ZONING BOARD OF APPEALS
CITY OF NOVI

Community Development Department
(248) 347-0415

cityofnovi.org

Case No. PZ13-0005

Locatlon: 44225 Twelve Mlile Road GFS Maikeiplace
Zoning District: RC, Reglonal Center District

The applicant is requesting variances from CITY OF NOVI, CODE OF ORDINANCES, Section 2400.
Building and parking setback requirements are stated in Section 2400. The minimum building
selback in the RC Distdct in all yards is 100 ft. The proposed building setbdack in the eastern yard is
65 fi. and the proposed building setback in the sauthem yard is 28 f1. The minimum side and rear
yard parking setback in the RC Districiis 10 fi. The praposed parking area is setback 4 . in the side
{weslern) yard and is setback 3 fi. in the rear (southem) yard. The properly is localed wesl of Novi
Road and south of Twelve Mile Road.

Crdinance Sections:

CITY OF NOVI, CODE OF ORDINANCES, Section 2400 requires thaf buildings in the RC Zoning District
be setback 100 fi. '

CITY OF NOVI, CODE OF ORDINANCES, Section 2400 requires that porking in the side and rear yard
in the RC Zoning Dislrict be setback 10 ft.

Clty of Novi Staff Comments:
Please see attached Plan Review Center Report.

Standards for Granting a Dimensional Varlance:
A varionce may be granted if a practical difficulty exists due to all of the following:
¢« There are unique circumstances or physical conditions of the property such as narrowness,
shallowness, shape, water, topography or similor physicol conditions and the need for the
variance is not due to the applicant’s personal or economic difficulty
because
« The need is not seif-crealed because
+ Sirict compliance with regulalions governing areaq, setback, frontage, height, bulk, densny
or other dimensional requirements will unreasonably prevent the properly owner from using
the property for a permilled purpase, or will render conformity with those regulations
unnecessarily burdensome because
« The requested variance is the minimum variance necessary to do substantial justice fo the
applicani as well as to other property owners in the district
because
¢ Therequestied varance will not couse an adverse impact on surroundmg property,
property values or the use and enjoyment of the property in the neighbornood or zoning
district because ;
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PLAN REVIEW CENTER REPORT
January 16, 2013
Planning Review
GFS Marketplace

JSP12-71
Petilioner
Sun Vally, Ltd.
Review Type
Preliminary Site Plan and Special Land Use
Property Characterlstics
+ Site Location: South of Twelve Mile Road, west of Donelson Drive (Section 15)
¢ Site Zoning: RC, Regional Center
« Adjoining Zoning: North: OS-1, Office Service (across Twelve Mile Rd.); South and East: RC:
West: OST, Planned Office Service Technology
¢ Current Site Use: Vacant outlot of Twelve Mile Crossing at Fountain Walk shopping center
¢« Adjoining Uses: North and West: Existing office; South and East: Shopping Center;
¢ School District: Novi Community District
e Existing Site Size: 67.21 acres
o  Proposed Site Size: 2.15 acres
« Plan Date: 12-14-12

Project Summary

The applicant is proposing to construct an approximately 16,000 sq. ft. GFS Marketplace retail store on
an existing outlol near the northeast corner of the Twelve Mile Crossing at Fountain Walk shopping
center. The applicant has proposed splitling the parcel off from the larger shopping center parcel.
Associated parking and landscaping would also be constructed.

Recommendation -

Provided the applicant receives the necessary variances from the Zoning Board of Appeals, staff
recommends approval of the Preliminary Site Plan and Speclal Land Use Permit, Considering the size
of the undeveloped space In guestion, some of these variance requesis may be unavoidable. In
order to meet the building setbbacks on all four sides of the proposed building, the applicant would
have to reduce the size of the building by 30%. There are only minor planning related items to be
addressed on the Final Site Plan submittal. There are more significant items to be addressed in the
landscape and fagade reviews. Prior to proceeding to the Planning Commission, the applicant

should submit the relevant sheetis for a revised Preliminary Site Plan review for facode and landscape
only.

Ordinance Regquirements
This project was reviewed for conformance with the Zoning Crdinance with respect o Article 17 (RC,

Regional Center District), Article 24 (Schedule of Regulations), Article 25 {(General Provisions) and any
other applicable provisions of the Zoning Ordinance, Items in bold below must be addressed by the
applicant.

1. Building Setbacks: Buildings must be sefback 100 feet from all property lines. The proposed
building is setback 65 feet along the east property line and 28 feet along the south property line.
The applicant has elected to seek variances from the Zoning Board of Appedls for these
deficiencies. If the variances are not granted, plans will need to be modified to meet the
ordinance standards.

2. Parking Setback: Parking areas must be setback 10 feet along side and rear property lines. The
proposed parking setback in the western side vard is 4 feel and the proposed setback in the
southern rear yard is 3 feel. The applicant has elected to seek variances from the Zoning Board of
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December 21, 2012

Zoning Board of Appeals
City of Novi

45175 W 10 Mile Rd
Novi, Ml 48375

Re:  Setback Variance Request — Application Items #9 & #10
GFS Marketplace Store ~ Novi, Ml
Paradigm Project #1206049

Dear Board Members:

In addition to the information contained on the ZBA application and enclosed plans, we have
prepared the following additional discussion regarding these requests:

8. Regarding the building setbacks, the practical difficulties associaled with this project are
primarily driven by the project being part of a larger development (Fountain Walk) which
is zoned RC — Regional Center. The setbacks associated with this zoning district are
relatively large (100’ from all property lines) due to typical large retail center layout that
located buildings in the center of the site surrounded by parking. However, when these
setbacks are applied to a small (2.15 acre) outlot, the 100" setback distance is very
restrictive and limiting to development on this size parcel.

s Easl Building Setback: While the proposed site plan shows the building
encroaching into this setback, we have designed the site to eliminale parking
east of the building (which would be permitted per ordinance up to 10' from east
properly line) in order to provide additional screening. Although the buiiding does
not meet 100" setback, there will be more screening to soften the view of the
building than standard commercial development, with parking between building
and roadway.

o South Building Sethack: This setback encroachment is due to proposed property
line to create separate GFS outparcel. This is a 100’ setback within the same
development, and it is our understanding that the 100’ setback was intended to
be provided at perimeter of larger development,

o West Parking Setback: The setback encroachment is necessary to limit the
selback variance on the east property line. In addition, the remainder of the
development parking consists of double rows of parking, while we have provided
a small (7.5') landscape buffer along this west property line.

s South Parking Setback: This setback encroachment is again due to proposed
property line to create separate GFS outparcel. A 13' wide landscape area is still
provided between adjacent driveway and GFS parking, which exceeds 10’
landscape setback required by ordinance. However, the proposed property line
is located to keep existing site lighting on larger development parcel and creates
the need for setback variance.
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