬂ:-?l L +‘I"—.: 'i." iy . :-'.‘ ] \" _t'l- |‘:.I = o L] - E oy
RS o ER S R T = By T -
n ; s = .t L - g - A S h
e - R R A o A 1
o .-_F.' 5 = - - - 1 o - ey W - . [ ®
TR y ~ - . . T AL UE o’ T . :
..'i\ ,.--_'h-. - & _‘t. s . 'T,. - = , L Ty ‘-ll". > -'\._n.‘_..... e iy ._..\- & - L] = i -
. - . . - 1 - L - [ . . -‘. W "‘t‘h - = = .
= s . . _ = ' . . el b .
, ol S = - = b £ = Fy & - . - _-'\- -'.,‘-. & 5 & = " -
P-:.i__":-‘ - ® Fa : - v - " T = “"-.‘ s A hod i 'u"‘l. N = -
e - % "= ¥ - - wr " .5 T u " w o - — o - - - =
o T - ' - e - I = o . = il 1, ¥ - "
- - I - ' n L * - - - - - 2 - - = & -y
A Y L = \ 5 = T y - - L] . . - - = 5 a s - 2 S *_-_‘: -] x - - i w :
. - L 23 - = T | . = - - : T -
-l. X ] _:;: ..-. 'S e *u '::._ - :r = ;-‘. - = £ -‘-u - ._ oF ' - ! 3 ¥ T . . by --\. R - ‘.,‘ L . = - _._"-‘-\. " — _-
:L " "'-"l LY L ¥, - = -:ﬂ_--l--' .,'I.- ‘: . ,"- - - . o - l: - [ - '1‘!"! - . ot ; L DR -\*-L’ ﬁd: - % & = ; : - - P 3 e, iy
F"-': . : » g ':‘ ‘ ._.b' : -" 3 . - ..- ‘_1 - [, : - __‘- '.-_ L =~ \-1. I. . e I-- 4 -‘: - i . = = -~ - i.
..-._ L = - " *I-""!-L - = .:. .i' " T - ] . ‘-j . . H-\-‘- . & o - Lo L . S, W —
w ‘_ B pa— "-\. - - ™ 1“: ¢ : . .E- ’ ¥ ‘- i _iu -..”‘:F ] = - ':.. ‘\ - - ’ v - L h l-.., 4 - 1-\.‘
g o - 5 gy -t_. e - L T T o4 8 '._"‘” '-.._ L A o e ; W, 1..'-‘1-‘4;1.. 1 : ﬂ'-"‘h" T - oy . e o *,
- : So%” A P . - P b e s ol ~ . : ~ A e Yy )
B ATk R T TS, (e g R L s ey S MR AL Y a TR = R R e e e R
9 - - ""“, .\:'_*f'-‘i =, ! - — & [ l|.I| "-:I""H' s i, " L i 1..' oy - . N, LY - & - - - e, %
4 - - b . ™ = - .~1_ ™ o i I 'lh - i [ - (] . ! e % % - ", - “- - & -
p " y . ;.'h\ - . . . = e r y . o " W, p N ,
- X el T LA T . A~ P iy | O TR et G e A i L AT e = R o e Lty — -
e, . a = . ! 4 -, - -
‘.‘ e . B LJ [ '-. . -y . ﬂri‘-} i W .! - N ‘1‘ g = | - .L'q hy oy Ty h.‘f -'ﬁ: . . s e - P F iy L = i = 'h .
- iy - = o | ‘E: i L LR WA e AL - | e e I S g e, TR y e T .. - iy o . L. " "
i = e - - 'H. :-"' -""f :‘.* l\~ ™ e “_f 'I-".*" ) 1r :‘.‘ AL -~ - A F pt Ry ‘T . T 3 - ¥ - " - el x* S
] i j— Y ¥ - = i W - [ﬁ.h - - w & e . "
g F:"' = -, -, ': i |-‘-. .l‘ -\.“--’!h:-."l- " ‘-.llu"'" l"- ." g 3 |"‘I'=|' = ey -:"' *-..-h q‘_‘.\l- .:‘::‘.- ;{1?1"‘\.-" 8 \l-' ‘h- b | | -h\'i! F ™ N - = *\'* ‘*'H.
i, - . T -,:':-"b '.-.‘ - i 5 - r{ -.h__ | ‘_': . - g .I i ?’:‘ " g A ""k“;h‘* . h: n" 1 K ' W ‘.\‘}1. k\\ o - t ™ -\.-"" =
: 1 I.-|- : | - & -, £, . . --"'ll\-lr - "... e ® :".. ., ! 5 e . N Sy % . = b e - W -
g - il BT L - iy -;'1:_' :._".-:t, -1'5._ :-}—1 - :‘-,"'l-l "I:' = [ "-_I L:h.r‘-ﬂ.'.\:\ ".-r-“;-_::;ﬂl_ "_ \_-“..: j ':-"ﬁ‘ :"'":_“..,:.‘, - il T-x--\.r‘ = -J..:.,._-._ r - -, - _h?_ L = I-‘_F
- - - e ] pakall B - i . . » - B ' - - - e . . . =~ i
i TG 2 R AP 7 E e S TN RS R T 6 A S IO AT NS 8 sl e Gl e B T et RN AT 5 e N S T e~
;_-:F iy TR T k_,'l"--' a W "'}-:" [ ﬂ'\.""‘" % -l'“'l.-l,r’."'h*':l1"l.1{-_ _ % o, T e gy g . ; - "‘-"\h'- - = s, W e o e % -
L o F - gt B i ] | - T g ﬂ_,\__ E; 'T' 'I- 'l;\:._ i = Sy LY 'l..t = -2 - " Ty W - o "q [ e, -l g - L "t -
S .‘;‘b.h - 0 _.—_"'" - ! ..."-:'--" '-1',: % i il ‘_:."""-'q. = -'_‘i-“;‘f; o - e \.."'"'l: '*ir .,"'!ct - ‘i_'-\ ", A i s " el - - S 4 = % ™ gy b -
= i . - o=y - = 3 . 5 = = - = - &
- i'ﬁ.'-"';—{ﬁ-.- - : f’:n - ! ? r-.-h*i“!' ar-- m-"l-"; "']-.'l-;"‘l'.tf [ ‘T“ﬁ:‘ % :""'.: T: 'Ff . \'_""'- - . . "‘l‘- -, = T N . ¥ t' i, .\:-l- - -
L"."n. - ‘ e i gr e g _"':_':.,r\.__,,'."-__‘t _._h.l-. e :;- 4 il .~ | n ,\.ﬁ. *L‘:_ l::‘. -nﬁ"l‘._ "".:1-:. - .-h“ o W Ny ‘.4-‘ . _‘IL\___-\.,.' “:: = £ . ‘{ ~ . ™ E W,
- o] 5 X 20 - r - e e A L b & . - . = 5 . B - " T ; = - Ny
-'h r-li-.'-" -'-"':}' *‘l" L] ‘fl'::F:\ﬂ a-.:-' ‘:"‘r - “1?1:'1‘ " !:"- B ‘I-"'l::".'-n.:_ﬂ -‘i - ".: .-:"- '.“‘I.‘“i A 5 I~|I.|‘..-l-.l-l.""- 'l=- . 1_ :-':-"‘ -..“‘:\I" Y -""1-.; "':. el i o n.:h- e =,
e e e ™t .an"'t b O -‘;1'*1' A Lt ¥ bq‘:t’."“‘#" = : *‘}' Ran '.""'1': "1' R ae ' o 5 % 0 - hil‘--*l."“"--.i“ I s E Lyt e, 4] N e
. - - L. B I iy ’ _ LE 1 L i, Y, - = = ; E L - - _ A
- ‘-? 14 -tk T = ‘t-.-\‘ & ‘1 . " ;' [] ;‘: # 1‘. F "‘:-'\"}--\J"I""*' H -\.ﬁ\‘ “F_""'"q. 1 .-H;‘. g 0 a‘:" ;*-W"i'\--‘ - -\._.. ‘.l 1 o - .\:‘\- ;..15‘. . " - - ‘ i e
E "-r"":;. M- '.:'#‘."i""*.“q# 4 R “hlr\&.\" --'I-J“':" i.-.";:' - ba a o P T "~ b 2 1"'I'.,.L-:.:'-'ll-."I'l-- ‘:q o . t*""-" 'll"l:.,. * e N
o Sl N e - - 5, = s - - X - L " =
= 'f#:;.-l ;;u--. .-"‘1- F ‘1 =, ,- = -‘; *I.;-I fhiﬂt -H-.I'} Fams - ;:*.‘ i.{ \Uie - g - | e = "--.I — ™ L -
e b ™ u i N 18 o - W r'!- - .._.-. - & - iy g [y 3 ‘-\.‘ - s - ‘\_ = = -, - . .‘-..'\- b, 73
e ::' .ﬂ.:::-‘ ' :;Q’- o ':‘- - llll:"." = ‘1‘ "':tf:_l‘. "- m? ‘t;‘x Y Ay JII"I ‘*-r'- "‘:‘1 g E 1.,‘-. T.‘. '. S " L:- [ "-\-1_-‘ ol ™ s T, "::“‘. L WY ‘..‘-‘ e o ‘i:""-u‘ "\: = " i _"'_ -
o - o T A -"'h-‘l 4 ¥ e oy " ' i E " g A vy meay L - . ! " - J""q..'l"" . L ""i - -y = = Ty, dy o .- P & g
iy - g - R i “#".F sl Waie 0 e 7, . A 1:""' . w - - e e i A s - - S B ™ .

F oy T i T b a4, A, u ; y . ™ b " - My - % 4 ‘- -\- - -
A L e L R i T v R SRR S ST SRR | s S e e T T g
il T h g “'.._' e .._ K g 1’1"‘\.‘ L9 = % N ™ 1 - Fd o ol e "ll‘-\-\,'\-,‘" L} -‘qﬂ - "1.-?*"-. i W, - %

& oy f“ Y Sl L U A, T e g, VA S e T s s R T, o e e e - e N T Yo W . e - S ]
e A T S R T R R I e T ey
L lt F = q b __II‘ - - 8 :. .:: ir . ] - = L . 3 J 1 ’_q e -, "‘ " g k| v '1‘1‘ II = e, i - i‘u ‘\" . i % 1 -_\1
¥ .:_'_"_ — Bl = .r: % 5 T - _'..l, '?f_. \l:-.:h-’ .11 L ._..,":'ll R % 3 \ » _-1-.1._., R 5 o _'_5 ey Yy e i o ‘_ i - :':- ., Sy ) — =
By e Y = Ao - e, Tl ey g S 0GB YT A W E Sl S i T R R R ] el ey Y e S T, .
] ‘_.11_1.-_ "l_'fh.l‘:;‘..‘-.:;\;-ﬁ-\tl‘ .:‘_ﬂ‘—_‘::‘fr_‘ =1 g # "'“-'.‘:.._;#f < T-I':-—"'!..-L[':"- y l_l; +:‘- o = b e ‘:‘w-t 1‘;1. - h o iy iy o A "= .:""L' a -11 - I W, = L
Rl I [ - i 8] L] — - w B B n .- i ' e N, i " & _— - .
¥ e SE4° Al *ﬁ"’f"“*"‘“-&r}‘h‘-‘-ﬁ B R e e L Y s w  A, A e P, el A N R T 8
. et e | O - Y v L ) - g . - - ot
A o S SN At e s TEEA A e TR i s Wity B WS NT A
™



‘..-"

"\ O
K\ A E

-
»






