
  
 
 
 
_______________________________________________________________________________________ 
 
FOR:  City of Novi Zoning Board of Appeals         ZONING BOARD APPEALS DATE:  March 14, 2023 
 
REGARDING:  27225 Wixom Road, Parcel # 50-22-18-200-026 & 027 (PZ23-0001) 
 
BY:   Larry Butler, Deputy Director Community Development 
_______________________________________________________________________________________ 
 
 
 
Applicant 
Catholic Central High School                                                                                
  
Variance Type 
Dimensional Variance 
 
Property Characteristics 
Zoning District:   This property is zoned Residential Acreage (RA)  
                                                    and One-Family Residential (R-4) 
 
Location:   south of Twelve Mile Road, west of Wixom Road 
 
Parcel #:    50-22-18-200-026 & 50-22-18-200-027 
 
Request 
The applicant is requesting variances from the City of Novi Zoning Ordinance from: Section 3.1.1.E to 
allow the maximum height of the parking deck to be 42 feet (35 feet permitted, variance of 7 feet) at 
the stairwells and for the light poles; Section 5.3.12 to eliminate painted end islands within the parking 
structure; and Section 5.7.3.A to allow the height of the field light poles of 80 feet (25-feet permitted, 
variance of 55 feet). This property is zoned Residential Acreage (RA) and One-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. PZ23-0001, sought by 
__________________________________________________________________________, for 
_________________________________________________ because Petitioner has shown practical 
difficulty requiring _____________________________________________________. 
 

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

(b) The property is unique because_______________________________________ 
_________________________________________________________________. 

 
ZONING BOARD OF APPEALS 

STAFF REPORT 
 

I. GENERAL INFORMATION: 

III. RECOMMENDATION: 

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

II. STAFF COMMENTS: 
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Case # PZ23-0001 
 
   

 

 
(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. PZ23-0001, sought by 

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

 
(a) The circumstances and features of the property 

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

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

self-created because_____________________________________________ 
_________________________________________________________________. 

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

economic or financial return based on Petitioners statements that 
__________________________________. 

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

by______________________________________. 
 

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

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







 

Building 112 ZBA Application Checklist Revised 06/15 

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

ZONING BOARD OF APPEALS VARIANCE 
APPLICATION CHECKLIST 

 

 

The following items are required for a complete Variance application. Incomplete 
applications will be returned. 
 

☐ Signed Application Form 
Complete the Zoning Board of Appeals application form. Application must be signed by the 
applicant and the property owner (if different). 

☐ Response to Variance Review Standards – Dimensional, Use, or Sign 
Select the applicable Review Standards for the requested Variance and complete in full. Use 
additional paper if needed. If you don’t know which Review Standards to complete, call the 
Community Development Department at 248.347.0415 for guidance. 

☐ Dimensioned Site Plan (1 copy & 1 digital copy submitted as a PDF) 
• Existing or proposed buildings or additions on the property. 
• Number and location of all on-site parking spaces. 
• Existing and proposed distances to adjacent property lines. 
• Location of existing and proposed signs, if applicable. 
• Any other information relevant to the Variance application. 

☐ Dimensioned Drawings and Plans (1 copy & 1 digital copy submitted as a PDF) 
• Floor plans and elevations with all proposed buildings and additions. 
• All existing and proposed signs on the property (photographs may be used). 
• For use variances, include floor plan showing the existing and proposed layout and 

functions of each area. 
• For multi-family residential structures or projects, a summary showing the existing and 

proposed number of dwelling units by type (efficiency, one-bedroom, two-bedroom, 
etc.) 

☐ Other Helpful Information – Optional (1 copy & 1 digital copy submitted as a PDF) 
• Photographs of the lot or structure that shows the special conditions or circumstances 

described in the application. 
• Photographs or maps that show how other properties in the area enjoy the same type of 

property rights related to the Variance. 
• Letters of support from the neighbors who would be most affected by your request. 

☐ Fee (make check payable to the City of Novi) 
Single Family Residential (Existing) $200 (With Violation) $250   
Single Family Residential (New) $250 
Multiple/Commercial/Industrial $300 (With Violation) $400  
Signs $300 (With Violation) $400 
House Moves $300                                     
Special Meetings (At discretion of Board) $600 
 

Additional Information 
In the course of reviewing the application, the Planning Department staff may request additional 
information from the applicant. 
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Building 113 ZBA Review Standards Dimensional Revised 06/15 

 

 
 

 

 

 

 

  

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 generally 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. 
Describe below: 

 

 

 

 

 

OR 
 

b. Environmental Conditions. Exceptional topographic or environmental conditions or 

other extraordinary situations on the land, building or structure. Describe below: 
 

 

 

 

 

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. Describe 

below: 
 

 

 

 

 

 

 

REVIEW STANDARDS  

DIMENSIONAL VARIANCE 
 

 

Community Development Department 
45175 Ten Mile Road 

Novi, MI 48375 

(248) 347-0415 Phone 

(248) 735-5600 Facsimile 

www.cityofnovi.org 
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Building 113 ZBA Review Standards Dimensional Revised 06/15 

 

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). 
 

 

 

 

 

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.  
 

 

 

 

 

 

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 to other property owners in the district. 
 

 

 

 

 

 

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.  

 

 

 

 

 

 

 

awozniak
Text Box
Section 3.1.1.E Increase the height of the parking deck to a maximum 42 feet at the stairwells and for the light poles.
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Building 113 ZBA Review Standards Dimensional Revised 06/15 

 

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). 
 

 

 

 

 

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.  
 

 

 

 

 

 

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 to other property owners in the district. 
 

 

 

 

 

 

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.  

 

 

 

 

 

 

 

awozniak
Text Box
Section 5.3.12 Eliminate the painted end islands within the parking structure
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Building 113 ZBA Review Standards Dimensional Revised 06/15 

 

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). 
 

 

 

 

 

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.  
 

 

 

 

 

 

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 to other property owners in the district. 
 

 

 

 

 

 

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.  

 

 

 

 

 

 

 

awozniak
Text Box
Section 5.7.3.A Increase height of field lightpoles to 80 feet.



 

 

 

 

Attachments for Section 3.1.1.E Variance Request 
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Attachments for Section 5.3.12 Variance Request 



 

 

 

 

 

 

The nation’s foremost parking consultants, 

 

 

 

December 21, 2022 

 

Lindsay Bell - Senior Planner AICP

City of Novi 

45175 Ten Mile Road 

Novi, Michigan 48375 

 

Re:  Catholic Central North Campus

Novi Planning Review Center Report (JSP 22

End Islands (Sec. 3.3.12) 

 

Lindsay 

 

This letter is in specific reference to the need for painted end islands 

the referenced parking structure. In Rich & Associates' professional opinion, we do not 

believe that the islands should be required inside of the proposed structure based on 

the following comments: 

 

1. Rich & Associates has not in the last 30 years been required by any municipality 

to add end striping islands inside of parking structures. We have added 

landscaped islands in surface lots.

undo financial burden by most since the cost per sq. ft. of structured parking is 

significantly higher than surface parking.

2. Parking Industry associations such as National P

International Parking & Mobility Institute (IPMI) make no reference to the need for 

including end island striping in their recommended design standards

structures.  

3. Rich & Associates' standard is to make end cross aisles 

traffic a minimum of 26'

more effective way to 

structure. 

The nation’s foremost parking consultants, planning & designing great places to park since 1963

Senior Planner AICP 

Re:  Catholic Central North Campus- Parking Structure 

Center Report (JSP 22-37) 

This letter is in specific reference to the need for painted end islands along cross aisles in 

the referenced parking structure. In Rich & Associates' professional opinion, we do not 

t the islands should be required inside of the proposed structure based on 

Rich & Associates has not in the last 30 years been required by any municipality 

to add end striping islands inside of parking structures. We have added 

landscaped islands in surface lots. This requirement is typically considered an 

undo financial burden by most since the cost per sq. ft. of structured parking is 

significantly higher than surface parking. 

Parking Industry associations such as National Parking Association (NPA) and 

International Parking & Mobility Institute (IPMI) make no reference to the need for 

including end island striping in their recommended design standards

Associates' standard is to make end cross aisles in 90 degree two way 

a minimum of 26'-0" (26'-8" provided on current plans).  We believe this is a 

more effective way to minimize vehicular conflicts at the cross aisles in a parking 

planning & designing great places to park since 1963 

along cross aisles in 

the referenced parking structure. In Rich & Associates' professional opinion, we do not 

t the islands should be required inside of the proposed structure based on 

Rich & Associates has not in the last 30 years been required by any municipality 

to add end striping islands inside of parking structures. We have added 

This requirement is typically considered an 

undo financial burden by most since the cost per sq. ft. of structured parking is 

arking Association (NPA) and 

International Parking & Mobility Institute (IPMI) make no reference to the need for 

including end island striping in their recommended design standards for parking 

in 90 degree two way 

We believe this is a 

minimize vehicular conflicts at the cross aisles in a parking 



 

 

 

 

 

 

The nation’s foremost parking consultants, 

 

 

 

Lindsay Bell - Senior Planner AICP

December 21, 2022 

Page 2 

 

 

 

4. End striping islands will not stop people from parking in the spots so a wider cross 

aisle we believe is a better 

5. In the case of this parking structure, this requirement will result in the loss of 20 to 

24 spaces. These spaces

at this campus are creating a greater need for additional parking while at the 

same time reducing the count of existing spaces.

 

 

Should you have any questions about the information provided, please do not hesitate 

to contact me at your earliest convenience.

  

 

Sincerely, 

 

 

RICH & ASSOCIATES, INC. 

PARKING CONSULTANTS 

Matthew J. Jobin R.A. 

Senior Project Manager/Associate 

cc: Andy Wozniak - Zeimet Wozniak & Associates

 Bruce Snyder - Integrated Design Solutions

 Rick Kinnell - Rich & Associates

The nation’s foremost parking consultants, planning & designing great places to park since 1963

Senior Planner AICP 

End striping islands will not stop people from parking in the spots so a wider cross 

is a better solution.  

In the case of this parking structure, this requirement will result in the loss of 20 to 

These spaces are desperately needed as the other building programs 

at this campus are creating a greater need for additional parking while at the 

same time reducing the count of existing spaces.  

Should you have any questions about the information provided, please do not hesitate 

to contact me at your earliest convenience. 

 

Zeimet Wozniak & Associates 

Integrated Design Solutions 

Rich & Associates 

planning & designing great places to park since 1963 

End striping islands will not stop people from parking in the spots so a wider cross 

In the case of this parking structure, this requirement will result in the loss of 20 to 

other building programs 

at this campus are creating a greater need for additional parking while at the 

Should you have any questions about the information provided, please do not hesitate 



awozniak
Text Box
Parking Structure at ITC HeadquartersNo painted end islands



awozniak
Text Box
Fox RunNo painted end islands
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SCALE IN FEET 1 : 120

0' 120' 240'

Pole loca on(s) dimensions are rela ve
to 0,0 reference point(s)

Detroit Catholic Central High School Football Retro t
Novi,MI

GRID SUMMARY
Name: Twelve Mile Rd Spill

Spacing: 30.0'
Height: 3.0' above grade

ILLUMINATION SUMMARY
HORIZONTAL FOOTCANDLES

En re Grid
Scan Average: 0.0057

Maximum: 0.03
Minimum: 0.00

No. of Points: 59
LUMINAIRE INFORMATION

Applied Circuits: A, B
No. of Luminaires: 98

Total Load: 126.46 kW

Guaranteed Performance: The ILLUMINATION described
above is guaranteed per your Musco Warranty
document.
Field Measurements: Individual eld measurements may vary
from computer-calculated predic ons and should be taken
in accordance with IESNA RP-6-15.
Electrical System Requirements: Refer to Amperage
Draw Chart and/or the "Musco Control System Summary"
for electrical sizing.
Installa on Requirements: Results assume ± 3%
nominal voltage at line side of the driver and structures
located within 3 feet (1m) of design loca ons.

NOTES: Spill values calculated at 3' above field
grade
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Detroit Catholic Central High School Football Retro t
Novi,MI

GRID SUMMARY
Name: Blanket Spill

Size: 360' x 160'
Spacing: 10.0' x 10.0'

Height: 3.0' above grade

ILLUMINATION SUMMARY
MAINTAINED MAX VERTICAL FOOTCANDLES

En re Grid
Scan Average: 13.04

Maximum: 118
Minimum: 0
Avg / Min: -

Max / Min: -
UG (adjacent pts): 4.65

CU: 0.93
No. of Points: 15369

LUMINAIRE INFORMATION
Applied Circuits: A, B

No. of Luminaires: 98
Total Load: 126.46 kW

Guaranteed Performance: The ILLUMINATION described above
is guaranteed per your Musco Warranty document and
includes a 0.95 dirt deprecia on factor.

Field Measurements: Individual eld measurements may vary
from computer-calculated predic ons and should be taken
in accordance with IESNA RP-6-15.

Electrical System Requirements: Refer to Amperage
Draw Chart and/or the "Musco Control System Summary"
for electrical sizing.

Installa on Requirements: Results assume ± 3%
nominal voltage at line side of the driver and structures
located within 3 feet (1m) of design loca ons.

NOTES: Contour lines indicate cutoff of vertical
light at 1.0 and 0.01 footcandles.









We Make It Happen®



Novi High School
Novi, Michigan, USA

Request Information

Novi High School Achieves Lighting Goals with LED System Designed
Speci�cally to Meet Its Structural Needs

With the existing HID lighting at Novi High School’s football stadium outdated and consuming far too much energy, administrators decided to

upgrade to a more e�cient and versatile LED system. They also needed a solution that would include new poles for most of the lighting, while

using an existing mounting structure for the rest. Having partnered together on several past projects, Novi again turned to Musco and its

Total Light Control—TLC for LED™ technology for a customized, hybrid system that would adapt to this unique architectural setting, improve

energy e�ciency, simplify facility management with easy-to-use controls, and create a more memorable experience for fans and athletes.

Energy consumption is reduced by 74 percent compared to the previous metal halide equipment, resulting in a more energy-

e�cient operation.

Sta� can control the lights instantly, from anywhere, with a smartphone, avoiding the need to go to the stadium late at night to

manually turn them o�.

The school gains proactive 24/7 scheduling and monitoring support from the Control-Link® system, ensuring reliable performance

and necessary light levels.

The school won’t pay maintenance costs through the year 2044 as a result of Musco’s long-term warranty covering every part and

all labor.

Fans and players will enjoy superior visibility with the system’s custom optics designed around the LEDs and Musco’s unique

BallTracker® technology, achieving greater on-�eld light uniformity.

https://www.musco.com/
https://www.musco.com/wpns/
https://www.musco.com/tlcled/
https://www.musco.com/wp-content/uploads/2019/10/novi2.jpg
https://www.musco.com/wp-content/uploads/2019/10/novi2.jpg
https://www.musco.com/wp-content/uploads/2019/10/novi3.jpg
https://www.musco.com/wp-content/uploads/2019/10/novi3.jpg
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Text Box
Variance request is for the same light system that was installed at Novi High School



We Make It Happen®TLC for LED® - Total Light Control

For nearly a decade, Musco has been testing the Light Emitting Diode (LED) light source and applying it on projects in which it was the
best option. While LED saved energy, for a typical recreational facility the hours of operation weren’t great enough to offset the higher
cost.

With our Total Light Control – TLC for LED™ technology, we’ve paired our expertise in light control with the advancing output of LED to
the point where it’s a cost-effective option for recreational facilities.

The result is a system that makes Musco’s great lighting even better.

Better for Players… who want to perform their best and be able to track the entire flight of the ball.

Better for Neighbors… who don’t want glare in or around their homes or lights left on when not in use.

Better for the Night Sky… with bright, uniform light directed onto the field and not spilling above it.

Better for Your Budget… an affordable system that’s built to last and control operating costs.

And with Musco’s long-term parts and labor warranty, you can mark maintenance costs off your list for 25 years.

https://www.musco.com/
awozniak
Text Box
Benefits of the proposed lighting system which requires 80' high poles.

awozniak
Polygon



 

Page 2 of 2 

Building 113 ZBA Review Standards Dimensional Revised 06/15 

 

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). 
 

 

 

 

 

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.  
 

 

 

 

 

 

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 to other property owners in the district. 
 

 

 

 

 

 

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.  

 

 

 

 

 

 

 

awozniak
Text Box
Section 3.1.1.E Increase the height of the parking deck to a maximum 42 feet at the stairwells and for the light poles.
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	Check Box1: Yes
	Check Box2: Yes
	Check Box3: Yes
	Check Box4: Yes
	Check Box5: Yes
	Check Box6: Yes
	Text8: The shape of the property is inefficient for the proposed use.
	Text9: Approximately 20% of the property includes regulated wetlands as a major constraint.  
	Text10: The abutting property is unique.Adjoining Zoning toNorth: City of Wixom north of 12mile road. (RM-1 Low Density Multifamily) East: RM-1 Low Density Multiple FamilyWest, RA Residential Acreage & R4 One-Family Residential    South: R-1 One-Family Residential 
	Text11: Due to limited space, a parking structure is required to meet the parking needs of the campus. The architectural features of the proposed parking structure are consistent with the development goals of the campus and the recent STEM Addition.
	Text12: A three level parking structure is an efficient use of land as it reduces the area of hard surface by 75%. The required stairwells and light poles are not possible below the allowable height of 35 feet.    
	Text13: The height variance for the stairwells allow the entire building to have architectural variety which is a characteristic of similar campuses. Aside from these three stairwells and light poles,  the bulk of the parking structure will stay below the allowable height of 35'. 
	Text14: The proposed building setbacks far exceed the required setbacks:   front setback: proposed  =  146' /  minimum = 75' Wixom Rd.' rear setback = 671' /  minimum = 75' side setback = 515' (east) and 760' (west) / minimum = 75'The proposed building lot coverage is far below the allowable site coverage:5.6% proposed lot coverage vs. 25% allowable.The parking structure is designed and has been reviewed as a building. The architectural design and materials are of the highest quality. As noted above, the height variance for the stairwells allow the entire building to have architectural variety.


