
  
 
 
 
__________________________________________________________________________________________ 
 
FOR: City of Novi Zoning Board of Appeals          MEETING DATE:  May 14, 2023 
 
REGARDING:  Parcel # 50-22-33-100-005 (PZ24-0009) 
 
BY:  Alan Hall, Deputy Director Community Development 
__________________________________________________________________________________________ 
 
 
 
Applicant 
Luxor Estates 
  
Variance Type 
Dimensional Variance 
 
Property Characteristics 
Zoning District:   This property is zoned Low-Density Multiple-Family (RM-1)  
 
Location:   on Beck Road, south of Nine Mile Road 
 
Parcel #:    50-22-33-100-005 
 
Request  
The applicant is requesting a variance from City of Novi Zoning Ordinance Section 
3.1.6 for an increase in lot coverage to 46% for Lot B and 28% for Lots A & C (25% 
maximum, variance of 21% for Lot B and 3% for Lots A & C). 
 
 
:   
 
The applicant, Luxor Estates, is seeking (3) variances to allow three duplex homes to 
be placed within a property that is tightly configured and exceeds the maximum lot 
coverage allotment. Both end units (Lot A & Lot C) exceed by 3% and the center unit 
(Lot B) exceeds by 21%. The overall design of the developed area meets or exceeds 
all other standards required for the RM-1 zoning district. 
 
 
 

 

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 
 

II. STAFF COMMENTS: 
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The Zoning Board of Appeals may take one of the following actions: 
 

1. I move that we grant the variance in Case No. PZ24-0009, 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 ___________________________ 
______________________________________________________________________ 
______________________________________________________________________. 
 

(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. __________________________________________________________. 

 
 

III. RECOMMENDATION: 
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2. I move that we deny the variance in Case No. PZ24-0009, 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) 347-0417. 
 
Alan Hall – Deputy Director Community Development - City of Novi 
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R.A. CHIESA ARCHITECTS, P.C.
43260 Garfield Rd.  Suite 210
Clinton Township, Michigan 48038

"LUXOR ESTATES"
PROPOSED RESIDENTIAL CONDOMINIUM DEVELOPMENT

LUXOR DRIVE
NOVI, MICHIGAN

ARCHITECTURAL SHEET INDEX -

A-1

ELEVATIONS

a-1.1

a-2

A-3

PROPERTY PLAN & SITE SPECIFIC DETAILS

FLOOR PLANS

SITE PLAN

a-1.2 site details



(6
0

' 
R

.O
.W

. 
/ 
12
0

' 
R

.O
.W

. 
F
U
T
U
R

E
)

BUILDING 'A'

S
. 
B

E
C
K

 R
D

.

BUILDING 'C'

UNIT 2

BUILDING 'B'

ZONED: RM-1

UNIT 1

(S
E
T
B

A
C
K

)

LUXOR DRIVE

C

RECREATION

AREA

60.00'

3
0

'

336.00'

35'+/-

3
5
'

74'

BENCH
SEATING

BENCH
SEATING

APARTMENT BUILDING

EXISTING ASPHALT
PARKING LOT

S
. 
0

0
°0

0
'0

0
" 

E
.

2
0

0
.0

0
'

1'

(EXISTING 2 STORY)

(SPLIT-LEVEL)

80.00' 80.00'

74'

(PROPOSED R.O.W.)

UNIT 4

6
0

.7
5
'

78'

L

ZONED: R-1

ZONED: RM-1

35'

ZONED: R-1

35'

2
0

'

(SETBACK)
3
8
'

(SETBACK)

N. 89°28'30" W. 396.00'

N
. 
0

0
°0

0
'0

0
" 

E
.

2
0

0
.0

0
'

98.00'

8'

14
2
.0

0
'

14
2
.0

0
'

GAZEBO
(10'W.)

(EXISTING 1 STORY / 6 UNITS)

SINGLE FAMILY HOUSE EXISTING CONC.
DRIVEWAY

(RANCH)

UNIT 3

(RANCH)

60'

UNIT 5UNIT 6

7
0

'

LANDSCAPE
BERM 3'H. W/
PLANTING AS
REQ'D. SEE
LANDSCAPE
PLANS (TYP.)

DECOR. POST
LIGHT (TYP.)
12'H.

LOT 'B':  98.00'LOT 'C':  119.00'

DECOR.
COACH
LIGHTS
(TYP.)

(S
E
T
B

A
C
K

)

60.00'

GREEN AREA W/ SOD
& IRRIGATION AS
REQUIRED (TYP.)

S. 89°28'30" E. 396.00'

10' 23.5' 19' 18' 3' 18'

5
.5

'
18

.5
'

6
'

5
'

10
'

7
1'

2
5
'

(CLEAR)

(C
L
E
A
R

)

4'

6
.5

'
5
.5

'

3'

2
8
'

5'R.5'R.

17'R.

20'R.

4'R. 4'R.

15'R.

6.5'

6
.5

'

25'R.

25'R.

17
'+
/-

2
9
.3

+
/-

14
.5

'+
/-

(PRIVATE ROAD)

6"H. CONCRETE CURB
& GUTTER PER NOVI
CITY STANDARD DETAILS
(DETAIL-3E)

BUILDING
CANTILEVER
(SEE PLANS,
10 TYPICAL)

CONC. PATIO (4")
ALT.- UPGRADE TO
EXPOSED AGGREGATE

CONCRETE DRIVEWAY
ALT.- UPGRADE TO
EXPOSED AGGREGATE

PLANTING AREA
(3'W.) SEE L.SCAPE
PLANS FOR INFO

NEW 8'W. CONC.
WALK LOC'D IN
R.O.W. PER
LOCAL ORD.
(6'W. MIN.)

PROV. NEW ASPHALT
APPROACH W/ CURB
& GUTTER PER LOCAL
ORDINANCE REQ'MTS

NEW SITE ENTRY
SIGNAGE
(BRICK WALL)
SEE PLANS

6'W. PAINTED
PEDESTRIAN
CROSS-WALK

B
A
S
K

E
T
B

A
L
L

N
E
T

LOT 'A':  119.00'

C.B.

C.B.

C.B.C.B.

C.B.

15
'

2
8
'

2
8
'

FIRELANE SIGNAGE TO BE
PROVIDED ALONG SOUTH
SIDE OF "LUXOR DRIVE"

F.HYD.

GREEN AREA W/ SOD
& IRRIGATION AS
REQUIRED (TYP.)

GREEN AREA W/ SOD
& IRRIGATION AS
REQUIRED (TYP.)

MAILBOX
LOCATION

4
'

MAILBOX
LOCATION

MAILBOX
LOCATION

NO PARKING
FIRE LANE

ZONED: R-1

NO PARKING
FIRE LANE

NO PARKING
FIRE LANE

DECOR. POST LIGHT
BEHIND EACH SIGN
AREA FOR ENTRY
ILLUMINATION

DECOR. POST
LIGHT (TYP.)
12'H.

30'

(R.O.W.)

EXPOSED AGGREGATE
FINISH AT SITE AMENITY
LOCATIONS & SITE ENTRY
PER PLANS

3,200 S.F. 3,200 S.F. 2,300 S.F.

12
'

2
3
'

9.5' 2' 9.5' 2'

8
'

2
'2

'

3
5
'

23'
12
'

3
0

.5
'

9.5' 2' 9.5' 2'

23'

8
'

2
'2

'

4
2
.5

'

(S
E
T
B

A
C
K

)

3
5
'

(S
E
T
B

A
C
K

)

C.B. C.B. C.B.

10' 10'

20'

10'10'

20'

7
0

'
7'

25'

5
'

5
'

3
0

'

3
0

'

5
'

9' 5'5'

19'

5
'

79'

9' 5'5'

19'15
'

9.5' 9.5' 9.5' 9.5'

11
.5

'

7
.5

'
2
.5

'
10

'

2
8
'

5
'

C.B.

RAISED CONCRETE
WALK (+6") W/ FINISH
PER PLANS

2,300 S.F.2,300 S.F.2,300 S.F.

EXPOSED AGGREGATE
FINISH AT PORCH &
WALKWAYS

SLOW
CHILDREN
AT PLAY

6
'

STOP
SIGN

S
IG

H
T LIN

E
S
IG
H
T 
LI
N
E57.5'+/- 57.5'+/- 52.5'+/- SIDEWALK RAMP

PER ADA REQ'MTS
W/ TACTILE SURFACE
AS REQ'D
(typical 4
locations)

6"H. CONCRETE CURB
& GUTTER PER NOVI
CITY STANDARD DETAILS
(DETAIL-3E)

S
L
O
P

E
S
L
O
P

E

SL
O
P
E

SL
O
P
E

5
'

job no.

sheet no.

p
r

o
j
e
c
t
 -

s
h
e
e
t
 t

it
l
e
 -

M
em

be
r O

f
Th

e 
A

m
er

ic
an

 In
st

itu
te

O
f A

rc
hi

te
ct

s

a-1

R
.A

. C
H

IE
S

A
 A

R
C

H
IT

E
C

T
S

, P
.C

.
43

26
0 

G
ar

fie
ld

 R
d.

  S
ui

te
 2

10
C

lin
to

n 
To

w
ns

hi
p,

 M
ic

hi
ga

n 
48

03
8

(5
86

) 2
63

-5
51

9

22106

9
/2

7
/1
8

O
W
N
E
R

:

B
E
C
K

 R
O
A
D

 D
E
V
E
L
O
P

M
E
N
T

12
4
9
 P

R
O
S
P

E
R

 D
R

.
T
R

O
Y
, 
M

IC
H
IG

A
N
 4

8
0

9
8

C
O
N
C
E
P

T
 R

E
V
IE

W
 M

T
G

© Th
es

e 
Pl

an
s 

A
re

 T
he

Ex
cl

us
iv

e 
Pr

op
er

ty
 o

f
R

.A
. C

hi
es

a 
A

rc
hi

te
ct

s,
 P

.C
.

Th
ey

 A
re

 N
ot

 T
o 

B
e

M
od

ifi
ed

, R
ep

ro
du

ce
d

or
 R

e-
U

se
d 

W
ith

ou
t T

he
Ex

pr
es

se
d 

W
rit

te
n

Pe
rm

is
si

on
 o

f T
hi

s 
Fi

rm

C
op

yr
ig

ht

S
IT
E
 P

L
A
N

L
U
X
O
R

 E
S
T
A
T
E
S

L
U
X
O
R

 D
R

IV
E

N
O
V
I,
 M

IC
H
IG

A
N

P
R

O
P

O
S
E
D

 R
E
S
ID

E
N
T
IA

L
 D

E
V
E
L
O
P

M
E
N
T
 -

n
SITE PLAN
1" = 20'

general notes -

1. these documents are the property of r.a. chiesa architects, p.c.
any variation or reproduction of these plans is strictly
prohibited unless written consent is obtained from the firm.

2. these plans comply with all current applicable building codes
(national, state and local) to the best of our knowledge.

3. r.a. chiesa architects, p.c. shall not be responsible for the acts
or omissions of the general contractor, sub-constrators,
employees or agents of the above regarding the construction.

4. all work shall be done in accordance with all applicable
building codes.

5. all contractors shall be licensed (where applicable) and insured.

6. the building owner or general contractor (on his behalf) shall
apply and obtain the required permits prior to construction.

7. the general contractor and sub-contractors shall field verify
the project site and all existing job conditions prior to
construction.  promptly notify the architect in writing if any
discrepancies exist that would impact or vary the construction
based on these documents.

8. each contractor shall be responsible for any damages they
cause as a result of their work to both existing and new
construction, utilities, services and property.

9. each contractor shall provide and be responsible for all
shoring, bracing and all other means required to protect and
maintain the safety, integrity and stability of all existing and new
construction as it pertains to their work.

10. all construction debris shall be maintained in an approved
container or enclosure until removed from the project site.
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project information -

i. governing CODES: 2015 michigan building code

2021 MICHIGAN MECHANICAL CODE

2017 MICHIGAN ELECTRICAL CODE

2021 MICHIGAN PLUMBING CODE

1. site zoning: rM-1  (RT TWO-FAMILY RESIDENTIAL DISTRICT)

2. SITE AREA: 67,200 S.F.+/-  OR  1.54 ACRES+/-    (NET)

79,200 S.F.+/-  OR  1.82 ACRES+/-     (GROSS)

3. use group: r-3

4. construction type: 5B

DEVELOPMENT STANDARDS -

category REQUIREMENTS PROVIDED

1. lOT SIZE:

a. MINIMUM LOT AREA: 7,500 S.F. 13,909 S.F. & 16,108 S.F.

B. MINIMUM LOT WIDTH: 50' 98' & 119'

2. lOT COVERAGE:

a. MAXIMUM AREA: 25% 31% (AVERAGE)

1.  ranch lot a & c 28%

2.  split-level lot b 37%

3. sETBACKS:

a. FRONT YARD: 30' 30'

B. REAR YARD: 35' 35' & 42.5'

C. SIDE YARD: 10' MIN. 10' MIN.

4. dWELLING UNIT DENSITY:           (4.8 UNITS / NET SITE ACRE)

a. max. ALLOWABLE UNITS: 7.4 UNITS 6 UNITS

5. PARKING:

a. (4) 2 BEDROOM UNITS 8 SPACES 16 SPACES

B. (2) 3 BEDROOM UNITS 5 SPACES 8 SPACES

ZONED: RM-1

ZONED: R-1

ZONED: RM-1

ZONED: R-1

B
E
C
K

 R
D

.

legal DESCRIPTION -

parcel 22-33-100-005

A PARCEL OF LAND LOCATED IN THE N.W. 1/4 OF SECTION 33, T. L N., R. 8 E.,

CITY OF NOVI., OAKLAND COUNTY, MICHIGAN MORE PARTICULARLY DESCRIBED

AS:

COMMENCING AT THE N.W. SECTION CORNER: THENCE DUE SOUTH 1100.00 FEET

TO THE POINT OF BEGINNING: THENCE S 89°28'30" E 396.00 FEET: THENCE DUE

SOUTH 200.00 FEET; THENCE N 89°28'30" W 396.00 FEET; THENCE DUE NORTH

200.00 FEET TO THE POINT OF BEGINNING, EXCEPT THE WEST 33.00 FEET OF

BECK ROAD.

SEE LANDSCAPE PLANS FOR ALL PLANTING
INFORMATION, SCHEDULES & DETAILS AS
REQUIRED PER CITY OF NOVI

10
/2

6
/1
8

P
R

E
-
A
P

P
. 
S
IT
E
 P

L
A
N

SEE ENGINEERING PLANS FOR GRADING
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PROJECT. SYMBOLS SHOWN ON
ARCHITECTURAL PLANS FOR REFERENCE ONLY.

ARCHITECTURAL SITE PLAN DESIGN &
DIMENSIONS SHALL SUPERSEDE ANY
DISCREPANCIES IF ANY ON ADDITIONAL SITE
PLANS PROVIDED - CIVIL & LANDSCAPING.
ANY DISCREPANCIES SHALL BE COORDINATED
PRIOR TO FINAL PLAN SUBMISSION.
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SEE SHEET A-1.1 FOR ADDITIONAL SITE PROPERTY INFORMATION

SITE MATERIAL QUANTITIES -

DESCRIPTION QUANTITY

A. LUXOR DRIVE (ASPHALT) 8,461 S.F. +/-

B. SIDEWALKS (CONCRETE) 2,522 S.F. +/-

c. DRIVEWAYS, WALKS, PORCH, PATIOS (CONCRETE) 6,165 S.F. +/-

D. cURB & GUTTER (CONCRETE) 1,866 S.F. +/-

E. GREEN AREAS (SOD) 32,096 S.F. +/-

F. BUILDING AREA 16,090 S.F. +/-

G. TOTAL 67,200 S.F. +/- (NET)

nOTE: QUANTITIES ARE APPROXIMATE FOR REFERENCE ONLY.

Know what'sbelow.
Call before you dig.

1 (800) 482-7171
(Toll Free) For The Location
of Underground Utilities
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(MODULAR BRICK)

LIMESTONE DETAIL
(4"W.X32"H.)

8"H. BRICK SOLDIER
COURSE DETAIL
(PROJ. 34")

LIMESTONE CAP

BRICK SOLDIER
COURSE BANDING
DETAIL W/ 34"
PROJECTIONS

FINISH GRADE

LIMESTONE W/ ENGRAVED
LETTERS & GRAPHICS
(BLACK)

FINISH GRADE

LIGHT POST/FIXTURE
BEYOND
(FOR REFERENCE)

12" 12"
LANDSCAPING RETAINING WALL
W/ PLANTING BED THIS AREA
OF SIGNAGE (TYP.)
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**COORDINATE EXACT REQ'MTS W/ LOCAL
  COMMUNITY & CIVIL ENGINEERING PLANS

concrete paving detail
nts

7

1.1

compacted
sub-grade

6" concrete PAVING
(3,500 PSI)

asphalt paving detail
nts

8

1.1

HMA 3C, 21
2" bituminous

LEVELING course
(275#/SY)

8" MIN. compacted
stone (21aa) base

compacted
sub-grade

5E1, 112" bituminous
wearing course
(165#/SY)

1% slope

(min.)

NTS1.1

9 typical ENTRY sidewalk detail

CONCRETE SIDEWALK (3,500 PSI)
4" MINIMUM ALL AREAS, U.N.O.
6" MINIMUM AT DRIVE APPROACHES

4" COMPACTED STONE
BASE (21AA)

tooled edge each
side of sidewalk

greenbelt area
(SEE PLAN FOR
EXACT CONDITIONS)

**COORDINATE EXACT REQ'MTS W/ LOCAL
  COMMUNITY & CIVIL ENGINEERING PLANS

HC ACCESS SIDEWALK DETAIL
NTS

10

1.1 provide heavy broom finish on all ramp surfaces

DRIVEWAYS

PRIVATE DRIVE

GAZEBO DETAIL
NTS

4

1.1 **IMAGE SHOWN FOR REFERENCE

MAILBOX DETAIL
NTS

2

1.1 **IMAGE SHOWN FOR REFERENCE

BENCH SEATING DETAIL
NTS

3

1.1 **IMAGE SHOWN FOR REFERENCE

· DOUBLE MAILBOX POST

· TYPICAL FOR 3 LOCATIONS / 1 PER BUILDING

· LOCATE AT CENTER POINT OF EACH DRIVEWAY PER
  ARCHITECTURAL PLANS

· METAL BENCH BY "THE PARK CATALOG"
  MODEL #398-8000

· 4'L. W/ BLACK FINISH

· ANCHORED TO CONCRETE

· PRE-FABRICATED KIT STRUCTURE (10'X10')

· VINYL (PRE-COLORED) STRUCTURE

· COMPOSITE DECKING
  (ALT.- DECORATIVE CONCRETE DECKING)

· BLACK ASPHALT SHINGLES
n

PROPERTY PLAN
1" = 30'

BITUMINOUS BOND
COAT SS-IH
@ 0.10 GAL/SY

ENTRY SIGN ELEVATIONS
3
8" = 1'-0"

1

1.1

METAL BENCH W/
PRE-COLORED
BLACK FINISH

BENCH TO BE SECURED
TO CONCRETE W/
ANCHORS AS REQ'D

4'-0"

S
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LUXOR DRIVE

119.00' 98.00' 119.00'

14
2
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S. 89°28'30" E. 396.00'
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S
. 
0

0
°0

0
'0

0
" 

E
.

2
0

0
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E
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2
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0
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0
'

60.00'

60.00'

BUILDING/LOT 'C'

· SIGN FOUNDATION TO BE DESIGNED DURING PROJECT DEVELOPMENT

98.00'80.00' 80.00'

33.50'

11
9
.0

0
'

11
9
.0

0
'

33.50'

ZONED: R-1

ZONED: RM-1

ZONED: R-1

(1
2
0

' 
R

.O
.W

.)

BUILDING/LOT 'B' BUILDING/LOT 'A'

22-33-100-005

ZONED: RM-1
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22-33-103-013

ZONED: R-1
22-33-103-014

LOT 51

LOT 52

ZONED: R-1
22-33-103-011

LOT 54

22-33-100-006

22-33-100-026

16,108 S.F.+/- OR
0.37 ACRES+/-

13,909 S.F.+/- OR
0.32 ACRES+/-

16,108 S.F.+/- OR
0.37 ACRES+/-

"T" TURN-AROUND PER
NOVI ORDINANCE
FIG. 5.10.1.B.II FOR
MINOR DRIVES < 600'

6
0

'

20'

20'

2
0

'

DECOR. LIGHT POLE/FIXTURE
NTS

5

1.1 "BRANDON INDUSTRIES" CL2-AA

9
'-
4
"

2
'-
8
"

12
'-
0

"

2
'-
8
"

14"

2
'-
4
"

4
"

2
'-
8
"

151
2"

26A ACRYLIC
ACORN GLOBE

FINIAL (GF-1)

POLE BASE

4" FLUTED POLE

· SEVEN (7) LIGHT POLE/FIXTURES TO BE PROVIDED PER
  ARCHITECTURAL PLANS.

· LED LAMP (50W / 4,000K)

Know what'sbelow.
Call before you dig.

1 (800) 482-7171
(Toll Free) For The Location
of Underground Utilities

greenbelt area
(SEE PLAN FOR
EXACT CONDITIONS)

(SEE PLANS)
5' MIN.

S
LO

P
E

5
%
-7%

R
A
M
P
 R

UN

1:12 SLO
P
E

(M
A
X
)

2" MAX.

notes:

1. LANDING AREA W/ MINIMUM DIMENSIONS OF 5' X 5' CLEAR.
2. MAXIMUM LANDING SLOPE IS 2.0% TOWARDS GUTTER
3. MAXIMUM RAMP CROSS SLOPE IS 2.0%.
4. MAXIMUM RAMP RUNNING SLOPE IS 5.0% TO 7.0% (8.3% MAX.)
5. PROVIDE CAST-IN-PLACE DETECTABLE WARNING SURFACE

24"D. & SPAN ENTIRE LANDING WIDTH.

TACTILE WARNING SURFACE 24"D.
FULL WIDTH OF LANDING / RAMP
DOME INFORMATION -
  BASE ........... 0.9" - 1.4"
  HEIGHT ........ 0.2"
  SPACING .... 1.6" - 2.4" O.C.
  SPACING .... 0.65" CLEAR MIN.

1" EXPANSION
JOINT @ RAMP

GRASS AREA
(SEE PLANS)

CONC. CURB
& GUTTER

5' M
IN
.

(S
E
E

P
LA

N
S
)

LANDING

ROLLED
CURB

6" CURB
MAX.

**COORDINATE EXACT REQUIREMENTS W/
  CITY OF NOVI STANDARD PAVING DETAILS
  FOR RESIDENTIAL ROADS - DETAIL 1B

POLE LIGHT BASE -

FOUNDATION DEPTH REQUIREMENTS

POLE HEIGHT FOUNDATION DEPTH

1. 0' - 10' 4'-0"

2. 11' - 25' 5'-0"

3. 26' - 35' 7'-0"

4. > 35' CONSULT ARCHITECT

finish grade

6
"

5
'-
0

"

(m
in

)*
*

DECOR. light pole base detail
NTS

6

1.1

2'-0"

(min)

1" MIN. PVC COATED GRS
conduit from electric
service to run up ftg
into light pole

UFER GROUND W/ 20 L.F.
#4 AWG BARE CU COILED
+3" FROM BOTTOM OF
CONC. FOOTING

#3 TIES @ 12"
intervals vert.

2'∅ concrete footing,
4000 PSI, 60" below finish
grade
**or per manufacturer
  requirements

(6) #6 bars vertical
EQUALLY SPACED

3
4" chamfer

(typ)

trowel top of
conc. base for
smooth finish

HAND HOLE W/ COVER
BY POLE
MANUFACTURER

caulk collar
to light pole

form exposed conc
base w/ sonotube
(rub out form marks)

(4) 34"∅X 18"L MIN. STL.
ANCHOR ROD & BOLTS
SECURED TO STL BASE
PL as REQUIRED.
COORD. EXACT REQ'MTS
W/ MANUFACTURER

BOND GROUNDING
ELECTRODE TO RIM OF
HANDHOLE AT POLE

2
'-
0

"

(m
in

)

8" MIN. compacted
stone (21aa) base
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SIGN INFORMATION SCHEDULE -

SIGN

LEGEND

m.U.T.C.D.

NUMBER
DISPLAY sHAPE

QUANTITY

LOCATED

ON SITE

MATERIAL
COLOR

SHEETING

TYPE

sIZE
SIGN

MOUNTING

POST

lEGEND sHEETING wIDTH HEIGHT INSTALL POST TYPE SIZE FINISH

STOP R1-1 OCTAGON 1 ALUMINUM wHITE RED

HIGH

INTENSITY

PRISMATIC

(HIP)

36" 36" 7'-0"A.F.G gROUND u-CHANNEL 3 LB/FT gALV.

nO

PARKING

FIRE LANE

r8-31 rECTANGLE 3 ALUMINUM RED WHITE

HIGH

INTENSITY

PRISMATIC

(HIP)

12" 18" 7'-0"A.F.G. gROUND u-CHANNEL 2 LB/FT GALV.

sLOW

CHILDREN

AT PLAY

w9-12 RECTANGLE 1 ALUMINUM BLACK YELLOW

HIGH

INTENSITY

PRISMATIC

(HIP)

12" 18" 7'-0"A.F.G. GROUND U-CHANNEL 2 LB/FT GALV.

NOTES -

1. ALL SIGNS SHALL BE IN ACCORDANCE WITH THE M.D.O.T. ADOPTED CRITERIA SPECIFIED BY THE FEDERAL HIGHWAY ADMINISTRATION "MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES FOR

STREETS AND HIGHWAYS" - LATEST EDITION.

2. M.U.T.C.D. NUMBER REFERENCES ARE PER TABLE 2B-1 "REGULATORY SIGN AND PLAQUE SIZES"

3. ALL SIGNS SHALL BE MOUNTED SUCH NO OBSTRUCTIONS ARE TO BE IMPEDED BY THE VISIBILITY OF THE SIGNS.

18 GA. MINIMUM
(ALT. 14 GA.)
ALUMINUM SIGN
W/ PRE-PUNCHED
HOLES FOR MOUNTING

surface as
specified

2 PLF MINIMUM
U-CHANNEL POST
MINIMUM GALV. FINISH
(SEE SCHEDULE)

7
'-
0

" 
m

in
im

u
m

(9
'-
0

" 
m

a
x
im

u
m

)

SIGN & POST INSTALLATION

DETAIL IN LANDSCAPED AREAS
nts

1

1.2

STANDARD CROSSWALK DETAIL
NTS

3

1.2

12
"

(m
in

.)

3
'-
0

"

(m
a
x
im

u
m

)

U-CHANNEL POST TO
BE DRIVEN INTO SOIL
3'-6" DEEP MINIMUM

14 GA. MINIMUM
ALUMINUM SIGN
W/ PRE-PUNCHED
HOLES FOR MOUNTING

surface as
specified

3 PLF MINIMUM
U-CHANNEL POST
MINIMUM GALV. FINISH
(SEE SCHEDULE)

U-CHANNEL POST TO
BE DRIVEN INTO SOIL
3'-6" DEEP MINIMUM

18
"

12"

7
'-
0

" 
m

in
im

u
m

(9
'-
0

" 
m

a
x
im

u
m

)

3
6
"

(3
0

" 
m

in
.)

36"

(30" min.)

3
'-
6
" 

m
in

im
u
m

3
'-
6
" 

m
in

im
u
m

SIGN & POST INSTALLATION

DETAIL IN LANDSCAPED AREAS
nts

2

1.2

RECTANGULAR SIGNSOCTAGONAL SIGNS

NOTES -

· SIGNS SHALL BE PLACED NO LESS THAN TWO (2) FEET AND NO
MORE THAN TWELVE (12) FEET FROM THE EDGE OF PAVEMENT.

· SEE ARCHITECTURAL SITE PLAN FOR PLACEMENT OF SIGNS.

NOTES -

· SIGNS SHALL BE PLACED NO LESS THAN TWO (2) FEET AND NO
MORE THAN TWELVE (12) FEET FROM THE EDGE OF PAVEMENT.

· SEE ARCHITECTURAL SITE PLAN FOR PLACEMENT OF SIGNS.

FIRE LANE SIGNAGE TO BE LOCATED ALONG
SOUTH SIDE OF "LUXOR DRIVE" PER PLANS.

STOP SIGN TO BE LOCATED IN ADVANCE OF
CONCRETE CROSSWALK AT SITE APPROACH
PER PLANS

BASKETBALL HALF COURT

PAVEMENT MARKING DETAIL
NTS

4

1.2

14
'-
0

"

6'R.

12'-0"

12
"

LINE OF CONC. GUTTERLINE OF CONC. GUTTER

BACK OF CONC. CURB BACK OF CONC. CURB

12
"

3
'-
0

"

2
"3

'-
0

"
3
'-
0

"

2
"

2
"

3
'-
0

"

8" 2"

6
'-
0

"

OPTIONAL 2" PAINT
STRIPE AT 3-POINT
LINE (WHITE)

10'-0"10'-0"

2" PAINT STRIPE
(WHITE)

IN-GROUND STEEL
BASKETBALL HOOP
W/ 2'-6"∅ X 5'-0"DP.
CONC. FOOTING

OPTIONAL PAVEMENT
PAINT W/ 6" WIDE MINIMUM
CONTINUOUS WHITE STRIPE
ALONG CROSSWALK

PAVEMENT PAINT W/
12" WIDE MINIMUM WHITE
STRIPE

6'-0"

(minimum)

6"

NOTES -

· CROSSWALK WIDTH TO BE 6'-0" WIDE MINIMUM.

· ALL CROSSWALK STRIPING (TRANSVERSE AND EDGE LINES) TO BE
RETROREFLECTIVE WHITE WITH THE APPROPRIATE WIDTH PER PLANS.

· TRANSVERSE STRIPING MUST BE 12" WIDE MINIMUM.

· TRANSVERSE STRIPING TO BE SPACED 36"O.C. MAXIMUM (24"O.C. MIN.).

· CROSSWALK EDGE LINES ARE OPTIONAL.

· CROSSWALK EDGE LINES MUST BE 6" WIDE MINIMUM.

· PAVEMENT MARKING MATERIALS ARE TO BE DURABLE WITH ANTICIPATED
SERVICE LIFE OF 3 TO 8 YEARS.

· PAVEMENT MARKING MATERIALS SUGGESTED FOR PROJECT SHALL BE:
1. POLYUREA (APPLIED AT 20 MIL THICKNESS)
2. MODIFIED URETHANE (APPLIED AT 20 MIL THICKNESS)
3. WET REFLECTED PREFORMED TAPE

NOTES -

· ALL HALF COURT BASKETBALL PAVEMENT MARKINGS TO BE 2 INCH WIDE,
UNLESS NOTED OTHERWISE.

· COORDINATE IN FIELD EXACT LOCATIONS OF MARKINGS DUE TO CURB AND
GUTTER LOCATIONS IN ORDER TO PROVIDE ACCURATE PLACEMENT.

· ALL CROSSWALK STRIPING (TRANSVERSE AND EDGE LINES) TO BE
RETROREFLECTIVE WHITE WITH THE APPROPRIATE WIDTH PER PLANS.

· PAVEMENT MARKING MATERIALS ARE TO BE DURABLE WITH ANTICIPATED
SERVICE LIFE OF 3 TO 8 YEARS.

· PAVEMENT MARKING MATERIALS SUGGESTED FOR PROJECT SHALL BE:
1. POLYUREA (APPLIED AT 20 MIL THICKNESS)
2. MODIFIED URETHANE (APPLIED AT 20 MIL THICKNESS)
3. WET REFLECTED PREFORMED TAPE



74'-0"

37'-0"

7
7
'-
0

"

200 X 220

2 CAR GARAGE
86 X 110
STUDY

116 X 120

BED #2

226 X 170

GREAT RM.

170 X 110
DINING

160 X 120

KITCHEN

130 X 180

MASTER
BEDRM

BA.
WIC

18 LF
L

BA.

90X110
LAUN.

66 X 110
FOYER

HALL

P.

Q

SHOWER
70X39

HALL

WIC

WIC

37'-0"

70 X 50

PORCH

DN

39'-0"

78'-0"

216 X 170

GREAT RM.

130 X 150

DINING

110 X 150

KITCHEN

130 X 180

MASTER
BEDRM

WIC

M. BATH

BA.

200 X 220

2 CAR GARAGE
110 X 146

STUDY

60 X 130

FOYER

HALL
80X90

LAUN.

27 LF

Q

SHOWER
60X46

CL

CL

P.

39'-0"

6
9
'-
6
"

70 X 70

PORCH

DN

UP

110 X 136

BED #2

150 X 110
DEN

130 X 120

BED #3

BA.

HALL

OPEN TO
GREAT ROOM
BELOW

Q

Q

CL

L.

CL

CL

OPEN TO
FOYER
BELOW

DN
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RANCH  FLOOR PLAN
1
8" = 1'-0"

1ST FLOOR PLAN / SPLIT LEVEL
1
8" = 1'-0"

2ND FLOOR PLAN / SPLIT LEVEL
1
8" = 1'-0"

2,291 S.F. PER UNIT2,086 S.F.   /    3,127 S.F. TOTAL PER UNIT

1,041 S.F.

L
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U
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 D
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IV
E

N
O
V
I,
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H
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FRONT FACADE - SPLIT-LEVEL

DESCRIPTION QUANTITY

A. TOTAL FRONTAGE (WALLS + ROOF) 2,429 S.F.

B. BRICK VENEER 907 S.F.  OR  37% OF WALL

c. STONE VENEER 641 S.F.   OR  26% OF WALL

d. ROOF AREA (ASPHALT SHINGLES) 881 S.F.   OR  37%  OF WALL

NOTE:  SEE SHEET A-3 FOR BUILDING ELEVATIONS

FRONT FACADE - RANCH

DESCRIPTION QUANTITY

A. FRONTAGE AREA (WALLS + ROOF) 1,817 S.F.

B. BRICK VENEER 677 S.F.    OR  37% OF WALL

c. STONE VENEER 440 S.F.   OR  24% OF WALL

d. ROOF AREA (ASPHALT SHINGLES) 700 S.F.   OR  39% OF WALL

NOTE:  SEE SHEET A-3 FOR BUILDING ELEVATIONS

SIDE FACADE -                       SPLIT-LEVEL

DESCRIPTION QUANTITY

A. FRONTAGE AREA (WALLS + ROOF) 1,897 S.F.

B. BRICK VENEER 973 S.F.   OR  51% OF WALL

c. STONE VENEER 394 S.F.   OR  21% OF WALL

d. ROOF AREA (ASPHALT SHINGLES) 530 S.F.  OR  28% OF WALL

NOTE:  SEE SHEET A-3 FOR BUILDING ELEVATIONS

SIDE FACADE -                    RANCH

DESCRIPTION QUANTITY

A. FRONTAGE AREA (WALLS + ROOF) 1,876 S.F.

B. BRICK VENEER 553 S.F.   OR  29% OF WALL

c. STONE VENEER 300 S.F.  OR  35% OF WALL

d. ROOF AREA (ASPHALT SHINGLES) 1,023 S.F.  OR  55% OF WALL

NOTE:  SEE SHEET A-3 FOR BUILDING ELEVATIONS

REAR FACADE - SPLIT-LEVEL

DESCRIPTION QUANTITY

A. FRONTAGE AREA (WALLS + ROOF) 2,219 S.F.

B. BRICK VENEER 737 S.F.  OR  33% OF WALL

c. STONE VENEER 356 S.F.  OR  16% OF WALL

d. ROOF AREA (ASPHALT SHINGLES) 1,126 S.F.  OR  51% OF WALL

NOTE:  SEE SHEET A-3 FOR BUILDING ELEVATIONS

REAR FACADE - RANCH

DESCRIPTION QUANTITY

A. FRONTAGE AREA (WALLS + ROOF) 1,811 S.F.

B. BRICK VENEER 652 S.F.  OR  36% OF WALL

c. STONE VENEER 446 S.F.  OR  25% OF WALL

d. ROOF AREA (ASPHALT SHINGLES) 713 S.F.   OR  39% OF WALL

NOTE:  SEE SHEET A-3 FOR BUILDING ELEVATIONS

(TYP. EACH SIDE) (TYP. EACH SIDE)



STONE DETAIL BTN.
1ST & 2ND FLOOR
WINDOWS (TYP.)

address stone
(8"h.x24"l.+/-)

brick veneer
(modular brick)

limestone key detail
(tyP.)

brick soldier
course detail

brick soldier
detail, 3 courses
(typ AT GABLES)

LIMESTONE HEAD
detail AT WINDOWS

stone beltcourse
w/ stone still

ASPHALT SHINGLES - DIMENSIONAL
(240 LB MIN) OVER #15 ROOF FELT
W/ ICE & WATERSHIELD

8" WOOD FASCIA BRD. W/
6" WOOD FRIEZE BRD.
(PROV. ALUMINUM TRIM)

2" moulding on 8"" wood rake
board w/ alum cover, box
out 6" at all gables & prov
"QUEEN ANNE" DETAIL" (typ)

1"x6" wd trim w/ alum
cover (typ at gables)

insul. wood windows
w/ alum. or vinyl
clad'g (low-e glass)

sectional garage
door - 16'-0"w.x8'-0"h.
(insulated)

3
0
x6

8
 stl entry door

w/ glass side lites (12"w)
& trans window above

STONE VENEER AT
CHIMNEY (TYP.)

insulated wood windows
w/ alum. or vinyl clad'g
(low-e glass)

CONC. SLAB AT
COVERED PORCH
(TYP.)

LIMESTONE DETAIL
AT GARAGE GABLE
(TYP.)

TRANSOM WINDOW 5'W.
(6'-6"H.) ABOVE FRONT
ENTRY DOOR

12

12

12

12

8" WOOD FASCIA BRD. W/
6" WOOD FRIEZE BRD.
(PROV. ALUMINUM TRIM)

2" moulding on 8" wood rake
board w/ alum cover, box
out 6" at all gables & prov
"QUEEN ANNE" DETAIL" (typ)

insul. wood windows
w/ alum. or vinyl
clad'g (low-e glass)

3
0
x6

8
 stl entry door

w/ glass side lites (12"w)
& trans window above

CONC. SLAB AT
COVERED PORCH
(TYP.)

sectional garage
door - 16'-0"w.x8'-0"h.
(insulated)

ASPHALT SHINGLES - DIMENSIONAL
(240 LB MIN) OVER #15 ROOF FELT
W/ ICE & WATERSHIELD

limestone key detail
(tyP.)

brick soldier
detail, 3 courses
(typ AT GABLES)

LIMESTONE HEAD
detail AT WINDOWS

1"x6" wd trim w/ alum
cover (typ at gables)

stone beltcourse
w/ stone still

12

12

12

12

8" WOOD FASCIA BRD. W/
6" WOOD FRIEZE BRD.
(PROV. ALUMINUM TRIM)

2" moulding on 8" wood rake
board w/ alum cover, box
out 6" at all gables & prov
"QUEEN ANNE" DETAIL" (typ)

insul. wood windows
w/ alum. or vinyl
clad'g (low-e glass)

3
0
x6

8
 stl entry door

w/ glass side lites (12"w)
& trans window above

CONC. SLAB AT
COVERED PORCH
(TYP.)

sectional garage
door - 16'-0"w.x8'-0"h.
(insulated)

ASPHALT SHINGLES - DIMENSIONAL
(240 LB MIN) OVER #15 ROOF FELT
W/ ICE & WATERSHIELD

limestone key detail
(tyP.)

brick soldier
detail, 3 courses
(typ AT GABLES)
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