
  
 
 
 
_______________________________________________________________________________________ 
 
FOR:  City of Novi Zoning Board of Appeals       ZONING BOARD APPEALS DATE:  June 14, 2016 
 
REGARDING:  26150 NOVI ROAD (PZ16-0019), Parcel 50-22-14-351-057 & 50-22-14-351-058 
BY:  Larry Butler, Deputy Director Community Development 
_______________________________________________________________________________________ 
 
 
 
Applicant 
Novi Town Center Plaza, LLC 
 
Variance Type 
Dimensional Variance 
 
Property Characteristics 
Zoning District:    TC, Town Center  
Location:   North of Grand River Ave. and east of Novi Road 
Parcel #:    50-22-14-351-057 & 50-22-14-351-058 
 
Request 
The applicant is requesting variances from the City of Novi Zoning Ordinance Section 3.1.25.D to allow 
construction of a new commercial building with reduced parking setbacks on the north (20 feet 
required, 9.8 feet proposed), on the east (20 feet required, 9.4 feet proposed) and on the south (20 
feet required, 0.0 feet proposed).  The property is zoned TC. 
 
 
 
Proposed Changes 
The applicant is requesting approval to construct a new commercial building with reduce parking 
setbacks on the front and sides.   
 
 
 
 
 
The Zoning Board of Appeals may take one of the following actions: 
 

1. I move that we grant the variance in Case No. PZ16-0019, 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________________________________ 
_________________________________________________________________. 
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(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. PZ16-0019, 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) 347-0423. 
 
Larry Butler 
Deputy Director Community Development  
City of Novi 
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Novi Town Center Gardens 
JSP15-77 
Date: May 20, 2016 
 
Response Letter 
Please find the following comments to address items presented in the review letters received on 
May 19, 2016.  The order of the items follow the same general order as the review letter for 
convenience. 
 
Planning Review dated May 16, 2016 
Ordinance Requirements 
1. The two parcels will be combined prior to final site plan approval. 
2. Building Setbacks (Sec. 3.1.25.D): Buildings in the TC District must be setback 50 feet from 
all property lines. 
The plan indicates reductions to 14.7 ft. setback in the front (Novi Road), 15 ft. setback in the 
exterior side 
(Crowe Road), and 11.4 ft. setback in the interior side (south). Building setback reductions are 
requested. 
3. Parking Setbacks (Sec. 3.25.D): Parking in the TC District must be setback 20 ft. from the 
right-of-way line of 
any street or roadway. The plan indicates reductions to the setback from Crowe Rd. to 9.8 ft., 
Ingersol to 
9.4 ft., and the interior side (south) to 0 ft (minimum). Parking setback reductions are being 
applied for to the Zoning Board of Appeals. 
4. Exterior Side Yard Abutting a Street (Sec 3.6.2.C): All exterior side yards abutting a street 
shall be provided 
with a setback equal to the front yard, which in TC is 50 ft. 9.8 feet (to parking overhang) along 
Crowe Drive is proposed. Side yard setback reductions are requested. 
 
Engineering Review dated April 11, 2016 
General 
1. A right-of-way permit will be obtained from the City of Novi and Oakland County. 
2. Soil borings will be provided by the applicant. 
3. The Non-domestic User Survey form will be submitted to the City so it can be forwarded to 
Oakland County.  
4. A traffic control plan will be provided for the proposed road work activity (City roads). 
5. A construction materials table will be provided on the Utility Plan listing the quantity and 
material type for each utility (water, sanitary and storm) being proposed. 
6. Utility crossing information will be provided indicating that at least 18-inch vertical clearance 
will be provided, or that additional bedding measures will be utilized at points of conflict where 
adequate clearance cannot be maintained. 
7. Generally, all proposed trees will remain outside utility easements. Where proposed trees are 
required within a utility easement, the trees shall maintain a minimum 5-foot horizontal 
separation distance from any existing or proposed utility. All utilities will be shown on the 
landscape plan to confirm the separation distance. 
8. The locations of all light poles will be shown on the utility plan with typical foundation depth 
noted for the pole. 
9. The City standard detail sheets will be provided with the Stamping Set submittal. 
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Water Main  
10. All proposed water main 8-inch and larger will be profiled. 
11. Proposed size and material for the water service lead will be provided. 
12. Three (3) sealed sets of revised utility plans along with the MDEQ permit application (1 /07 
rev.) for water main construction and the Streamlined Water Main Permit Checklist will be 
submitted to the Engineering Department for review. Utility plan sets will include only the cover 
sheet, any applicable utility sheets and the standard detail sheets. 
 
Sanitary Sewer 
13. 6-inch sanitary leads will be a minimum SDR 23.5, and mains will be SDR 26. 
14. A note will be provided on the Utility Plan stating the sanitary lead will be buried at least 5 
feet deep where under the influence of pavement. 
15. Provide proposed size and material for the sanitary service lead will be provided. 
16. Sanitary sewer basis of design will be provided. 
 
Storm Sewer 
17. Minimum cover depth of 3 feet will be maintained over all storm sewers where feasible. In 
situations where the minimum cover cannot be achieved, Class V pipe will be used with an 
absolute minimum cover depth of 2 feet. An explanation will be provided where the cover depth 
cannot be provided. 
18. A 0.1-foot drop in the downstream invert of all storm structures where a change in direction 
of 30 degrees or greater occurs will be provided. 
19. The 0.80 diameter depth above invert for pipe size increases will be provided. 
20. Storm manholes with differences in invert elevations exceeding two feet will contain a 2-foot 
deep plunge pool. 
21. A four-foot deep sump and an oil/gas separator will be provided in the last storm structure 
prior to discharge to the storm water basin. 
22. All inlet storm structures will be labeled on the profiles. 
23. The 10-year HGL will be noted on the storm sewer profiles. 
24. All pipes intersecting storm structures will be noted on the storm profiles. 
25. A casting type schedule will be provided for each proposed storm structure on the utility 
plan. Round castings will be provided on all catch basins except curb inlet structures. 
26. All roof conductors will be shown and labeled, and where they tie into the storm sewer. 
 
Storm Water Management Plan 
27. The Storm Water Management Plan for this development will be designed in accordance 
with the Storm Water Ordinance and Chapter 5 of the new Engineering Design Manual. 
28. An access easement for maintenance over the storm water detention system and the 
pretreatment structure will be provided.  Also, an access easement to the detention area from 
the public road right-of-way will be provided. 
29. Manufacturers details and sizing calculations for the pretreatment structure(s) will be 
provided within the plans. Drainage area and runoff coefficient calculations specific to the area 
tributary to each treatment structure will be provided. 
30. The overland routing that would occur in the event the underground system cannot accept 
flow will be provided. 
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31. An under drain will be provided, if the large pipes are perforated, along the downstream side 
of the underground detention system which is tied into a manhole as a means of secondary 
storm water conveyance to the outlet. 
32. A soil boring in the vicinity of the proposed underground detention system to determine 
bearing capacity and the high water elevation of the groundwater table will be provided. 
33. Required bedding depth vs. bearing capacity of the underlying soils in the vicinity of the 
underground detention system per the manufacturer's specifications will be noted. 
34. Note will be provided on the plans stating the City's inspecting engineers shall verify the 
bearing capacity of the native soils to verify an adequate bedding depth is provided. 
35. The assumed porosity of the aggregate will be provided in the event storage is proposed in 
the aggregate. The volume calculations shall consider only 85-percent of that volume as 
available for storage to account for sediment accumulation in the aggregate. 
36. A note will provided on the underground detention detail that aggregate porosity will be 
tested, and results provided to the City's inspecting engineers, if applicable. 
37. An isolator row in the underground detention system in addition to the swirl concentrator 
chamber will be provided if applicable. 
38. The underground storage system will include 4-foot diameter manholes at one end of each 
row for maintenance access. 
39. Inspection ports will be provided throughout the underground detention system. 
40. Critical elevations (low water, first flush, bank full, 100-year, and pavement elevation) will be 
shown of the detention system on the underground detention system cross-section with at least 
1 ft. of freeboard between the 100-year elevation and the subgrade elevation under the 
pavement. 
 
Paving & Grading 
41. The right-of-way sidewalk will continue through the drive approach.  If like materials are 
used for each, the sidewalk will be striped through the approach. The sidewalk will be increased 
to 8-inches thick along the crossing or match the proposed cross-section if the approach is 
concrete. Additional spot grades will be provided to verify the maximum 2-percent cross-slope is 
maintained along the walk. 
 
Off-Site Easements 
42. Temporary grading/construction easement for the work on Ingersol Dr to be addressed by 
the applicant. 
 
Soil Erosion 
43. A SESC permit will be obtained. 
 
To be submitted at the time of Final Site Plan submittal: 
44. A letter from either the applicant or the applicant's engineer will be submitted with the Final 
Site Plan highlighting the changes made to the plans addressing each of the comments listed 
above and indicating the revised sheets involved. 
45. An itemized construction cost estimate will be submitted to the Community Development 
Department at the time of Final Site Plan submittal for the determination of plan review and 
construction inspection fees. This estimate will only include the civil site work and not any costs 
associated with construction of the building or any demolition work. The cost estimate will be 
itemized for each utility (water, sanitary, storm sewer), on-site paving, right-of-way paving 
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(including proposed right-of-way), grading, and the storm water basin (basin construction, 
control structure, pretreatment structure and restoration). 
 
To be submitted at the time of Stamping Set submittal: 
46. A draft copy of the maintenance agreement for the storm water facilities, as outlined in the 
Storm Water Management Ordinance, will be submitted to the Community Development 
Department with the Final Site Plan.  
47. Executed copies of any required off-site utility easements will be submitted to the 
Community Development Department. 
 
To be addressed prior to construction: 
Required items listed in the review will be addressed, as necessary.  
 
Landscape Review dated May 16, 2016  
Novi Road 
3. Novi Road greenbelt calculations will be added to the plans. 
4. A landscape waiver is requested for the tree shortages.  The landscape waiver shortages will 
be identified on the revised plan. 
Ingersol and Crowe Drives 
3. Landscape waiver is requested for the shortages in greenbelt widths and greenbelt plantings. 
Parking Lot Landscape 
3. The eastern endcap island landscaping will be revised due to underground detention. 
Parking Lot Perimeter Canopy Trees 
A landscape waiver is requested for perimeter tree shortages.  A perimeter parking lot tree 
waiver will be noted on the next submitted plan set. 
Other Requirements 
An irrigation plan will be provided. 
 
AECOM Traffic Review dated May 18, 2016  
Internal Site Operations 
2.d. Parking island dimensions will be provided. 
4.b. The ramp where the sidewalk meets the parking lot near the bicycle parking will be ADA 
compliant with details provided.  
4.c. The sidewalk ramps at the driveway crossing will be ADA compliant with details provided. 
4.d. The ramps at the southeast quadrant of Novi Road and Crowe Drive will be affected. Ramp 
details will be provided. 
5.a. White crosswalk markings through driveway will be noted. 
5.b. Pavement markings in the loading zone will be labeled. 
5.c. A “No Parking Loading Zone” sign (R7-6) will be shown in the island adjacent to the loading 
zone. 
 
DRN & Associates, Architects, PC review dated April 18, 2016 

 DRN recommends approval. 
 Section 9 waiver is requested. 
 

Fire Department review dated May 11, 2016 
 Fire Department recommends approval. 
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sym. qty. botanical name common name caliper spacing root height price total
DL 50 Hemerocallis 'Stella D'Oro' Stella D'Oro Day Lilly Full, well rooted 1 gal. 15.00$    750.00$           
EA 51 Euonymus alata 'Compacta' Compact Burning Bush as shown 36" 50.00$    2,550.00$        
GT 6 Gleditsia t. var. inermis Honeylocust 3.0" as shown B&B 400.00$  2,400.00$        
HY 33 Hydrangea macrophylla' Nikko Blue' Nikko Blue Hydrangea as shown 36" 50.00$    1,650.00$        
KF 11 Calamagrostis x a. 'Karl Forester' Karl Forester Grass as shown No. 2 Cont. 15.00$    165.00$           
LT 8 Liriodendron tulipifera Tulip Tree 3.0" as shown B&B 400.00$  3,200.00$        
MA 12 Malus 'Adirondack' Adirondack Crab 2.5" as shown B&B 250.00$  3,000.00$        
PA 170 Pennisetum alopecuroides 'Hamln' Dwarf Fountain Grass as shown No. 2 Cont. 15.00$    2,550.00$        
PB 13 Pennisetum a. 'Little Bunnies' Little Bunnies Grass as shown No. 2 Cont. 15.00$    195.00$           
PC 2 Pyrus calleryana 'Cleveland Select' Cleveland Select Pear 3.0" as shown B&B 400.00$  800.00$           
SE 22 Sedum 'Autumn Joy' Autumn Joy Sedum as shown No. 2 Cont. 15.00$    330.00$           
TC 5 Tilia cordata 'Greenspire' Greenspire Linden 3.0" as shown B&B 400.00$  2,000.00$        
TM 7 Taxus x. media 'Hicksii' Hicks Yew as shown 36" 50.00$    350.00$           

550 Kentucky Blue Grass, (S.Y.) 6.00$      3,300.00$        
Mulch

90 s.y. 4" Deep Shredded Hardwood Bark Mulch  $35/s.y. 3,150.00$        
300 Sod $6/ s.y. 1,800.00$        

Irrigation 9,000.00$        
Total 37,190.00$      
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