
  
 
 
 
___________________________________________________________________________________ 
 
FOR:  City of Novi Zoning Board of Appeals       ZONING BOARD APPEALS DATE:  September 12, 2023 
 
REGARDING:  43455 Ten Mile Road, Parcel # 50-22-27-200-003 (PZ23-0035) 
 
BY:   Alan Hall, Deputy Director Community Development 
___________________________________________________________________________________ 
 
 
 
Applicant 
814 Services LLC/ Primrose Daycare and Swim School 
  
Variance Type 
Dimensional Variance 
 
Property Characteristics 
Zoning District:   This property is zoned Office Service (OS-1) 
 
Location:   West of Novi Road, South of Ten Mile 
 
Parcel #:    50-22-27-200-003 
 
Request  
The applicant is requesting variances from City of Novi Zoning Ordinance Section 4.12.2.i.a to allow 
reduced outdoor recreation space for a daycare to 8,495 sq ft. (30,300 sq ft. area required based on 
the estimated number of children, variance of 21,505 sq ft.); and Section 4.12.2.ii.b to allow direct 
access to 10 Mile Road (vehicular access to and from a major arterial road is not allowed). This 
property is zoned Office Service (OS-1). 
 
 
:   
 
 
The property has a protected wetland area which occupies a major portion of the site. To the East 
there is a utility easement. The proposed outdoor recreation areas are completely fenced in. 
 
 
 
 

 
ZONING BOARD OF APPEALS 

STAFF REPORT 
 

I. GENERAL INFORMATION: 

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

1. I move that we grant the variance in Case No. PZ23-0035, 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____________________________________________ 
______________________________________________________________________. 
 

(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. PZ23-0035, sought by 

_____________________________________, for ___________________________________ 
because Petitioner has not shown practical difficulty 
requiring_____________________________________________________________________  
____________________________________________________________________________. 

 

III. RECOMMENDATION: 
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(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) 347-0423. 
 
Alan Hall – Deputy Director Community Development - City of Novi 
 













  
  

 
 

VARIANCE REQUESTS FROM ZONING BOARD OF APPEALS 

We are proposing to redevelop the property at 43455 W. 10 Mile Road, Novi, Michigan 48375.   There 
is an existing retirement home on this parcel that will be demolished. The applicant is proposing to 
construct a +/- 13,500 square foot child care building with an outdoor recreation area and a +/- 7,000 
square foot swim school building. The subject property is comprised of approximately +/- 5.569 
acres of land (Parcel #22-27-200-003).   

The subject property is located in the City of Novi and is currently zoned Office Service (OS-1). The 
project received unanimous approval from the Planning Commission on July 12, 2023 for the 
Preliminary Site Plan, Special Land Use Permit, Stormwater Management Plan, and Woodland Permit. 

REQUEST FOR VARIANCES FROM ZONING BOARD OF APPEALS:  

We are respectfully requesting the following variances from the Zoning Board of Appeals: 

(1) A Variance from the ZBA to allow direct access from Ten Mile Road, which is a major 
arterial road. 
The development will utilize the existing two (2) curb cuts on W. 10 Mile Road. There will 
not be any new curb cuts created for this development. There are currently 102 parking 
spaces proposed, including five (5) ADA accessible parking spaces. The site has been 
designed to mitigate the stacking of vehicles to the extent possible. 
 

(2) A Variance from the ZBA to allow for a reduction in the required outdoor recreation 
area.  
The code requirement for the play area is 150 SF per child. At maximum capacity, this 
childcare building will accommodate 202 children, which would require 30,300 SF of play 
area. The Primrose Schools’ proposed play area will be approximately 8,945 SF and will 
be comprised of three (3) separate play yards with age-specific equipment. 
 
The children are released to the age-specific play yards on a classroom-by-classroom 
basis, at separate times throughout the day. Since the children are released on a 
classroom-by-classroom basis, there will never be an instance where all 200+ students 
would occupy the outdoor play area at one time. There should be a maximum of 50 
children within the outdoor play area at one time, based on how the children are released 
from the classrooms. Therefore, only 7,500 SF of play area would be required to serve the 
+/- 50 children that are in the outdoor play area at one time. Primrose Schools operate 
efficiently with 7,000 – 10,000 SF of playground. Therefore, they will not require the full 
+/- 30,300 SF of playground that is required by the City of Novi’s code.   
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NOTES:
· A CITY OF NOVI AND OAKLAND COUNTY  R.O.W. PERMIT WILL BE

REQUIRED FOR WORK WITHIN THE PUBLIC ROAD R.O.W. AND/OR CITY
EASEMENT IF APPLICABLE.

· STORM SEWER DESIGN CALCULATIONS WITH SPECIFICATIONS FOR EACH
STORM STRUCTURE, INCLUDING CASTING TYPE AND DRAINAGE AREA
MAP, WILL BE PROVIDED WITH THE FINAL SITE PLAN SUBMITTAL.

· SEE LANDSCAPING PLANS FOR THE TREES TO BE REMOVED.
· NO INTERIOR DISPLAY SHALL BE VISIBLE FROM THE EXTERIOR OF THE

BUILDING.
· NO OUTDOOR STARAGE OF GOODS OR MATERIALS ARE PROPOSED
· NO WAREHOUSING OR INDOOR STORAGE OF GOODS OR MATERIAL,

BEYOND THAT NORMALLY INCIDENTAL TO THE PERMITTED USES SHALL
BE PROHIBITED.

Figure 3B-22. International Symbol of

Accessibility Parking Space Marking

Height of symbol:

Minimum = 28 inches

Special = 41 inches

Width of symbol:

Minimum = 24 inches

Special = 36 inches

Stroke width:

Minimum = 3 inches

Special = 4 inches

Note: Blue background and

white border

A - Through Lane-Use Arrow
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C - Turn and Through Lane-Use Arrow

8.00 ftPAVEMENT MARKINGS
SHALL BE WHITE
EXCEPT ACCESSIBLE
PARKING

STRIPING SHALL BE 4"
WIDE

PRIMROSE & SWIM
SCHOOL
10 MILE ROAD

LIST OF VARIANCES
1. PLAYGROUND SIZE REQUIRED; 30,300 S.F. VARIANCE NEEDED FOR 8,945 S.F.
2. THE SITE SHALL NOT DIRECTLY BE ACCESSED FROM TEN MILE ROAD. VARIANCE

NEEDED FOR DIRECT ACCESS FROM TEN MILE ROAD.
LIST OF WAIVERS
1. LANDSCAPE BUFFER REQUIRED BY LOT SPLIT. LANDSCAPE BUFFER WAIVER

NEEDED.
2. LANDSCAPE BERMS REQUIRED TO BUFFER RESIDENTIAL PROPERTY FROM

COMMERCIAL USE. WAIVER NEEDED FOR A BERM ACROSS THE WETLAND TO THE
WEST.

3. THE WESTERN 465 LINEAR FEET OF FRONTAGE ON TEN MILE ROAD IS WETLAND. A
WAIVER NEEDED NOT TO PROVIDE THE REQUIRED STREET TREES, GREENBELT
TREES AND GREENBELT BERM IN THAT AREA.
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Date Description

Orman Engineering, LLC

5476 Vivian Lane

Waterford, MI  48327

phone: 248.682.6001

email: alex@ormanengineering.com

miss dig

EIG14T MI - Novi LLC
1695 Twelve Mile Road
Berkley, Michigan  48072

Contact: Mark Kellenberger
Phone: (248) 921-3733
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PAVING LEGEND

UTILITIES LEGEND

LEGEND

ELECTRICAL NOTES:
1. ELCTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED

UNDERGROUND.
2. FLASHING LIGHT SHALL NOT BE PERMITTED.
3. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED

OPERATIONS SHALL BE PERMITTED AFTER SITE'S HOURS OF OPERATION.

SIGNAGE SCHEDULE
ITEM QUANTITY SIZE
MDOT R1-1 STOP SIGN          2                   30" x 30"

MDOT R7-8 HANDICAP
PARKING SIGN          2                    18" x 12"

MDOT R7-8 & R7-8P HANDICAP
PARKING SIGN          2                12" x 6" & 18" x 12"

IFC 2015 NO PARKING FIRE LANE SIGN         3                    18" x 12"

EMPLOYEE PARKING ONLY          4                    18" x 12"
SIGN W/ ARROW

NOTES:
1. ALL SIGNS TO BE MOUNTED AT 7 FEET ABOVE FINAL GRADE TO BOTTOM OF SIGN.
2. ALL SIGNS SHALL BE PLACED AT 2 FEET FROM THE FACE OF CURB OR THE EDGE OF

THE NEAREST WALK TO THE NEAR EDGE OF THE SIGN.
3. SINGLE SIGNS WITH DIMENSIONS OF 12" x 18" OR SMALLER IN SIZE SHALL BE

MOUNTED ON A GALVANIZED 2 lb. U-CHANNEL POST. MULTIPLE SIGNS AND/OR
SIGNS WITH NOMINAL DIMENSION GREATER THAN 12" x 18" SHALL BE MOUNTED ON
A GALVANIZED 3 lb. OR GREATER U-CHANNEL POST.

4. TRAFFIC CONTROL SIGNS SHALL USE THE FHWA STANDARD ALPHABET SERIES.
5. TRAFFIC CONTROL SIGNS SHALL HAVE HIGH INTENSITY PRISMATIC (HIP) SHEETING

TO MEET FHWA RETROREFLECTIVITY REQUIREMENTS.
6. STANDARD PARKING SPACES SHALL BE STRIPED WITH WHITE STRIPES.
7. ACCESSIBLE PARKING SPACES AND ASSOCIATED AISLE SHALL BE STRIPED WITH

BLUE STRIPES.
8. WHERE A STANDARD PARKING SPACE IS ADJACENT TO AN ACCESSIBLE SPACE,

ABUTTING BLUE AND WHITE STRIPES SHALL BE INSTALLED.
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RESIDENTIAL ZONING

TO THE WEST:  R-4

NOTES:

PLANT MATERIALS SHALL NOT BE PLANTED WITHIN FOUR

FEET (4') OF THE PROPERTY LINE.

ALL TRANSFORMERS AND OTHER UTILITY BOX SHALL BE

SCREENED ACC. TO THE CITY DETAIL (SEE SHEET LP-2).

Japanese Knotweed WAS NOT OBSERVED ON SITE.

LANDSCAPE BERM

LANDSCAPE BERM

ZONING: 0S-1

ZONING: 0S-1

ZONING TO THE

NORTH:  B-3
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30 TOE
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PERIMETER

PARKING LINE

LANDSCAPE PLAN BY:

Nagy Devlin Land Design

31736 West Chicago Ave.

Livonia, Michigan 48150

(734) 634-9208

PROJECT LOCATION:

Primrose and

Swim School-Ten Mile

 43455 W. Ten Mile Road

Novi, Michigan 48375

LANDSCAPE PLAN FOR:

EIG14T MI - Novi, L.L.C.

1695 Twelve Mile Road

Suite 100

Berkley, Michigan 48072

(248) 921-3733

LP - 1:  LANDSCAPE PLANTING PLAN

AUTOCAD SIGNATURE

ORIGINAL IN BLUE

date: March 3, 2023

revised:

03-08-2023

05-18-2023 Revise for rev. ltr. dated March 16, 2023.

Know what's below.
before you dig.CallR

PLANT LIST

KEY QTY.BOTANICAL NAME COMMON NAME SIZE    PERCENTAGE

LANDSCAPING ADJACENT TO ROADS - Ten Mile Road GENUS SPECIES

ALC   16 Amelanchier laevis 'Cumulus' Cumulus Serviceberry 2" cal. B&B      18%     15%

ARA   10 Acer rubrum 'Autumn Flame' Autumn Flame Red Maple 3" cal. B&B      22%     12%

CAH   36 Clethra alnifolia 'Hummingbird' Hummingbird Summersweet 30" ht., 5 gal. pot

JHP     9 Juniperus horizontalis 'Plumosa' Andorra Compact Spr. Juniper 24" spr., 3 gal. pot

MPS     3 Malus sp. 'Pink Spires' Pink Spires Crabapple 2" cal. B&B        3%       3%

PAB   60 Pennisetum alopecuroides Burgandy Bunny

     'Burgandy Bunny'      Dwarf Fountain Grass 1 gal. pot, 24" o.c.

PARKING LOT PLANTINGS

ASL     9 Acer saccharum 'Legacy' Legacy Sugar Maple 3" cal. B&B      22%     10%

CAH     3 Clethra alnifolia 'Hummingbird' Hummingbird Summersweet 24" ht., 3 gal. pot

GBM    4 Gingko biloba 'Magyar' Magyar Maidenhair Tree 3" cal. B&B        5%       5%

JVG   20 Juniperus virginiana 'Greguard' Grey Guardian Spr. Juniper 24" spr., 3 gal. pot

CO     4 Celtis occidentalis Northern Hackberry 3" cal. B&B        5%       5%

LSS     4 Liquidambar styraciflua Slender Silhouette

     'Slender Silhouette'      American Sweetgum 3" cal. B&B      10%     10%

RAG   56 Rhus aromatica 'Gro-Low' Gro-Low Fragrant Sumac 24" ht., 3 gal. pot

TMH     6 Taxus x media 'Hicksii' Hicks Yew 24"-30" ht. B&B

EPM 168 Echinacea purpureum Pixie Meadowbrite

     'Pixie Meadowbrite'      Purple Coneflower 1 gal. pot, 30" o.c.

HHR 212 Hemerocallis sp. 'Happy Returns' Happy Returns Daylily 1 gal. pot, 30" o.c.

PAH   76 Pennisetum alopecuroides 'Hameln' Hameln Dwarf Fountain Grass 1 gal. pot, 30" o.c.

PAG   68 Pennisetum alopecuroides Ginger Love

     'Ginger Love'      Dwarf Fountain Grass 1 gal. pot, 24" o.c.      

PARKING LOT PERIMETER PLANTINGS

LTA     4 Liriodendron tulipifera 'Arnold' Arnold Tuliptree 3" cal. B&B        5%       5%

CCG     7 Cercis canadensis 'Golden Falls' Golden Falls Eastern Redbud 2" cal. B&B        8%       8%

LSS     5 Liquidambar styraciflua Slender Silhouette

     'Slender Silhouette'      American Sweetgum 3" cal. B&B        6%       6%

QBB     7 Quercus bicolor  'Beacon' Beacon Swamp White Oak 3" cal. B&B      13%       8%

FOUNDATION PLANTING

Child Care Facility

CC     7 Crataegus crus-gali 'Inermis' Thornless Hawthorn 2" cal. B&B        8%       8%

CSA   27 Cornus sericea 'Arctic Fire' Arctic Fire Red Twig Dogwood 24" ht., 3 gal. pot

IGG   18 Ilex glabra 'Gem Box' Gem Box Inkberry Holly 24" ht., 3 gal. pot

IVH   27 Itea virginica 'Henry's Garnet' Henry's Garnet Sweetspire 24" ht., 3 gal. pot

PFG   27 Potentilla fruticosa 'Goldfinger' Goldfinger Shrub Cinquefoil 24" ht., 3 gal. pot

TMD   10 Taxus x media 'Densiformis' Densiformis Yew 24"-30" ht. B&B

TOE   30 Thuja occidentalis Emerald Green

     'Emerald Green'      Upright Arborvitae 4' - 5' ht. B&B

JGO   45 Juniperus virginiana 'Grey Owl' Grey Owl Spreading Juniper 24" spr., 3 gal. pot

Swim Schoool

CAH   39 Clethra alnifolia 'Hummingbird' Hummingbird Summersweet 24" ht., 3 gal. pot

CKS     3 Cornus kousa 'Summer Fun' Summer Fun Kousa Dogwood 2" cal. B&B        3%       3%

IVL   10 Itea virginica 'Little Henry' Little Henry Sweetspire 24" ht., 3 gal. pot

PFA   18 Potentilla fruticosa 'Abbottswood' Abbottswood Shrub Cinquefoil 24" ht., 3 gal. pot

TMD   38 Taxus x media 'Densiformis' Densiformis Yew 24"-30" ht. B&B

TMH     4 Taxus x media 'Hicksii' Hicks Yew 24"-30" ht. B&B

TOE   14 Thuja occidentalis Emerald Green

     'Emerald Green'      Upright Arborvitae 4' - 5' ht. B&B

HSG   62 Hosta sp. 'Guacamole' Guacamole Hosta 1 gal. pot, 30" o.c.

REPLACEMENT TREES

QRR    4 Quercus rubra Red Oak 2-1/2" cal. B&B      13%       5%

Note:  Serviceberry trees shall be single stem.
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LANDSCAPE PLANTING PLAN scale: 1" = 20'

*  Base data provided by Orman Engineering, L.L.C.

NOTES:

* See Sheet LP - 2: LANDSCAPE NOTES & DETAILS for landscape

development notes, landscape planting details, landscape 

construction details, and snow fencing for tree protection detail.

* See Sheet LP - 3: TREE PRESERVATION PLAN for proposed

action to be taken for existing trees, overall tree preservation plan,

tree inventory list, and chart for tree replacement calculations.

CITY OF NOVI PROJECT NUMBER:  JSP22-0053

scale: 1" = 20'

20' 0' 10' 20' 40'

north

27 Houghton and

Adrian muck

69 Thomas Muck

41B Aquents, sandy,

loamy, undulating

10B Marlette sandy loam

Existing Wetland

SOILS MAP not to scale

* From United States Soil Conservation Service Soil Survey of Oakland County, Michigan.

LANDSCAPING ADJACENT TO ROADS (Ten Mile Road - 901.66 l.f.

of frontage minus 463.66 l.f. of regulated woodland equals 438 l.f.)

DEVELOPED FRONTAGE (385 l.f.)

* One (1) deciduous tree per 35 l.f. = 11 trees.

* One (1) ornamental tree per 20 l.f. = 19.25 trees = 19 trees.

WETLAND / WOODLAND FRONTAGE (463.66 l.f.)

* One (1) deciduous tree per 60 l.f. = 7.72 trees = 8 trees.

* One (1) ornamental tree per 40 l.f. = 11.59 trees = 12 trees.

PARKING LOT LANDSCAPING (43,592 sq. ft.)

* 43,592 sq. ft. times 0.075 equals 3,270 square feet.

* Landscaping area required equals 3,270 sq. ft.

* Parking lot landscaping area provided 2,882 sq. ft.

* One (1) deciduous/canopy tree per 200 sq. ft. or fraction thereof of

interior landscaped area = 16.35 trees = 17 trees.

PARKING LOT PERIMETER LANDSCAPING (1,146 ln. ft.)

* One (1) deciduous tree per 35 ln. ft. = 32.7 trees = 33 trees.

STREET TREES - Ten Mile Road (435 l.f.)

* One (1) canopy tree / 45 l.f. = 9.2 trees = 9 trees.

BUILDING FOUNDATION LANDSCAPING

Proposed Child Care Facility (464 ln. ft.)

* Interior site landscaping square footage equal to the perimeter of

the building (488') times eight feet (8') = 3,432 sq. ft.

* Interior site landscaping area provided 3,952 sq. ft.

Proposed Swim School (302 ln. ft.)

* Interior site landscaping square footage equal to the perimeter of

the building (328') times eight feet (8') = 2,480 sq. ft.

* Interior site landscaping area provided 2,596 sq. ft.

REPLACEMENT TREES

* Four (4) 2-1/2" deciduous trees required.

* Four (4) replacement tree credits provided.

LANDSCAPE CALCULATIONS:

Regulated Woodland Line

TOTAL MATERIALS SPECIFIED:

* Deciduous Trees     51 $400   $20,400.00

* Ornamental Trees     36 $375   $13,500.00

* Deciduous Shrubs   243   $50   $11,600.00

* Evergreen Shrubs   150   $50     $7,500.00

* Upright Evergreen Shrubs     44   $75     $3,300.00

* Perennials   646   $15     $9,690.00

* Woodland Fence (Install & removal)       $6,000.00

* Underground Irrigation       $4,000.00

* Sodded Lawn                        900 sq. yds. $6     $5,400.00

* Seeded Lawn                     1,200 sq. yds. $3     $3,600.00

* Planting Soil 52 cu. yds. $40     $2,080.00

* Shredded Hardwood Bark     72 cu. yds. $35     $2,520.00

TOTAL   $89,590.00

COST ESTIMATE

NATIVE: Nineteen (19) species (59%)

ORNAMENTAL (NON-NATIVE): Thirteen (13) species (41%)

PLANT TYPES

* A waiver is requested for the berm requirement between a non-residential use and

residential use.

THE RESIDENTIAL USE TO THE WEST IS APPROXIMATELY 730 FEET AWAY

WITH REGULATED WOODLANDS OCCURRING ON BOTH PARCELS.  THE 

PROPOSED DEVELOPMENT WILL NOT BE VISIBLE TO THE ADJACENT HOMES.

* A waiver is requested for the required frontage planting along Ten Mile Road for 464 l.f.

due to the existing wetlands and woodlands that occur on the western half of the site.

* A waiver is requested for the required street trees due to conflicts with several existing

utility lines.

LANDSCAPE WAIVERS REQUESTED
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