
cityofnovLorg 

ZONING BOARD OF APPEALS 
CITY OF NOVI 

Community Development Department 
(248) 347-0415 

.<::ase No. PZ13·0038 27855 Cabol Drive (Slarbucks) 

Location: 27855 Cabol Drive 

lonlng Dislrtcl: OST, Planned Oflice Service Technology 

The applicant is requesting variances from the CITY OF NOVI, CODE OF ORDINANCES, 
Section 2400 to allow a 5 foot reduction in the required 50 loot building setback, to allow 
a 10 fool reduction in Ihe northern yard of Ihe required 20 foot parking setback, Section 
2506.12,d to allow a drive-through lane without the required 18 foot bypass lane and 
Section 2503,2,F.4 to allow a 5 foot reduction in the required 20 foot accessory structure 
setback, The property is located at the northwest corner of Cabal Drive and Twelve Mile 
Road. 

Ordinance Seclfons: 
CITY OF NOVI, CODE OF ORDINANCES, Section 2400 requires buildings be selback 50 feet 
from all property lines and paridng be setback 20 feet from all properly lines, Section 
2506,12.d requires an 18 foot bypass lane be provided adjacent to all proposed drive
through lanes, Section 2503,2.F.4 requires all accessory structures be setback the same 
as porking (20 feet in this case) from all property lines, 

City of Novi Sialf Comments: 
Please see the aliached Plan Review Center Report from the Site Plan review process for 
the redevelopment. 

standards lor Granllng Dimensional Variances: 
A variance 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 similar physical conditions 
and the need for the variance is not due to the applicant's personal or economic 
difficulty because-,-_______ _ 

• The need is not self-created 

• Strict compliance with regulations governing area, setback, frontage, height. 
bulk. densi1y or olher dimensional requirements will unreasonably prevent the 
property owner from using the property for a permUted purpose, or will render 
conformity with those regulations unnecessarily burdensome 

• The requested variance is the minimum variance necessary to do substantial 
justice to the applicant as well as to other property owners in the district 

• The requested 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 



cilyofnovLorg 

Pelllioner 
Northem Equities Group 

.Review Tvpe 

PLAN REVIEW CENTER REPORT 
June 14,2013 

Planning Review 
Slarbucks 
JSP 13-38 

Preliminary Site Plan with Retail Service Overlay 

Properly Characteristics 
• Site Location: 

• Site Zoning: 
• Adlolning Zoning: 
• Current Site Use: 
• Adjoining Uses: 

• School District: 
Site Size: 

• Plan Date: 

prolect Summarv 

Northwest corner of Cabot Drive and Twelve Mile Road (Section 
12) 
OST, Planned Office Service Technofogy 
North, South, Easf and Wesl: OST 
Vacant 
North and East (across Cabol Drive): Professional offices; Wesl: ITC 
utlilly corridor; South (across Twelve Mile Road): vacant, ITC 
Headquarters, Holiday Inn Express 
Novi Community School Dislricl 
0.74 acres 
06-03-13 

The parcel In question is located at the northwesl corner of Cabot Drive and Twelve Mile Road in 
Seellon 12 of the Cily 01 ~Iovi. The property totals 0.74 acres. The current zoning 01 the property 
is OST, Planned Office Service Technology. The appicant has proposed a 2.032 sq. ft. Starbucks 
restaurant with an accessory drive-through (with associated oarking, landscaping and 
stormwafer facilities) utilizing the Retail Service Overlay Option. 

The Retaii Service Overlay Option is infended ..... to provide a limited amount of retail and 
personal serv'ce establishmenfs to serve Ihe employees of and visitors to the nearby office use 
areas." The option allows additional uses not typically permitted in the OST Distriel provided 
certain conditions are met and subjeel to the Special Land Use requirements outlined in Section 
2516.2(c). A drive-through restaurant is a use permitted under this option. 

Recommendation 
Provided the noled variances and waivers are granted, approval of the Preliminary Site Plan Is 
recommended. The applicant will be seeking several variances and waivers from the Zoning 
Board or Appeals and Planning Commission as detailed in this and in the accompanying staff 
and consultant review letters. The applicant has met the standards of the Retail Service Overlay 
Option and there are only minor planning related Items to be addressed on the Final Site Plan 
submittal. 

Special Land Use Considerations 



Starbucks JSP1J·J6 
PretlminOlY Site P!on Review 

JvM 14,2013 
Poge3 

This is the onty fast food drive-through restaurant proposed at the intersection of a non
residential collector and major arterial road, The hours of operation 01 Ihe use must be 
limited !o 6AM to WPM, The applicant should Inctude a note on the plans limiting the hours 
of operation. A total of 15% 01 the site must be maintained as open space, Although it 
appears the site wilt meet this req<.;iremenL the applicant has nol clearty provided the 
open space calculations, A sheet IIIled 'Open Space Plan' shall be Included In the plan 
set providing area calculations tor open space and Identitying Ihose areas which count 
towards open space, The proposed building is approximately 2,032 square leet, consistent 
with ordinance requirements for fast lood restaurants. An access point has been provided 
to the adjacent non-reSidential street. Cabot Drive. An indoor and ouldoor dining area 
has been provided. The proposed la<;:ade has met the standards 01 the fa<;:ade 
ordinance and wilt be complementary to the design of other buildings in the area. The 
drive-through lane has been screened with landscaping, Troffic Impact information (see 
note later in this letier) and Noise Impact Statement have been provided. A public 
hearing to be held by the Planning Commission Is required. 

2, Building Setbacks: Buildings in the OST District must be setback 50 leet from dll property 
lines. The plan indicates a 45 foot building setback in the northern yard, The applicant has 
Indicated they will seek a variance Irom the Zoning Board ot Appeals for this deficiency. 

3, P_Clrking Setbacks: Parking areas in the OST District must be setback 20 feel from ali 
property lines, The plan indicates a 15 foot parking setback in the western yard and a 10 
foot setback in the northern yard, The applicant has Indicated they will seek a variance 
from Ihe Zoning Board of Appeals for these deficiencies. 

4. Drive-throuah Bypa~s Lane: The Zoning Ordinance requires an 18 foot bypass lane to be 
provided ddjacent 10 all drive-through lanes, No bypass tone has been provided and the 
applicant has Indicated they will seek a variance from the Zoning Board of Appeals for this 
deficiency, 

5, . Accessory Structure Setback: Accessory structures must be setback the same as parking 
from ali property lines, in this case, 20 feet. The proposed dumpster is 15 feet from the 
adjacent property line. The applicant has Indicated they wlll seek a variance from the 
Zoning Board of Appeals for this deficiency. 

6. Traffic study: The opplicanl has submifted a Traftic Impact Study as required by the Zoning 
Ordinance, However, the study submitted does nol eValuate all potential Impacts of the 
proposed development and the Planning Commission must determine whether they wish to 
wolve the need for a full Traffic Study. See the traffic review letter for addit:onal 
information. 

7, Use of the ITC UU:jjy Corridor: The dpplicant has proposed an dCCess drive through the 
adjacent IIC Corridor. A copy of the executed license agreement permlHlng this access 
drive must be provided to the City, See the engineering review Ie Her for additional 
information, 

8, Signa9~l Exterior Signage is not regulated by the Plonning DiviSion or Planning Commission. 
Please contact Jeannie Niland (248.347.0438) for information regarding sign permits. 

Response LeHer 
A letter from either the applicant or the app:icant '5 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, 

Chapler 26,5 
Chapter 26,5 of the Cily of Novi Code of Ordinances generally requires all projects be 
completed within two years ot the issuance of any starling permit. Please contact Sarah 



Planning Review Summary Chart 
S larbucks JSP 13-38 
Preliminary Site Plan Review 
Plan Dated' 06-0°-13 v 

Item Required 

Master Plan Office RD Tech 

Zoning OST 

Office and Retail 
Use (Sec,.230 I A 

Service Overlay 
and 2302A) 

uses 

Building Height 
Maximum 46 feet (Sec. 2400) 

Proposed 

Office RD Tech 

OST 

Starbucks restaurant 

Aooroximateiy 20 
feet 

Retail Service Overlay Provisions (Sec. 2302A) 
Only one fast food 
restaurant is 
permilled at the 
Intersection of a One fast lood 

Number of 
minor arterial road restaurant at the 

last food and arterial road intersection of a 

restaurants 
Of at the non-residential 

. Intersection of an colieclar and a 
arterial or major major arterial road 
arterial and non-
residen tiol 
collector i 

I 

Limited 10 6AM ~ours of operation Hours of 
operation IOPM : nol indicated 

A minimum of 15% 
Open space 

Open must be 
calculations nol 

Space landscaped open 
provided 

space 
Freestanding fast 
feod restaurants 

Building Size musl be between 2032 sq. ft. 
1,800 sq. ft. and 
10.000 Sq,!!. 
Sites must be Access drive onto 

Vehicular connected to Cabot Drive 
and non-resldenlial provided, 
pedestrian sfreets and connection to 
connections neighboring Cabot Drive 

• properties sid",;\i9Ik provided 

Fayade 
Architectural 
desiqn and 

Meets 
Comments 

Requirements? 
i 

Yes 

Yes 
Public Hearing 
required. 

i 
, 

Yes 
Planning 
CommIssion tindlng 
01 faclors IIsled in 
Seellon 2302A.2.b 
required. 

Yes 

, .. -

Yes 

I .... 

I Yes? 

Applicant shoutd 
Include a nole on 
the plans Indicating 
Ihe hours 01 
oJ:>,.,ratlon 
Appllcanl should 

Yes? 
provide Ihe 
required open 
space calculations 

Yes 

Yes 

See fa~ade review 
comments for 



Item Required Proposed 

Front (south) 50 feet 69 feet 

Meets 
Requirements? 

• Yes 

Comments 

Exterior Side 50 teet 82 fool I Y 
-- (east) I os , 

Inlerlor Side 50 feel 50 teet Yes ,'-
~",s!J_:-:-:--+ ______ --L~ ______ ----,-______ -+--:--;;-.. . 

Rear (north) , Applicant had 
! Indicated they will 
! seek a variance 

from the Zoning 
50 feet 45 teet No 

I 

f--........ • I Board of APpea!S'--1 

pa~~~~~is~c-~c-t~_l~_k,S!c-(~_~_~_~_!_;O_O_) ___ -;1_22_22_ff_Oe_OO_.jl:--------rICCYO-S-----'I,.: ---. ., 
Extorior Sido • 20 toet Y 
ieasll es 
Interior Side Applicant has 
(west) ,Indicated they will 

• 20 feet 15 foot 

Rear (north) 

, 20 feol 10 feel 

1-------11-::---;-----;-----/ ....... ----~--+ 
One for each 
employee plus 
one for each two 
persons allowed in 
the seating and 
waiting area 

Number 01 
Parking Spaces 41 people/2 " 22 29 spaces 
(Sec. 2505) spaces 

4 employees = 2 
spaces I 

Parking Spaco 
Dimensions 
(SOc. 2506) 

24 spaces 
reauired 

I 9' x 19' parking 
space dimensions 
(9' x 17' if 
overhang on 7' 
wide interior 
sidewalk or 
landscaped area 
as long as dotail 
indicalos 4" curb) 
and 24' wide 
drives. 

9' x 17' parking 
space dimensions 
with 24' wide drive 
lor 90" parking 

: layout. 

I 

No 

No 

seek a variance 
from the Zoning 
Boord of Appeals. 
Applicant has 
Indicated they will 
seek a variance 
from the Zoning 

_____ +-"B"'09r<1 of Appeals. 

Yes 

Yes 

A 4" curb should be 
i indicated wherever 

17' parking spaces 
are proposed. 

-------~-----~. 

Page 3 01 6 



I 

i 

Item 

Bypass Lane for 
Drive-through 
(Sec, 2506) 

Width and 
Centerline 
Radius of Drive-
through Lanes 

l2"'c. 25061 

Drive-through 
Lanes 
Separation 
(Sec. 2506) 

---~'""". 

Accessory 
structure 
Setback-
Dumpster 
(Sec. 2503) 

---

Dumpster 
(Chap. 21. 
Sec.21-145) 

Required 

Drive- through 
facilities shall 
provide 1 bypass 
iane. Such bypass 
lane shall be a 
minimum of 18' in 
widlh unless , 
otherwise 

Proposed 

No bypass lane 
provided 

' determined by the 
, Fire Marshal. ' 

Drive-through 
lanes shall have a 12' width. Centerline 
minimum 9' width radius not clearly 
and centerline indicated 
radius of 25'. 
Dove-through 
lanes shall be Drive-Ihrough lanes 
separate from the are situated on the 
circulation routes north side of the 
and lanes proposed slructure 
necessar; fer wrapping around to 
ingress to, and : the west side of the 
egress from, the building 

i prooertY'm 
Accessory 
structures should 
be in the rear yard Dumpster enclosure 
and setback a 
minimum otlO' 

setback 17 feet from 

from any building 
the proposed 
building and setback 

unless sln)cturally 15 feet from 
attached to the 
build1ng and 

adjacenl property 

setback the same 
line in the side yard. 

as parking from all 
orooertLlines. . .... 
Screening of not 
less than 5 feet on 
3 sides of 
dumpster 
required, interior 

Screening details 
bumpers or posts 

meeting ordinance 
must olso be 
shown. Enclosure 

requirements 

i to match building 
provided 

materials and be 
at least one foot 
taller than height 
of refuse bin. 
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! 

! 

Meets 
Requirements? 

No 

Yes? 

Yes 

No 

Yes 

Comments 

Applicant has 
indicated they will 

, seek a variance 
: from the Zoning 

Board ot Appeals. 

' Applicant should 
Indicate the 
centerline radlvs. 

I 

Applicant has 
Indicated they seek 
a variance from the 
Zoning Board of 
Appeals for the 
deficient dumpster 
setback. 

: 

. ... -. 

, 



· ... ZONING BQARD·OFAPPEALS . 
. CrrYOF NOVI . IV D 

COlimlunity.lle:veIQpmen(·1)eplll·tment JUt 7013 
.. 248 347-0415 . 

L!::=====================::::;;=UFNOVI 
df¥ofnovi.org 

For Orrlelal Use Only 

Payment Received: ~_--,=.=-. 

Check #'-___ Inciuda paymenl wilh cash or ahack wriHen 10 'Clty of Novi." 

.cOMMUNITY DEVr:LOP~ ENT 

-' (c!i~Cf::lV 0 
I JUt 1 2013 

TO BE COMPLETED BY APPLICANT - PLEASE PRINT 
Ploase submit one original signed applloatlon and 13 copies of all supporting documenlallon r;'lttJMM~'i1\~~VJ 

NITYDEVELOPM 
Applicant's Name Joseph Dro/shagan _~ .. ~_~_ .. ~~ .. ~_. Date~112013~_.. Nr 

Company (IF epplicable) Northern EqulUes Groop .. ~~ 

Address' 39000 Counliy Club Drlve City Farmlnglon Hills $T MI ZIP 40331 
J\.'Vha((l: a;l (;ase cQrrespondenoo!s to. be mailed, 

Appllcant·s E-mail Address:.mdrol.hagen@noreq.com . 

Phone NUmber (2AO ) _8_46_.6_4_00 ________ _ FAX Number (248 ) _i_4B_.Q_7Q_O .. _______ ~ 

Request Is for: 

C::IResldential Construclion (N"1wl Existing) 0 Vacant Property .~ Commercial 0 Signage 

Cabal Dlive 40377 1. Address of subject ZBA case: ZIP __ . __ _ 

2. Sidwell Number: 5022 - 12·400·039 ._ may be obt,lned (romA",,,lng Dapartm.nl (2~8l347'()485 

3. Is the property within a Homeowner's Association jurisdiction? Yes 0 NofXJ 

, . ~Ioggerty Corridor Parinsrs 
6. Property Owner Name (If othor Ihan applicant) 

6. Does your appeal rcaull from a Notice of Violal!on or Citation Issued? DYes I2'lNo 

7. Indicate ordinance sectlon(s) and variances requested: 

1. Seciloo_~~ __ .. __ Vanance requested Pia"" Sa. "!Inched Sheet ·llem 7 _____ ~ __ 

2, Sec!ion. ________ VBrionce r.quested~ ___ ~ 

3. Seelioo Variance requ.sled. ________________ .~-_ 

4. Seclloo Variance reqoosted_ .. ~_. _______________ _ 

6. PleaSE) submit an accurate, scaled drawing of the property showing: 

a, A!I property lines ond dimensions correlated with the legal doscription. 
b. The location and dimensions of all eXlsllog and proposed Sll1.lclures and uses on property. 
c. Any roads. easements, drains, or waterways which traverse or abut Ihe property and the 101 araa and setback. 
d. Dimensions necessary 10 show compliance with Ihe regulations of this Ordinance. 



9. Siale Ihe pracllcal difficulties which prevent conformance with the Zoning Ordinance requirements (attach separale 
sheet if necessary); 

-SflDStl 8ae A!!achad Shunt ~ Hnm if 

_ .. __ ._--

10. Describe any unique clrcumstances regarding Ihe property (Le., .hape, topography, etc.) which are not common 
to olher properties In Ihe area and which prevenl slrlqt compliance wilh the Zoning Ordinance: 

Please Sea Allachnd Sheet ~ nem 10 

SIGN CASES ONLY: 

Your signature on lhls appllcallon Indicates Ihat you agree 10 Inslall a Mock-Up Sign len (101 days before the scheduled ZBA 
meellng. 
Failure 10 Inslall a mock-up sign may reault In your case nol holng heard by Iha Board, poslponed 10 IhO nexl scheduled ZBA 
meeting, or cancelled. A mock-up sign Is NOT to be the aclu.1 .'gn. Upon approval. Iho mock-up sign must be removed w!lhln 
five (5) days 01 the meeting. If the case Is denied, the applicant Is responsible lor all costs Involved in Iho removal of the moc~
up or actual sign (if erected under violation) wllhln five (5) doys of Ihe meeting, 

Varlanco approval Is void If parm1l not obtained within ono hundred olgilly (180) days of dale of deCision. 
There Is a five (5) day hold period before work/acllor. car. be taken on variance approvals. 
All property ownsls' wllnln 300 feet 01 ZBA property address will be notiffed o[ the ZBA case and variance requests. 

PLEASE TAKE NOTICE: 

The underSigned hereby appeals Ihe determination of the Building Offloial/lnspector or Ordinance Officer made 

IZl Construct New Home/Building D Addition to Existing Home/Building 0 Accessory Building 

[] Use [J Slgn<lge DOther 

~ 
Appllcot!!§JOtiiifu,. . ... ~~-

~.----
prop~...rtrr. 

Date 

·7 /; /J£>I.2, 
Oats I 

DECISION ON APPEAL 

l'OS!PtllleJ by ttcqUC5t of AppIiC71nt~~~ DOiird~~ 

rhQ Dudding fnSpf.cto.I is llereby directed 10 15sn¢. n permIt to tha Applican! upon the following ltems and condittoo.'l: 

Cffillrpenon. 7~lling Board of Appeals 



StarbtlCks ZBA Application 
Item 7: Variances beingreqllested: 

1. Section 2400 Building Setback: (North) Required 50 feet; Proposed 45 feet. 
2. Section 2400 Parking Setbacks: Interior Side (west) Required 20 fcet; Proposed 15 feet. 

Due to changes in the final plnn this variance will no longel' be required. 
3. Section 2400 Parking Setbacks: Rear (north) Required 20 feet; Proposed 10 feet. 
4. Section 2506 Bypass Lane for Drive through: A drive throllgll bypass lane has not been 

provided; itlstead applicant is proposing a bailout lane substitute. A bypass lane could be 
provided but if provided it would create additional variances. 

5. Scotion 2503 Accessory Structure Setback-Dumpster: Required: Accessory Structnres 
should be setback the same as parking fi-om all property lines. 20' required, Proposed: 
15' feet ii'om adjacent property line in side yard, TIns side yard is adjacent to the 90 fool 
wide ITe property, there are 110 buildings on that pl'Opeliy only electrical transmission 
towers, 



ZBA Application 
Starbucks, Novi, Michigan 

Item 9. State the pmctical difIieulties which prevent conformance with the Zoning 
Ordinance requircments. 

The .74 acre parcel which is located ill a area for designated for the Retail Service Overlay has 
practical difficulties associated with its size, and it being on a comer lot. A brief history of this 
parcel will help to understand the cirClUllstances of our difficulty inllleeting the Zoning 
Ordinance. In 2000, this parcel was under a sale contract to the fonner Michigan National Bank. 
A +/-2,500 s.f. branch with drive through was plmUled by Michigan National. During the bank's 
due diligence period, Haggerty Corridor was being designed, and the Haggelty Corridor Office 
Centre II building was plmmed adjacent to the parcel to the north. 

This parcel was crcated to !lccolllmodate the bank branch and the HCOC II building. As fate 
would have it, Michigml National Bank backed out of the contract (they were then acquired by 
Standard Federal Bank who had a branch one mile east on 12 Mile Road in Farmington Hills.) 
Haggeliy Conidor Pminers was left with a .74 aere site and 110 user. 

As you know, we have worked diligently over the last few weeks to modify the Starbucks site 
plan and building interior to attempt to minimize the variances that were identified in the pre
application meeting. As part of this effort, we re-engineered the site to include underground 
detention, instead of detaining under the ITC Towers. This entailed a substantial cost, but helped 
make the site more workable pel' the ordinance. We are still going in for variances on the plan as 
identified but have kept them to a minimum given the size of the site. In the final site plan, we 
will eliminate the parking variance on the west side of the site which, along with the ITe 
transmission wires, are the two most significant practical difficulties. In 10 years, other thun 
minor sign variances, we have met the OST ordinance in all aspects for the development of every 
ol1e of the 23 buildings Northern Equities Group developed in thePm'k. 

Item 10: Descl'ibe any unique circullIstances regarding tbe property (i.e. shape, 
topogl'llphy, etc.) which !Irc not common to othel' properties in the area and which PI'CVCllt 
strict compliance with the Zoning Ordinance: 

The property is a .74 acre corner lot that is bordered to the north by an existing office building 
owned by the Applicant and the lTC Transmission line conidol' to the west. It is 011 the nOlihwest 
corner of Cabot Drive and 12 Mile Road. The topography to the norlh and northwest are 
significantly higher than the grade at the corner of Twelve Mile and Cabot Drive. While we are 
trying to save the existing landscaping along each ofthe right-of-ways, this creates difficulties in 
the design of the proposed site. 


