
  

 

 

 

_______________________________________________________________________________________ 
 

FOR:  City of Novi Zoning Board of Appeals  ZONING BOARD APPEALS DATE:  July 14, 2015 

 

REGARDING:  HARRIS (CASE NO. PZ15-0018) 

 

BY:  Thomas M. Walsh, Building Official 

_______________________________________________________________________________________ 
 

 

 

Applicant 

Joye T. Harris 

 

Variance Type 

Dimensional Variance 

 

Property Characteristics 

Zoning District:    R-4, One Family Residential 

Site Location:   1256 East Lake Drive, west of Novi Road and south of 14 Mile Road 

Parcel #:    50-22-02-151-018 

 

Request 

The applicant is requesting variances from the CITY OF NOVI, CODE OF ORDINANCES; Section 3.1.5(d) 

to allow construction of new second floor living area addition over the existing foot on an existing 

nonconforming lakefront parcel: 1) a variance of 7.0 feet in the required north side yard setback (10 

feet required, 3.0 feet proposed); 2) a variance of 18.28 feet in the required aggregate side yard 

setback (25 feet required, 6.0 feet proposed); 3)a variance of 10.51 feet in the required rear (lake side) 

yard setback (35 feet required, 23.49 feet proposed); 4) a variance 10.5% in the allowed lot coverage 

(25% allowed, 35.5% proposed/existing). 
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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 
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The table below lists the zoning district, existing land use and future land use for the subject site and 

surrounding parcels. 
 

Parcel Zoning District Existing Land Use Future Land Use 

Subject 

Property 

R-4, One Family 

Residential 

Supervisor’s Plat No. 1 

Subdivision 
Single Residential 

North 
R-4, One Family 

Residential 

Supervisor’s Plat No. 1 

Subdivision 
Single Residential 

South 
R-4, One Family 

Residential 

Supervisor’s Plat No. 1 

Subdivision 
Single Residential 

East 
RM-1, Low Rise 

Multiple-Family District 
Shore Acres Subdivision Multiple-Family Residential 

West ***** Walled Lake ***** 

 

 

 

 

Existing Condition 

The subject property consists of one- (1) lot located on the west side of East Lake Drive within 

Supervisor’s Plat No. 1 Subdivision. The parcel has approximately 40.0 feet of frontage on East Lake 

Drive and approximately 137.56 feet deep as measured along north side yard lot line. The total lot 

area of the parcel is approximately 5,635.0 square feet.  The existing residence is located 64.0 feet 

from the front yard lot line, 1.25 feet from the north side yard lot line, 2.72 feet from the south side yard 

lot line, and 23.49 feet from the rear yard lot line. 

 

The existing detached garage is located .0 feet from the north side yard lot line, 22.09 feet from the 

south side yard lot line, and 7.52 feet from the front (street side) yard lot line. 

 

Proposed Changes 

The applicant is proposing to construct a new second floor living area addition over the existing 

(within) foot on an existing nonconforming lakefront parcel. As proposed, the second floor addition 

measure 35.54’ x 50.12’ for a total floor area of 1,493 square feet with a deck area of 125.0 square 

feet. 

 

The addition would result in a setback of 3.0 feet from the north side yard lot line, 3.0 feet from the 

south side yard setback, 23.49 feet from the rear (lake side) yard lot line, and 64.0 feet from the front 

(street side) yard lot line.   This requires a variance of 7.0 feet in the required north side yard setback, a 

variance of 18.28 in the required aggregate side yard setback, and a variance of 10.51 feet in the 

required rear (lake side) yard setback. 

 

 

 

 

The table below summarizes the zoning district development standards for the subject parcels. 

Lot Size   Minimum Setback   

Area Width Front Sides Aggregate Side Rear 

R-4 10,000 sq. ft. 80 ft. 30 ft. 10 ft. ( one side)  25 ft. (total of two side) 35 ft. 

  

IV. DEVELOPMENT STANDARDS: 

II. ZONING AND LAND USE: 

III. STAFF COMMENTS: 
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1. Building Height (Section 3.1.5(d). The maximum height of the building is 35 feet. The addition(s) 

is proposed to be 32 feet, two-story. 

2. Lot Coverage (Section 3.1.5(d). The percentage of lot coverage including the existing 

residence and the proposed addition would result in 35.5 percent. This requires a variance of a 

10.5% in the allowed lot coverage. 

 

 

 

 

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

 

1. Grant I move that we grant the variance(s) in Case No.PZ15-0018, sought by 

________________________________________________________________________,for 

_______________________________________ because the Petitioner has established that 

_______________________________________________________ causes a practical difficulty 

relating to the property, including some or all of the following criteria: 

 

(a) Petitioner has established that the property is unique 

because________________________________________, or that the physical 

condition of the property creates the need for a variance 

because_________________________________. 

And, the condition is not a personal or economic hardship.   

 

(b) The need for the variance is not self-created, because______________________ 

________________________________________________________________________. 

 

(c) Strict compliance with dimensional regulations of the Zoning Ordinance, 

including __________________________________________________, will (either): 

 

1. unreasonably prevent Petitioner from using the property for the permitted 

purpose as a _______________________, because_________________________, 

and/or,  

2. will make it unnecessarily burdensome to comply  with the regulation 

because_______________________________________. 

 

(d) Petitioner has established that variance is the minimum variance necessary 

because a lesser variance would not_______________________________________.  

  

(e) The requested variance will not cause adverse impact on surrounding 

property, property values, or the enjoyment of property in the neighborhood or 

zoning district, because ___________________________________________________.  

 

(f) The variance granted is subject to the conditions that: 

 

1. ___________________________________________________________,  

2. ___________________________________________________________, 

3. ___________________________________________________________, 

4. ___________________________________________________________. 

 

 

 

V. RECOMMENDATION: 
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2. Deny I move that we deny the variance in Case No.PZ15-0018, sought by 

___________________________, for _______________________________ because the Petitioner 

has not established a practical difficulty because: 

 

(a) Petitioner has shown no unique circumstance or physical condition of the 

property because petitioner can reasonably comply with the ordinance 

by__________________________________________________________________________. 

 

(b) The difficulty described by the Petitioner is a personal or economic difficulty only 

in that Petitioner stated _____________________________________________________. 

 

(c) The need for the variance is self-created because Petitioner 

________________________________________________________________. 

 

(d) Conforming to the ordinance would not (either): 

 

1. be unnecessarily burdensome because _____________________________, or, 

 

2.  unreasonably prevent petitioner from using the property for 

_______________________________, because_______________________________. 

 

(e) A lesser variance consisting of __________________________________would do 

substantial justice to Petitioner and surrounding property owner’s 

because__________________________________________________________. 

 

(f) The proposed variance would have adverse impact on surrounding property 

because ___________________________________________________. 

 

Should you have any further questions with regards to the matter please feel free to contact me at 

(248) 347-0417 

 

 

 

 

_________________________________ 

Thomas M. Walsh 

Building Official  

City of Novi 





45175 Ten Mile Road 
Novi, Ml 48375 
(248) 347-0415 Phone 
(248) 735-5600 Facsimile 
www.cityofnovi.org 

ZONING BOARD OF APPEALS 
APPLICATION 

APPLICATION MUST BE FILLED OUT COMPLETELY 

I . . PROPERTY INFORMATION Address of sub"ect ZBA Case 
PROJECT NAM I SUBDIVISION 

rrts 
ADDRESS LOT/SIUTE/ SPACE # 

Application Fee: (})l(X) 
M eeting Date: 1-1 Y -) 5 

I 
SIDWELL# 

50-22- 00l. -# f0/ - ()/ g 
ZBA Case #: PZ 1 S-00 }1 

CROSS ROADS OF PROPERTY 

IS THE PROPERTY WITHIN A HOM WNER'S ASSOCIATION JURISDICTION? 

D YES D COMMERCIAL D VACANT PROPERTY D SIGNAGE 

DOES YOUR APPEAL RESULT FROM A NOTICE OF VIOLATION OR CITATION ISSUED? DYES D NO 

IL APPLICANT'INFORMATION 

A. APPLICANT 
CELL PHONE NO. 

NAM0o rns 
TELEPHONE NO. 

c51Y.f/- ~OLV. - .;;.v79 
FAX NO. 

CITY 

/JoUI 
ADDRESS .,.._.__ 

I d.6°71 t: .· ST'l./f ZIP CODE 

f/J':J77 
B. PROPERTY OWNER 0 CHECK HERE IF APPLICANT IS ALSO THE PROPERTY OWNER 

Identify the person or organization that 
owns the subject property· 

ORGANIZATI 

Ill. ZONING INFORMATION 
A. ZONING DISTRICT 

0 R-A 0 R-1 0 R-2 

0 1-1 0 1-2 D RC 

B. VARIANCE REQUESTED 

0 R-3 

Dre 

INDICATE ORDINANCE SECTION (S) AND VARIANCE REQUESTED: 

1. Section _______ Variance requested 

2. Section Variance requested 

3. Section Variance requested 

4. Section Variance requested 

IV. FEES AND DRAWNINGS · 
A./ FEES 

CELL PHONE NO. 

FAX NO. 

ClfJ i) \) I Zlf.l CODE 

3 77 

0 RM-1 0 RM-2 D M H 

0 OTHER ____ _ 

g Single Family Residentia l (Existing) $200 D (With Violation) $250 D Single Family Residential (New) $250 

D Multiple/Commercial/Industrial $300 D (With Violation) $400 D Signs $300 D (With Violation) $400 

D House Moves $300 D Special Meetings (At discretion of Board) $600 

B. DRAWINGS 1-COPY & 1 DIGITAL COPY SUBMITIED AS A PDF 
• Dimensioned Drawings and Plans • Existing & proposed distance to adjacent property lines 
• Site/Plot Plan • Location of existing & proposed signs, if applicable 
• Existing or proposed buildings or addition on the property • Floor plans & elevations 
• Number & location of all on-site arkin , if a licable • An other information relevant to the Variance a lication 

101 ZBA Application Revised 10/14 



ZONING BOARD OF APPEALS APPLICATION 

V. VARIANCE . 
A. ARIANCE (S) REQUESTED 

DIMENSIONAL 0 USE 0 SIGN 
There is a five-(5) hold period before work/action can be taken on variance approvals. 

B. SIGN CASES (ONLY) 
Your signature on this application indicates that you agree to install a Mock-Up Sign ten-fl OJ days before the schedule ZBA 
meeting. Failure to install a mock-up sign may result in your case not being heard by the Boord, postponed to the next 
schedule ZBA meeting, or cancelled. A mock-up sign is NOT to be actual sign. Upon approval. the mock-up sign must be 
removed within five- (5) days of the meeting . If the case is denied, the applicant is responsible for all costs involved in the 
removal of the mock-up or actual sign (if erected under violation) within five-(5) days of the meeting. 

C. ORDINANCE 

City of Novi Ordinance, Section 3107 - Miscellaneous 

No order of the Boord permitting the erection of a building shall be valid for a period longer than one-( 1) year, unless a 
building permit for such erection or alteration is obtained within such period and such erection or alteration is started and 
proceeds to completion in accordance with the terms of such permit. 

No order of the Board permitting a use of a building or premises shall be valid for a period longer than one-hundred and 
eighty-( 180) days unless such use is establish within such a period; provided, however, where such use permitted is 
dependent upon the erection or alteration or a building such order shall 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 terms of such permit. 

D. APPEAL THE DETERMINATION OF THE BUILDING OFFICIAL 

PLEASE TAKE NOTICE: 

The undersigned hereby appeals the deter111ination of the Building Official I Inspector or Ordinance made 

0 CONSTRUCT NEW HOME/BUILDING il:YADDITION TO EXISTING HOME/BUILDING 0 SIGNAGE 

0 ACCESSORY BUILDING 0 USE 0 OTHER _________________ _ 

VI. APPLICANT & PROPERTY SIGNATURES 
A. APPLICANT 

O/~~ O(o/6 
Date 

B. PROPERTY OWNER 
If the applicant is not the owner, the property owner must read and sign below: 
The undersigned affirms and acknowledges that he, she or they are the owner(s) of the property described in this 
application, and is/are aware of the contents of this application and related enclosures. 

Property Owner Signature Date 

VII. FOR OFFICIAL USE ONL '( 
DECISION ON APPEAL: 

0 GRANTED D DENIED 
The Building Inspector is hereby directed to issue a permit to the Applicant upon the fo llowing and conditions: 

Chairperson, Zoning Board of Appeals Date 

Application 102 Building Zoning Pennit Application Revised 10111 



REVIEW STANDARDS 
DIMENSIONAL VARIANCE 

CITY OF NOVI 
Community Development Department 

(248) 347-0415 

The Zoning Board of Appeals [ZBA) will review the application package and determine if 
the proposed Dimensional Variance meets the required standards for approval. In the 
space below, and on additional paper if necessary, explain how the proposed project 
meets each of the following standards. [Increased costs associated with complying with 
the Zoning Ordinance will not be considered a basis for granting a Dimensional 
Variance.) 

Standard #1. Circumstances or Physical Conditions. 
Explain how the circumstances or physical conditions applying to the property that do 
not apply generally to other properties in the same Zone District or in the general vicinity. 
Circumstances or physical conditions may include: 

~ a. Shape of Lot. Exceptional narrowness, shallowness or shape of a specific property 
in existence on the effeytive date of the Zoning Ordinance or amendment. 
D Not Applicable [9" Applicable If applicable, describe below: 

and/or 

b. Environmental Conditions. Exceptional topographic or environmental conditions or 
ot~ extraordinary situations on the land, building or structure. 

(ZYNot Applicable D Applicable If applicable, describe below: 

and/or 

c. Abutting Property. The use or development of the property immediately adjacent 
to the subject property would prohibit the literal enforcement of the requirements 
of the Zoning Ordinan~r would involve significant practical difficulties. 

~4f~~~:tij7~~-
Page 1of2 
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Standard #2. Not Self-Created. 
Describe the immediate practical difficulty causing the need for the Dimensional 
Variance, that the need for the requested variance is not the result of actions of the 
proper~or previous property owners (i.e1, !s ~?t self:crepted) . 

J_ ~ ~ 14--1~ ~' ~ ]1t;A-
~ $~~~~zdfi-

Standard #3. Strict Compliance. 
Explain how the Dimensional Variance is strict compliance with regulations governing 
area, setback, frontage, height, bulk, density or other dimensional requirements wil l 
unreasonably prevent the property owner from using the property for a permitted 
purpose, or will render conformity with those regulations unnecessarily burdensome. 
V>u,J)~ dyv ~u__., .,,d dYYYV ~ ;p A •• e; L<;,_,.~· ,<-t._d 

~::r:~4 .r €/'~< L:fu ~1 

Standard #4. Minimum Variance Necessary. 
Explain how the Dimensional Variance requested is the minimum variance necessary to 

~%~~~~~ 
Standard #5. Adverse Impact on Surrounding Area. 
Explain how the Dimensional Variance wi ll not cause an adverse impact on surrounding 
property, property values, or the use and enjoyment of property in the neighborhood or 
zoning district 

;g~4;,4 ~ ~:;t:& ~z=iil:1Jl 

Page2 of 2 
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Community Development Department 
45175 Ten Mile Road 
Novi, Ml 48375 
(248) 347-0415 Phone 

(248J 735-5600 Facsimile ZONING PLAN REVIEW RECORD 
www.cityofnovi.org 

DATE OF REVIEW: (R/t-i/t t; 
PROJECT ADDRESS: \ '2..C:,(.e e&-r ~ pf2_ 

SUBDIVISION NAME: bf }JD r I 

A. ZONING DISTRICT 

PERMIT# : f'Z.l~ .. (;V\f;> 

BUILDER/OWNER: H "'-ff-\? 
Lot#: ? 

0 RA RESIDENTIAL ACREAGE (3.1. l) 0 R-1 ONE-FAMILY RESIDENTIAL (3.1.2) 0 R-2 ONE-FAMILY RESIDENTIAL (3.1 .3) 

0 R-3 ONE-FAMILY RESIDENTIAL (3.1.4) ~ R-4 ONE-FAMILY RESIDENTIAL (3.1.5) 0 MH M.OBILE HOME (3.1.9) 

D OTHER 

(DJ DEVELOPMENT SIANDARDS 

PROJECT TYPE: 

0 SFR 0 MH 

pg. ADDITION 

0 MASTER PLAN 

0 OTHER 

VARIANCE REQUIRED 

AGGREGATE SIDE YAR 

NOT ATIACHED 

B. ACCESSORY STRUCTURE (Sections 4.19.(E), 4.19.1 (C) & 4.19.1 (E)(V)) 

PROJECT TYPE: 0 ATIACHED GARAGE 0 DETACHED GARAGE 0 SHED 0 OTHER ~ 
DIMENSIONS: . ___ FT X ____ FT Area: ____ SF ALLOWED: _____ SF HEIGHT ~~~ FT 
COMPLIES: YIN ~ 

ACCESSORY STRUCTURE(S) c;i <GROUND FLOOR AREA COMPLIES: Y fhD< 253 of REQ'D REAR YARD COMPLIES: YIN 
#1 DIMENSIONS: lv ' FT X lA-1 

FT AREA: 4f~ SF HEIGHT FT 

#2 DIMENSIONS: ____ FT X ____ FT AREA:------ SF HEIGHT __ FT 

#3 DIMENSIONS: FT X FT AREA: SF HEIGHT FT 

0 VARIAN CE REQUIRED 

C. LOT COVERAGE (D) 
EXISTING FOOTPRINT: 

PLOT PLAN: 0 ATIACHED 0 NOT ATIACHED 

+ PROPOSED FOOTPRINT:-----+ OTHER: ___ _ 

=TOTAL AREA OF STRUCTURES 2.Q:?4-..J. SF 

TOT AL SQ. FT. OF PROPERTY: '.? . % i/- SF ( 0 GIS) 253 of LOT COVERAGE: l400·1~ SF COMPLIES: Y 

0 VARIANCE REQUIRED ~X.llJ'h~ PLOT PLAN: 0 ATIACHED 0 NOT ATIACHED 

.. 11 . . ENVIRONMENTAL REVIEW STATUS i: ,;'..):~'·' 

A. WOODLANDS 
LOCATED ON PROPERTY Y I PROJECT LOCATED 100-YR.? 

ADJACENT TO PROPERTY Y I FLOOD MAP PANEL :~\ 

DISTANCE FROM STRUCTURE FT FLOOD ZONE: MAP DATE: ' 

0 PERMIT REQUIRED PLOT PLAN: 0 NOT ATIACHED 

COMMENTS: 

Plan Reviewer Name Date 

Building 101 Zoning Plan Review Record-Revised 4/1 5 



.A -~D:fliJLllH~liJLll.-fT~D .A J:. =-=a~~~=a=a~ ~ ~~ ~ UJ ~~=-=aY •VRVBY 
Ea.st Lake Drive (48' wic::le) 

I.. ~4'29'W 40.00' 
- T-----~,,--- -- - ~ f--------L.... - --~-----T 

I NO· ~ !'-.'. ~ ~ I 
1 ,5 p1ot ~ ~ ___ ~ ~ 2.51~ 1 

I visor p. 55) "1 ~ \ i PILLAR iJ 
I ''Surer (L.54 , LOT 2 ) I : 
: . _ EX GARAGE :: \ , ~ I 
I t \. . 22.09 ~ I 

I .,_., \ ?"<: I I • I ~ \ -\ L,.J • 

I ~ I t;:i " >, l 
I i ~ i: \ 1 

I I j ~ \' ·'\ 
1 

• i ~ LOT 3 1 
\ t" 

: t - ~ ~ P/D#: 22-02-151-0tJ~ ) s p/ol )N°· 
1 ~ "-' Q130 Acres I ~ i ervisor p 56 
I /. ,/ "SUP [L.54 I • 

I I I b: 

i i J' ff~SE ! m ( ,( ; LOT 
4 

I I I "" 
~ - ~ I • 

I 
I 
I 
I 
I 
I c---- :__ 6.33 

11.§ '~---\ ·1 
'-.. 1/::.., ~0 """ \ -

:fl~ " \ ' <+ '-'~' 
~ f-?'s-1:""" 
~ o~ """ 

& ~~ 

EX WATERS EDGE 

Walled Lake 

2.06' 

EX COVERED PORCH 

#1256 E LAKE DR. 
EX 2 STORY HOUSE 

EX CANTILEVERED - -=- --==--~ 
1 '----~~ 

~­

""" """ """ 

3.56' 
!:lJ 

3.72' 

1 
/1258 

EX HOUSE 

......... 

!?:> ~ I ~ ~I I 
"' £:.1"'""!: ~~17&) 
----- ..:::_1 

---=t:::::: 

WA TER's EDGE (AS PLOTTED) ~ 
(SCALED FROM RECORDED PLAT} 

Surveyor's 
Certification: 
I hereby certify 
that I have 
surveyed and 
mapped the land 
plotted/mapped 
and described as 
shown herein and 
that the ratio of 
closure of the 
unadjusted field 
observations of 
such survey are no 
greater than 1 in 
10000 feet. 

Note: 
Since our survey 
does not include a 
Title Commitment 
search there cou ld 
be easements and 
/or any 
encumbrances upon 
the subject 
property as shown 
herein that are not 
presented at this 
time. 

Note: Mende Bezanovski, P.S. 49430 

Please see page 2 for a property legal description. 0 10' 20' 40' 

All bearings as shown herein are in relation to: "TRUE NORTH" ----- SCALE: 1" = 20' PAGE: 1 OF 2 

DRAWN : MB JOB NUMBER: 2015-06-01-151-MJ 

,1(3 CH ECKED: MB FIELD: MB 

REVISIONS: DATE: 06-03-2015 

cuENT: Mr. & Mrs. Horris 
ew Baltimore, Ml,48047 ADDRESS: 

(58~) 822- 4964, FAX: (586) 591-5930 1256 Eost Lake Drive 
1nfo@ab-sb-landsurvey.com; 
www.ab-sb-landsurvey.com Novi, Ml, 48377 

TEL: 
FAX: 
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GENERAL NOTES: 
4ENE15AL CQND!T!ONS 

I. IF ANY GENERAL NOTE CONFLICTS WIT!-1 ANY DETAIL 01<? NOTE ON Ti-IE 
FLANS 01<? IN Ti-IE SPECIFICATIONS, Ti-IE STl<?ICTEST Fi<?OVISION Si-IALL APPLY. 

2. Ti-IE ST!<?UCTUl<?E IS DESIGNED TO BE SELF-SUPPO!<?TING AND STABLE AFTEI<? 
IT IS FULLY COMPLETED. IT IS SOLELY Ti-IE CONTRACTOR'S !<?ESFONSIBILITY 
TO DETEf<MINE Ti-IE El<?ECTION F!<?OCEDU!<?ES AND SEQUENCE, AND TO 
ENSUl<?E THE SAFETY AND STABILITY OF THE STl'<UCTU!<?E AND ITS 
COMPONENT FARTS DURING THE CONSTRUCTION Fl<?OCESS. THIS INCLUDES, 
BUT IS NOT LIMITED TO. F!<?OVIDING AND MAINTAINING TEMFORA!<?'r 
BRACING, SHORING, GUYS OR TIEDOWNS AND ALL NECE66A!<?'r SAFET'r and 
Fll<?E-FIGHTING EQUIPMENT. TEMPORARY ELEMENTS SHALL !<?EMAIN IN 
PLACE UNTIL ALL STRUCTURAL COMPONENTS A!<?E IN PLACE AND 
COMPLETED. 

EXISTING COND!T!QNS 

I. SITE VERIFY BEFO!<?E BEGINNING CONSTRUCTION ALL NEW AND EXISTING 
DIMENSIONS, MEMBER SIZES, MATERIALS AND CONDITIONS SHOWN ON THE 
DRAWINGS. IF DISC!<?EPANCIES A!<?E FOUND, NOTIFY THE ARCHITECT OR 
ENGINEE!<?. IN W!<?ITING, BEFOl<?E PROCEEDING WIT!-1 Ti-IE WORK. 

FOUNDATIONS 

I. FOUNDATIONS SHALL BEAR ON SOLID, UNDISTURBED SOIL OR ENGINEEl<?ED 
FILL OF 30eel FSF SAFE BEARING CAPACITY. l<?EFER TO Fl'<OJECT SOIL l<?EPORT 
IF ONE IS AVAILABLE, BUT SITE VERIFY SOIL CAPACITY AND CONDITIONS 
WIT!-1 SOILS TESTING P!<?IOR TO BEGINNING WORK. 

2. Fi<?OVIDE NECESSARY SHEETING, SHORING, BRACING, SAFETY EQUIPMENT, 
ETC. AS f<?EQUIRED DURING THE EXCAVATION UJOF<I< TO PROTECT THE SIDES 
OF THE EXCAVATIONS, ADJACENT CONSTRUCTION, AND FER50NNEL. 

CONCRETE 

I. MINIMUM CONCRETE COMPRESSIVE STRENGT!-1 AT 28 DAYS To BE 3000 PSI, 
UN.O. USE 4000 PSI CONCl<?ETE WITH 6% •/- 1% ENTRAINED AIR WHEREVER 
CONCRETE IS EXPOSED TO EFFECTS OF WEATHER 

2. ALL CONCl<?ETE WORK SHALL BE FERFOf<MED IN ACCORDANCE WITH THE 
ACI 318 BUILDING CODE f<?EQUIREMENTS. 

3. !<?EINFORCING STEEL Si-IALL CONFOf<M TO ASTM A615, GRADE 60. 
l<?EINFORCING STEEL SHALL BE CONTINUOUS UN.O. AND HAVE ANCHORAGE 
AND LAPS FER ACI CLASS C SPLICES, WIT!-1 MINIMUM LAPS OF 36 BAR 
DIAMETEl<?S. FAB!<?ICATION AND PLACEMENT Si-IALL BE IN ACCO!<?DANCE 
WITH ACI 31!>. HOOK TOF BARS AT DISCONTINUOUS ENDS. 

4. !<?EINFORCING STEEL IN FOOTINGS, GRADE BEAMS AND WALLS SHALL BE 
CONTINUOUS AT =f'l'olERS AND INTERSECTIONS, USING THE SAME SIZE AND 
SPACING AS THE HORIZONTAL STEEL. 

S. SLAB4-0N-ORADE SHALL BE A MINIMUM 4" THICK ON COMPACTED SAND 
FILL, REINFORCED WITH 6X6 Wl.4 X Wl.4 AT MID-DEPTH OR HIGHER, OR AS 
SHOWN ON DRAWINGS. 

MASONRY 
I. ALL MA50N!<?'r WORK IS TO BE DONE IN ACCO!<?DANCE WIT!-1 Ti-IE BUILDING 

CODE f<?EQUIREMENTS FOR MA60Nl<?'r STRUCTUl<?ES ( ACI !>30 I ASCE !>! AND 
SPECIFICATIONS FOR MASON!<?'r STRUCTURES ( ACI S30.I I A6CE 6 AND NCMA! 

2. ALL BLOCK SHALL CONFOf<M TO ASTM C90, TYFE I, fin • 1800 P .5.1. 
3. MO!<?TAR SHALL BE T'rFE "S" (18eel PSI!, FER ASTM c-210. 

4. F!<?OVIDE HORIZONTAL WIRE-TYFE REINFORCEMENT WITH '9 GAUGE SIDE 
AND CROSS Wl!<?ES IN EVEl<?'r SECOND COURSE (16" OIC.! IN ALL MA50N!<?'r 
WALLS. WALLS WIT!-1 VERTICAL REINFORCING STEEL Si-IALL i-IAVE 
"LADDER" T'rFE REINFORCEMENT. 

!>. ALL REINFORCING BAR5 SHALL BE ASTM A61!>, GRADE 60. SPLICE LENGTH 
TO BE FER ACI CODE CLASS C SPLICES. WIT!-1 MINIMUM 36 BAR DIAMETERS. 

6. STRUCTURAL MEMBERS BEARING ON MA50N!<?'r Si-IALL EXTEND A MINIMUM 
OF 6" ONTO 3 COU!<?SES i-llG!-1 BY 2'-6" WIDE OF GROUTED BLOCK. MEMBER 
SHALL BEAR ON MINIMUM 112" X 6" X 0'-6" BEARING PLATE AND BE 
CONNECTED WIT!-1(2!3/4" DIAM. ANCl-IOR BOLTS. 

1. EXCEPT WHERE OTHERWISE SHOWN OR NOTED, Fl<?OYIDE (I) ANGLE 4X:Ol/2 
X !>/16, LLV, FOR EAC!-1 4" OF MASONRY FOR SPANS UP TO A S'-0" SPAN. 
DOUBLE ANGLE LINTELS 6!-IALL BE WELDED TOGETl-IER WIT!-1 A MINIMUM 2" 
LONG WELD, 6" ON CENTER 

6. ALL MA50N!<?'r BELOW GRADE OR FLOOR LINE Si-IALL BE GROUTED SOLID. 

9. MASONRY GROUT Si-IALL CONFOf<M TO ASTM C 416, WIT!-1 F'EA GF<AVEL 
AGGREGATE, STRENGT!-1 TO MATCH BLOCK, AND A MINIMUM STRENGT!-1 OF 
2000 PSI. 
STfl§JCTUfSAL STEEL 

I. STRUCTURAL STEEL DESIGN, FABRICATION AND ERECTION 6!-IALL BE IN 
A=O!<?DANCE WITH THE LATEST AISC "SPECIFICATION FOR STRUCTURAL 
STEELBUILDINGS". 

2. STRUCTURAL STEEL SHALL cONFOf<M TO ASTM A36 OR ASTM A!>12, GRADE !>0• 
STEEL TUBING ASTM AS00, GRADE B• F'IFE ASTM ASS, GRADE B. 

:>. WELDED CONNECTIONS ARE TO BE MADE IN AC=l<?DANCE WIT!-1, AND BY 
WELDERS QUALIFIED UNDER THE AW5 CODE, U51NG E10XX ELECTRODE5. 

4. BOLTED CONNECTIONS Si-IALL BE MADE WIT!-1 ASTM A:>25 OR A4W BOLTS, 
INSTALLED IN ACCO!<?DANCE WITH THE "SPECIFICATION FOR STRUCTURAL 
JOINTS USING A:>2!> 01<? A490 BOLTS". 

S. FABRICATOR IS TO DESIGN BEAM END CONNECTIONS FOR Ti-IE REACTIONS 
Si-IOWN ON Ti-IE DRAWINGS OR FOR ONE-i-IALF Ti-IE TOTAL UNIFOf<M LOAD 
Si-IOWN IN Ti-IE AISC MANUAL BEAM LOAD TABLES. 

6. Ti-IE DESIGN, CONFIGURATION AND ERECTION SAFETY OF ALL STRUCTURAL 
STEEL CONNECTIONS ARE Ti-IE RESPONSIBILITY OF Ti-IE STEEL FABRICATOR 
REVIEW-AND A=EPTANCE OF THE STRUCTURAL STEEL Si-IOF DRAWINGS BY 
THE ENGINEER, IF FERFOf<MED, SHALL CONSTITUTE APPROVAL OF THE 
DETAILED ~ECTIONS ONLY. 

1. TEMF'ORA!<?'r ERECTION SEATS Si-IALL BE F!<?OVIDED BY Ti-IE FABRICATOR 
Wi-IEREVER f<?EQUIRED, AND AS l<?ECOMMENDED ON PAGE 3-59 OF THE AISC 
PUBLICATION "ENGINEERING FOR STEEL CONSTRUCTION". 

6. Ti-IE STEEL FRAME IS NON SELF-SUPPORTING FER Ti-IE Al6C CODE OF 
ST ANDAl<?D PRACTICE, SECTIONS 1.9.3 AND 1.9.5. El<?ECTION, BRACING, 
Si-IORING, ETC. Si-IALL cONFOf<M TO SECTION 1.9. IT IS SOLELY Ti-IE 
CONTRACTOR'S RESPONSIBILITY TO DETEf<MINE ERECTION F!<?OCEDURES, 
MATERIALS AND SEQUENCE. 

!!iQQl2 

I. WOOD DESIGN AND CONSTRUCTION 6!-IALL BE DONE IN AC=i<?DANCE WIT!-1 
BOCA CODE f<?EQUIREMENTS, NATIONAL DESIGN SPECIFICATION, AND 
NATIONAL FO!<?EST PRODUCTS STANDAl<?DS AND SFECIFICATION. 

2. ALL LUMBER Si-IALL i-IAVE Ti-IE MINIMUM DESIGN STRENGTl-IS, UNLESS 
NOTED OTl-IERWISE, 
Fb • 10eel PSI (11!>0 PSI REPETITIVE USE! 
Fv•1!>FSI 
E • 1~00,000 F'SI 

:>. F!<?OVIDE MULTIPLE STUDS AT BEA!<?ING POINTS FOR HEADERS, MINIMUM 2-
2X6 AT EXTE!<?IO!<? WALLS. 

4. GLUED LAMINATED WOCD BEAMS ARE TO BE 22F-VI OR AS AFFl<?OVED. 
FABRICATION AND El<?ECTION FER AITC. 

S. TRUSS SUF'F'L IER Si-IALL SUPPLY Si-IOF' DRAWINGS AND CALCULATIONS 
SEALED BY A MICl-llGAN-REGISTERED ENGINEER SHOP DRAWINGS SHALL 
INCLUDE ERECTION FLANS AND DETAILS Si-IOWING ALL CONNECTIONS AND 
WOOD BEAMS AND i-IEADER5. LIVE LOAD ON 1<?00F TRUSSES 5!-IALL BE :>0 
FSF EXCEPT AT DRIFT CONDITIONS, WHERE BOCA F!<?OVISIONS Si-IALL APPLY. 
FRAMING Si-IALL CONFOf<M TO Ti-IAT SHOWN ON THE DRAWINGS. IF 
Ci-IANGES ARE TO BE MADE. Ti-IE ARCl-llTECT Si-IALL BE NOTIFIED. IN 
WRITING, BEFOREHAND. 

6. TRUSS TOF AND BOTTOM Ci-IOl<?DS Si-IALL BE BRACED AS REQUIRED BY Ti-IE 
DESIGN. 6!-IOP DRAWINGS Si-IALL 6!-IOW ALL NEEDED BRACING. 

1. DESIGN OF TRUSSES AND CONNECTIONS Si-IALL BE FER Ti-IE Ti'<USS PLATE 
INSTITUTE !TPI! SPECIFICATION. SUPPLIER Si-IALL FUl"l'ollSH CALCULATIONS 
AND FLAN AND DETAIL DRAWINGS OF Ti'<U66E5. 

5. WOOD COLUMNS ARE TO TEf<MINATE AT Ti-IEIR BOTTOMS ON SOLID 
BEARING ON STEEL. MASON!<?'r OR CONCRETE. UNLESS SHOWN OTHERWISE. 

DO NOT SCALE DRAWINGS, USE F!<?INTED 
DIMENSIONS ONLY. IF ANY DISCREPANCY o=uRS 
NOTIFY Ti-IE ARCl-llTECT IMMEDIATELY FOi<? 
DIRECTION. 

ALL POURED CONC. FTGS TO BE A MINIMUM OF 
3'-6" BELOW FINl6i-IED GRADE AND SHALL BEAR 
ON UNDISTURBED VIRGIN SOIL. A MINIMUM 
BEARING OF :0000 F.5F. IS ASSUMED FOR THE FOOTINGG SHOIJ.N. 

ALL POU!<?ED CONC WALLS TO BE BACKFILLED WIT!-1 A SUITABLE 
MATERIAL Ti-IAT IS NOT WET CLAY OR IN Fl<?OZEN Ci-IUNKS AND BE 
WELL BRACED UNTIL CONCRETE IS Ti-IOUROUGl-IL Y CURED AND 
ADDITIONAL WEIGi-iT OF BUILDING IS IN PLACE. 

ALL POURED CONC WALLS OF 1'-0" OR MORE TO BE 
REINFORCED WIT!-1 '5 BA!<?S :>2" Ot::.. VERTICALLY WIT!-1 ONE "4 BAR 
AT TOF'; BOTTOM OF WALL HORIZONTALLY. ALTERNATE '5 BARS 
24" O.C. WIT!-1 ONE "4 BAR TOF' • BOTTOM OF WALL i-IORIZONT ALLY. 

ALL i-IEADEl<?S AND FLOOR JOISTS TO BE "2 OR BETTE!<? HEM Fl!<? WIT!-1 IX 
CROSS BRIDGING. ALL 2Xl2 RO BE "2 OR BETTER DOUG. FIR 

ALL MICRO LAM ARE BY MANUFACTURER AND JOINED TOGETl-IER 
FER MANUFACTURER SPECIFICATIONS. 

ALL WINDOW NUMBERS REFER TO C AND C WINDOWS 

ROOF TRU66 DESIGN BY TRUSS MANUFACTURER 
BRACING FER TRUSS MANUFACTURERS SPECS. 

ONLY JOIST i-IANGERS- NO JOIST ANGLES 

ALL STAIRWAY, STAIRWAY GUA!<?DS, AND i-IANDRAILS 
TO COMFL Y WIT ALL CURRENT CODE REQUIREMENTS 

ALL MASONRY VENEEI<? WALLS To BE F!<?OVIDED 
WIT!-1 WALL TIES AND WEEPHOLES FER CURRENT CODES 

ALL HANDRAILS, GUA!<?DRAILS, BALUSTERS, HEADROOM, 
RISERS AND TREADS TO MEET CURRENT CODES 

ALL EGRE66 WINDOWS Si-IALL i-IAVE Ti-IE BOTTOM OF THE CLEAR 
OPENING NOT MORE Ti-IAN 44" ABOVE Ti-IE FLOOR, i-IAVE A NET CLEAR 
OPENING OF !>.1 SQFT. i-IAVE A MIN CLEA!<? HEIGi-iT OF 24" AND A MIN 
CLEAR OFENIN WIDT!-1 OF 20" 

DESIGN LOAR CRITERIA 

FLOOIS 

CAl5f'ET!NG/UJQOD 3/4 11 MAX 

CERAMIC TILE 

LIVE LOAD • 40 P.5F. (11:>60! 
DEAD LOAD • I!> F .5F. 

TOTAL LOAD • !>!> F.5F. (1/240! 

LIVE LOAD • 40 F.5F. (11480! 
DEAD LOAD • 2!> F'.5F. 

TOTAL LOAD • 6S F'.5F. (l/:060! 

Gll<?DER TRUSS DESIGNED 
FOR F!<?OFER BEARING 
BY TRU66 COMF'ANY 
2 F'L Y MIN 
3 112 11 X 1 11 X 3/811 FLATE 
ROUTED INTO TOF PLATE 

TOP PLATE 

'-4-2X4 

0 SECTION GIRDER 
TRUSS BEARING 

NOTE, 
EXl-IAUST FAN TO BE INSTALLED 
IN ALL BATl-IROOMS AND LAUNDRY 
ROOM. ALL FANS ARE TO BE VENTED 
TO EXTERIOR OF 1-!0USE. 

WATER RESISTANT GYPSUM BACKER 
BOARD IS TO BE USED AS SUBSTRAIGl-IT 
IN ALL TUB AND Sl-IOWER SURROUNDS 
ALL WATER RESISTANT GYP BOARD 
Sl-IALL COMPLY WITl-I ASTH Ct& STD'S. 

NOTE, 
VERIFY DEPTl-I, SPACING LAYOUT AND ANY 
SPECIAL CONDITIONS WITl-I TRUSS 
MANUFACTURER 

NOTE' 
F!<?OVIDE SMOKE DETECTORS 
i-IAl<?D WIRED WI BATT. BJJ IN 
ALL EXISTING SLEEPING 
A!<?EAS. 
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