CILY O]

ZONING BOARD OF APPEALS
CITY OF NOVI

Community Development Department
(248) 347-0415

cityofnovi.org

Case No. PZ14-0059

Location: (parcel 50-22-20-200-002 & 003)

Zoning District: R-4, Residential District (Open Space Preservation Option)

The applicant is requesting variance from the CITY OF NOVI, CODE OF ORDINANCES,
Section 2400 to allow reduce lot widths of lofs 14 and 70 (64.28 ft. required, 43 ft. and 50
ft. provided). The parcels are located east south side of Eleven Mile Road, west of Beck
Road (Section 20).

Ordinance Sections:

CITY OF NOVI, CODE OF ORDINANCES, Section 2403 requires that lot widths between the
proposed building and minimum front yard setback cannot be less than (71.4 ft.) 90%
(64.28 ft. required).

City of Novi Staff Comments:

According to the submitted plans, the lot widths between the proposed building and
minimum front yard setback cannot be less than ?0% (64.28 ft.) of the required minimum
width. Lot 14 has a minimum width of approximately 43 ft. and Lot 70 has a minimum
width of approximately 50 ft. between the proposed building envelope and the
minimum front yard setback. Please see the attached Plan Review Center Report from
the Site Plan review process for the redevelopment.

Standards for Granting a Dimensional Variance:
A variance may be granted if a practical difficulty exists due to all of the following:

e There are unique circumstances or physical conditions of the property such as
narrowness, shallowness, shape, water, fopography or similar physical conditions
and the need for the variance is not due to the applicant’s personal or economic
difficulty because

e The need is not self-created
because

. because .

e Therequested variance is the minimum variance necessary to do substantial
justice to the applicant as well as to other property owners in the district
because .

e Therequested variance will not cause an adverse impact on surrounding
property, property values or the use and enjoyment of the property in the
neighborhood or zoning district
because
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PLAN REVIEW CENTER REPORT

L J August 15, 2014
Planning Review

I i [')T‘ I Oberlin

cityofnovi.org JSP14-42

Petitioner
Singh Development, LLC

Review Type
Preliminary Site Plan with Open Space Preservation Option

Property Characteristics

¢ Site Location: 48301 Eleven Mile Road, south side of Eleven Mile Road, west of
Beck Road (Section 20)

e Site Zoning: R-4, One-Family Residential

e Adjoining Zoning: North (across Eleven Mile Road): PSLR, RM-1 with PRO; East: R-4;
West and South: RA

e Current Site Use: Vacant Land

e Adjoining Uses: North (across Eleven Mile Road): Medilodge Convalescent Home

(under construction); East: single-family residential; West: ITC utility
corridor; South: Vacant land

e School District: Novi Community School District
e Site Size: 29.9 acres

e Plan Date: 06-24-14

Project Summary

The parcels in question are located on the south side of Eleven Mile Road between Beck Road
and Wixom Road in Section 20 of the City of Novi. The property totals 29.9 acres. The current
zoning of the property is R-4, One-Family Residential. The applicant has proposed a 72 unit
single-family residential development utilizing the Open Space Preservation Option.

The Open Space Preservation Option is intended “...to encourage the long-term preservation of
open space and natural features and the provision of recreation and open space areas.” The
site meets the general eligibility requirements outlined in the ordinance detailing the Open
Space Preservation Option.

The site has a substantial amount of both regulated wetlands and woodlands. The applicant is
proposing woodland replacement free plantings off-site at the northwest corner of Eight Mile
Road and Garfield Road.

Recommendation

Approval of the Preliminary Site Plan is recommended. The applicant has provided the required
information to justify the use of the open space preservation option. Planning Commission
approval to permit off-site woodland mitigation is required.
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Ordinance Requirements

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 4
(R-1 through R-4: One-Family Residential Districts), 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 and incorporated as part of the final site plan
submittal.

1.

Open Space Preservation Option: The applicant is utilizihg the Open Space Preservation
Option which allows an applicant to develop the allowed number of units on a property
on a portion of the site in exchange for the preservation of natural features and open
space. The applicant has provided the required parallel plan showing the number of units
that could be developed on the site. In order to qualify for the option, the applicant must
save a minimum of 10% of the site as permanent open space. The applicant has proposed
21.46% open space in this case. The minimum lot size and width may be reduced
depending on the amount of open space proposed. In this case, the applicant could
have reduced lot areas to 8,000 sq. ft. and lot widths to 71.4 ft. The applicant has
proposed a minimum lof size of 8,217 sg. ft. and a minimum lot width of 72 ft. The Planning
Commission will hold the required public hearing prior to their consideration of the matter.
Quadlifying Permanent Open Space: Per the Zoning Ordinance, qualifying permanent open
space within a development using the Open Space Preservation Option can include the
following: steep slopes, wetlands, wetland setback areas, floodplains, natural
watercourses, woodlands, scenic views, agricultural components and recreational
pathways and facilities. The majority of the qualifying permanent open space within the
proposed development falls within the wetlands, wetland setback areas and woodlands
portions of the areas permitted. This includes the proposed ‘Oberlin Park’ along the west
side of the site, which does contain some regulated woodlands that will be preserved as
part of the development. The applicant shall provide a conservation easement over this
area as well as other quadlifying permanent open space at the time of Final Site Plan
submittal.

Minimum Lot Width: Lot widths between the proposed building and minimum front yard

setback cannot be less than 90% (64.28 ft.) of the required minimum width. Lot 14 has a

minimum width of approximately 43 ff. and Lot 70 has a minimum width of approximately

50 ft. between the proposed building envelope and the minimum front yard setback. The

applicant has indicated they will seek variances from the Zoning Board of Appeals for

these deficiencies.

Resource Inventory: A Resource Inventory noting natural features was included with the

plan set as Sheet 11, as required by the Zoning Ordinance. The Planning Commission is

asked to determine that the open space preservation plan meets the stated intent of this
section of the Zoning Ordinance.

Environmental Concerns: There are significant woodland and wetland impacts proposed.

The applicant has provided information detailing how the proposed impacts to both

woodlands and wetlands meet the intent of the ordinance. The applicant is proposing off-

sife planting of the majority of woodland replacement trees. The stated purpose of the

Woodland Ordinance (Chapter 37 of the City Code) is to:

(1) Provide for the protection, preservation, replacement, proper maintenance and use of
frees and woodlands located in the city in order to minimize disturbance to them and
fo prevent damage from erosion and siltation, a loss of wildlife and vegetation, and/or
from the destruction of the natural habitat. In this regard, it is the intent of this chapter
fo protect the integrity of woodland areas as a whole, in recognition that woodlands
serve as part of an ecosystem, and to place priority on the preservation of woodlands,
frees, similar woody vegetation, and related natural resources over development when
there are no location alternatives;
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(2) Protect the woodlands, including trees and other forms of vegetation, of the city for
their economic support of local property values when allowed to remain uncleared
and/or unharvested and for their natural beauty, wilderness character of geological,
ecological, or historical significance; and

(3) Provide for the paramount public concern for these natural resources in the interest of
health, safety and general welfare of the residents of the city.

It is staff's opinion that the off-site woodland replacement plan meets the stated purpose

of the Woodland Ordinance and will effectively be re-creating a woodland area. Per

Section 37-8(g) of the City Code: Relocation or replacement plantings may be considered

on private property provided that the owner grants a permanent conservation easement

and the location is approved by the planning commission. Appropriate financial
guarantees must be in place for all proposed replacement frees until such time as said
frees are planted per the approved plan and the warranty period has expired. All created
woodland areas at the off-site location would need to be preserved with conservation
easements. Additionally, any created or preserved woodland and wetland areas on the
subject property would also need to be preserved with conservation easements. See the
wetland, woodland and landscape review letters for addifional information.

6. Residential Development Entrance Lighting: The applicant should contact Jeremy Miller

(248.735.5694) in the Engineering Division to begin the process of working with the City and

DTE on the installation of the entrance light.

Response Letter

A letter from either the applicant or the applicant’s representative addressing comments in this,
and in the other review letters, is requested to be submitted prior to the Planning Commission
meeting and with the next set of plans addressing each of the comments listed above and in
other review letters.

Chapter 26.5

Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be
completed within two years of the issuance of any starting permit. Please contact Sarah
Marchioni at 248-347-0430 for additional information on starting permits. The applicant should
review and be aware of the requirements of Chapter 26.5 before starting construction.

Pre-Construction Meeting

Prior to the start of any work on the site, Pre-Construction (Pre-Con) meetings must be held with
the applicant’s contractor and the City’'s consulting engineer. Pre-Con meetings are generally
held after Stamping Sets have been issued and prior to the start of any work on the site. There
are a variety of requirements, fees and permits that must be issued before a Pre-Con can be
scheduled. If you have questions regarding the checklist or the Pre-Con itself, please contact
Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community Development
Department.

If the applicant has any questions concerning the above review or the process in general, do
not hesitate to contact me at 248.347.0586 or kkapelanski@cityofnovi.org.

g\ Lo

Kristen Kapelanski, AICP — Planner
kkapelanski@cityofnovi.org or 248-347-0586
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ZBA Case No. 78A meeting date DS VAN R

Check# Include payment wiih cash or check written to "City of Novi”
TO BE COMPLETED BY APPLICANT - PLEASE PRINT
***please submit one orlginal full set of all documentalion relevant to the appeal plus 14 additional complele sets,

Applicant's Name Singh Development, LLC Date November 20, 2014

Company (if applicable)

Address* 7125 Orchard Lake Road, Suite 200 City West Bfoomlfield
State MI Zip code 48325-3005 *Where all case correspondence 15 to be mailed
Applicant's E-mail address Mixe.Kahm@singhmail.com

Phone number 248.865.1600 Fax number

Request is for:

e Residential Vacant property I Commercial T3 Signage
Address of subject ZBA case o AT Zip code 48374
Cross roads of property Eleven Mile Road west of Beck Road
Sidwel number 50-22- 20-200- 002 May be obtained from Assessing Depariment (248) 347-0485
Is the property within a Homeowner's Association jurisdiction? LI Yes kX No
Zoning [Please circle one} I"IR-A 7R ["IR-2 JIR-3 [KiR-4  [7IRM-1 TIRM-2

T MH 14 ) Fire e {hea Other

Property owner name (if other than applicant)

Does your appeal result from a Notice of Viclation or Citation issued? £ Yes No
Indicate Ordinance section(s) and variances requested:

1, Secfion 2400 Variance requested To increase the front yard seiback for Unit 14 from 30 to
2. Section Variance requested 52.65' (average)

3. Section : Variance requested

4, Section Varonce requested

Please submit an accurate, scaled drawing of the property showing:

a. All properly lines and dimensions cometated with the legal description.

b. The location and dimensions of all existing and proposed structures and uses on property.

c. Any roads, easements, drains, or waterways which fraverse or abut the property and the ot area and setback. ;
d. Dimensions necessary 1o show complionce with #he regulations of this Ordinance. <




State the practical difficulties which prevent conformance with the Zoning Ordinance requirements {attach separate sheet
if necessary):
To avoid impacts to wetlands, it is necessary to increase the front yard setback in order to meet the lot widlh requirement.

Describe any unique circumstances regarding the properly [i.e., shape, topography, efc.) which ore not common to other
properties in the area and which prevent strict compliance with the Zoning Ordinance:

The configuration of existing wellands requires a unique shape to the lol. The front yard selback will be increased, and the lot will still conform to minimum lot
area and width.

There is a five {5} day hold period before work/action can be taken on variance approvas,

SIGN CASES ONLY:

Your signature on this opplication Indicates that you agree to Install o Mock-Up Slgn ten (10} days betore the scheduled IBA meeting. Failure to
install a mock-up sign may result in your cose not being heard by he Board, postponed 1o the nexi scheduled ZBA meeting, or cancelled, A
mock-up sign i NOT to be the aclual sign. Upon approval, the mock-up sign must be removed within five (5} days of the meeting, If the case is
denled, the opplicont Is responsible for all cosis involved In the removal of the mock-up or aclual sign [if erected under violation) within five {5}
days of the meeting.

Clty of Novl Crdinance, Section 3107. - Miscellaneous

No order of the Board permithng the erection of a buliding shall e vald for a penod ionger than one (1) year, uniess a bulding permit tor such
erection or afteration is obtained within such period and such erection or alteration Is started and proceeds 1o completion in accordance with
the terms of such permit.

NO OIQer OF INE BoOrd PENTIING G Use OT O DUICING Of premises SNGl DE Vaia 1of a Peroa IoRger 1nan one-nunares ang egnty {18u) aoys
unltess such use is established within such a peried; provided, however, where such use penmitied is dependent upon the erection or alteration
of a building such order shali 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 ferms of such permit,

PLEASE TAKE NOTICE:

The underSIgned hereby appeals the determination of the Building Official / Inspector or Crdinance made
: Construct new home/building Addmon to existing home/building
essory building §

0 : Signhage Other
\ /{ BN {(/20 20(¢

‘ Kgp\hgﬁnfs Signature S Date
%PXQ gl / 20/ 264

Prope ners Signature Date

Use

DECISION ON APPEAL

Granted Denied

The Building Inspector is hereby directed to issue a permit to the Applicant upon the foliowing items and conditions:

Chairperson, Zoning Beard of Appeals Dale
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F03)
cityolnoviorg S e 0 {;OMMUMWﬁﬁ%ﬁg"ﬂﬂf;w‘r
IBA Cose No. j /2.,"} % Ju & O IBA meeting date R Iev ARk

Checkit Include payment with cash or check written to "City of Novi"
TO BE COMPLETED BY AFPLICANT - PLEASE PRINT
**Please submit one original full set of alt documentailon relevant to the appeal plus 14 additional complete sets,

Applicant's Name Singh Developmant, LLC Date November 20, 2014

Company (if applicable)

Address* 7125 Orchard Lake Road, Suite 200 City West Bloomfietd
State Ml Zip code 48325-3005 *Where all case correspondence is to be maited
Applicant's E-mail address Mike.Kahm@singhmall.com

Phone number 248.865.1600 Fax number

Request is for:

Residential Vacant property £ Commercial i Signage
Address of subject ZBA case : lip code 48374
Cross rocads of property Eleven Mile Road west of Beck Road
Sidwell number EQ-22- 20-200- J02 May be obtained from Assessing Department [248) 347-0485
Is the property within a Homeowner's Association Jurisdiction? I Yes No
Zoning [Please circle one) Vi R-A 1“__"_ER-] {iR-2 [ iR-3 XiR-4  |IRM-1 T IRM-2

v i b2 I"tre e e Other

Property owner name (if other than applicant)
Does your appeal result from a Nollce of Viclkation or Citation Issued? [ Yes No
Indicate Ordinance section{s} and variances requested:
1. Section 2400 Variance requested To increase the front yard setback for Unft 70 from 30' to
2. Section Variance requested 70.18' {average)
3. Section Variance requested
4, Secticn Variance requested

Please submit an accurate, scaled drawing of the properly showing:
All property lines and dimensions correlaled with 1he legol description.

b, The location and dimensions of oll existing and proposed structures and uses on property.
c. Any roads, easements, drains, or waterways which fraverse or abut the property and the lot area and setback.
d. Dimensions necessary 1o show compliance with the regulations of this Ordinance.




State the practical difficulties which prevent conformance with the Zoning Ordinance requirements {attach separate sheet
if necessaryl:
To avoid impacts to wetlands and the Novi-Lyon Drain, it is necassary to increase the front yard setback in order to meet the lot width requirement.

Describe any unique circumsiances regarding the propeny (i.e., shape, fopography, efc.) which are not common to other
properiies in the area and which preveni strict compliance with the Zoning Ordinance:

The configuration of existing wetlands requires a unique shape to the lot. The front yard setback wilf be increased, and the lot will still conform to minimum ot
area and width.

There 1s a five {5) day hold period before work/action can be taken on variance approvals.

SIGN CASES QONLY:

Your signature on this application indicates that you agree to Install o Mock-Up Slgn fen (10} days before the scheduled ZBA meeting. Failure to
install a mock-up sign may result in your case nol being heard by the Board, postponed to the next scheduled I8A meeting, or concelled, A
mock-up sign is NOT to be the actual sign. Upon approval, the mack-up sign must be removed within five §5) days of the meeting, If the case is
denied, the applicant is responsiole for ai costs involved in the removal of the maock-up or aclual sign (it erecied under violalion) within five (5)
days of the meeting.

Clty of Novi Ordinance, Sectlon 3107, - Miscellaneous

NoO order of the Board permiting the erection of ¢ buitding shall be valid tor & penod longer than one [ 1} year, uniess a bulding permit for such
erection or alteration Is obtained within such period and such erection or alleration Is started and proceeds to completion In accordance with
the terms of such permit,

NGO Oraer Or Ine 80ara permitmng a use o1 a DUKAING Of RICMISES sRall Dg YOIl 101 G penca onger inan one-nunarea ana eIgny { 18U aays
unless such use is established within such a period; provided, however, where such use permiited is dependent upon the erection or aiteration
of a building such order shall continue In force ond effect if o building permit for such ereclion o alleration is obloined within one {1} year ond
such erection or alteration is started and proceeds to completion in accordance with the terms of such permil,

PLEASE TAKE NOTICE:

The undersigned hereby appedls the determination of the Building Official / Inspector or Ordinance made
e Construct new home/ouilding Addition to existing home/building
ccessory bullding Signage Other

Oﬁjw\ H/za}alw{-

Use

Appl{'ceﬁfs Signature Date
4 M /Z§/20/4'
— Prope@})wners Signature Date

DECISION ON APPEAL

Cranted Denied

The Building Inspector is hereby directed io issue a permit to the Applicant upon the following items and conditions:

Chairperson, Zoning Board of Appedails Date
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State the practical difficulties which prevent conformance with the Zoning Ordinance requirements (attach separate sheet

if necessary):
To avoid impacts to wellands and the Novi-Lyon Drain, it is necessary to Increase lhe front yard setbacks in order to meet the lot width requiremant.

Describe any unique circumstances regarding the property {i.e., shape, topography, elc.} which are not common to other
properies in the area and which prevent strict compliance with the Zoning Qrdinance:

The configuration of existing wellands requires a unique shape to the lwo subject lols. The front yard setback will be Increased, and the lots will still conform 1o
minimum fot areas and widths.

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

SIGN CASES ONLY:

Your signature on this application indicates thal you agree to install o Mock-Up Slgn ten {10] days before the scheduled ZBA meeting. Faiiure fo
install @ mock-up sign may result in your case not being heard by the Board, postponed 1o the nexi scheduled IBA meeting, of cancelled. A
mock-up sign Is NOT fo be the aclual sign. Upon approval, the mock-up sign must be removed within five {5} days of the meeling. f the case is
denled, the applican s responsible for all costs invoived In the removal of the mock-up or actual sign (I erected under violation) within five (5}
days of the meeting.

City of Novl Ordinance, Section 3107, - Miscellaneous

No crder ol the Board permitting the erection ot ¢ bulding shall be valid tor a period longer than one {1} yeor, uniess a bullding permit tor such
erection or alteration Is obtained within such period and such erection or alteration is staded and proceeds to completion In accordance with
the terms of such permit.

NG OrQer O1 e BOAra pefmiInng a use OF O DUICHNG Of premises snail De vaia 1o a pPenod innge: inan one-nunarea ana eignrty [ 18U} aays
untess such use Is established within such a period; provided, however, where such use permitied Is dependent upon the erection or atteration
of a building such order shall continue in force and effect if a building permit for such erection or alleration is obtalned within one {1} year and
such erection or alleration is started and proceeds to completion In accordance with the ferms of such permit.

PLEASE TAKE NOTICE:

The undermgned hereby appeals the determination of the Building Official / Inspector or Ordinance made
o Construct new home/building Addition fo existing home/building

Accessory building Use Signage ¢ Other
e 1 =
P W\z20|4
Applicants Signature Date
TS Bk 122014
Froperly Owners Signature Date

DECISION ON APPEAL

Granted Dented

The Building Inspector is hereby directed to issue a permit to the Applicant upon the following items and conditions:

Chailrperson, Zoning Board of Appeals Date
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