
GRACE IMMANU EL BIBLECHURCH
SITEPLAN 10-39

GRACE IMMANUEL BIBLE CHURCH, SITE PLAN 10-39
Public Hearing at the request of Grace Immanuel Bible Church for Specia l Land
Use Permit and Preliminary Si te Pla n approva l. The subject property is loc a ted in
Sect ion 36, at 21900 Meadowbrook Road, north of Eight Mile Road and east of
Meadowbrook Road, in the R-3, One-Family Residential District. The subject
property is approximately 2.9 acres and the applicant is proposing an
approximately 1,152square foot addition to the north side of the existing c hurc h.

Required Action
Approve or Deny Special Land Use Permit and Preliminary Site Plan

REVIEW RESULT DATE COMMENTS
Plan ning Approval 09/2 1/ 10 • Noise Impact Statement

recommended required.

I
• Issues to address a t the time

of Final Site Plan subm ittal .
Engineering Approval 09/20 /10 • Issues to address a t the time

recommended of Fina l Si te Plan subm itta l.
Tra ffic Approval 09/07/10 • Issues to address at the time

recommended of Final Site Plan submitta l.
Landsc ape Approval 09/23 / 10 • Applicant should consider

rec ommended additional plantings along the
easterly property line.

• Issues to address at the time
of Final Site Plan submitta l.

Fac ade Approval 09/23/ 10 • No outstan ding issues to
recommended address.

Fire Approval 09/ 22/10 • No outstand ing issues to
rec ommen ded address.



Approval- Special Land Use
In the matter of the request of Grace Immanuel Bible Churc h, SP 10-39, motion to
approve the Special Land Use permit, subject to the following:

a. Planning Commission finding under Section 2516.2.c for the Special
Land Use permit:
Whether, relative to other feasible uses of the site,

• The proposed use will not cause any detrimental impact on existing
thoroughfares (due to the fact that the proposed addition will
generate II additional trips during the week and 42 additional trips on
Sunday).

• The proposed use is compatible with adjacent uses of land in terms of
location, size, character, and impact on adjacent property or the
surrounding neighborhood (due to the fact that the proposed
operation will not generate a substantial amount of noise or adverse
impacts.)

• The proposed use is consistent with the goals, objectives and
recommendations of the City's Master Plan for Land Use.

• The proposed use will promote the use of land in a socially and
economically desirable manner.

• The proposed use is in harmony with the purposes and conforms to the
applicable site design regulations of the zoning district in which it is
located (as noted in the staff review letters);

b. Applicant submitting the required Noise Impact Statement; and
c. Compliance with all conditions and requirements listed in the staff and

consultant review letters;
d. (Insert specific considerations here)

(because the plan is otherwise in compliance with Article 4, Article 24 and
Article 25 and all other applicable provisions of the Zoning Ordinance.)

Denial- Special Land Use
In the matter of the request of Grace Immanuel Bible Church, SP 10-39, motion to
deny the Special Land Use permit, (because it does not meet the following
standards of the ordinance for approval of a Special Land Use permit ...)



Approval - Preliminary Site Plan
In the ma tter of Groce Immanuel Bible Church , SP 10-39, mo tion to approve the
Preliminary Site Plan , subject to the following :

a. Applic ant submitting the required Noise Impact sta tement;
b . Compliance with all conditions and requirem ents listed in the stoff and

consu ltant review letters; and
c. (additiona l conditions here if any)

(bec a use the plan is o therwise in compliance with Article 4, Article 24 and
Article 25 and 0 1/ o ther applicable provisions of the Zoning Ordinance.)

Denial - Preliminary Site Plan
In the matter of Groce Immanuel Bible Church, SP 10-39, motion to deny the
Preliminary Si te Plan, (bec a use it is not in compliance with the fol/owing sections
of the Zoning Ordinance ....)

_ I
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September 21, 20 10

Pignning Review
G ro c e Im m a nu el Bib le C hurc h

SP"10-39

Petitioner
Grac e Imma nuel Bible Church

Review Type
Sp eci a l La nd Use / Si te Plan

Property Ch mClck 'Jistics
o Site Loc ation:

0 Site Zoning:
0 Adjoining Zoning:

0 Current Site Use:
0 Ad loinlnq Uses:
0 School District :
0 Site Size:
0 Pla n Date :

21900 Meadowbrook Road , North of Eigh t Mile Road ond east
of Meadowbrook Road (Sec tion 36)
R-3, One-Family Residential
North, South a nd East: R-3; West (ac ross Meodow b rook Road):
R- l
Existing Grace Immanuel Bible Church
All Directions: Sing le-Family Residen tia l
Novi Commu nity School Distric t
2.9 acres
09-01-10

Project Summwy
The subjec t property is loc a ted on the eost side of Meadow brook Road b etwee n Eight
Mile Road a nd Nine Mile Roo d a t 21900 Meadowbrook Road. The applic an t is propos ing
on a p proximately 1,152 sq . ft. addition on the nor th side of the existing Groce Imman uel
Bib le Churc h. The zoning o f the porc el is R-3, One-Family Residentia l. The appl icant
previ ously rec eived approva l of th e required Special Land Use Permi t from th e Plonning
Commission on Moy 9, 2007. Since the proposed addi tion inc reases ·the size o f the use, the
Specia l Land Use Permit must be re-evalua ted by the Planning Commiss ion . Ten
additional porking spaces wi ll be installed a long with th e ad dition.

Recommendation
Provided the applicant submits the required Noise Impact Statement, cpprovol 01 th e
preliminary site pion and special lcmd use p ermit is recommended.

~pecial Land Use Considerations
In the R-3 Distric t a c hurch falls under the Specia l Land Use requirem ents (Sec tion s 402.1).
Sectio n 2516.2.c o f the Zoning Ordinance outlines specific fa ctors the Planning
Commiss ion shall consider in the review of the Specio l Land Use Permit request:

o Wheth er, relati ve to othe r feasible uses of the site, the proposed use w ill cause any
de trimen tal impact on existing thoroughfores in terms of overa ll vo lumes, capacity,
sa fety , ve hic ular turning pa tterns, intersections, view obstructions, line of sigh t,
ingress an d eg ress , accelera tion/decelera tion lanes, off-s tree t porking, off-s tree t
load ing /unloa ding, travel times a nd thoroughfore level of service .
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o Whether. relative to o ther' feosible uses of the site. the proposed use w ill cause a ny
d etrimen ta l imp act on th e c a p a b ilities o f p ublic services and faci lities. incl ud ing
water service. sanitory sew er service, storm woter d isposol an d polic e o nd fire
protec tio n to service existing and planned uses in the or eo .

o Whether, re lotive to o ther feasib le uses o f the site, the proposed use is c ompatible
w ith the nc turo l feotures ond choracteristics o f th e lo nd. incl ud ing existing
wood lands, w etlands. wo tercourses end wi ldli fe hob itots.

o Whe ther, re lati ve to other feosibl e uses o f th e site . th e proposed use is compotible
w ith odjocent uses of la nd in terms of loc otion. size, c harocter, end im p o c t on
adjacent property or the surrounding nei ghborhood.

o Whether. relative to other feosibl e uses o f the site , the proposed use is consiste nt
w ith th e goals, objectives and recommendations o f the City 's Mas te r Pl a n for La nd
Use.

e Whet her. relative to other feosibl e uses of the site. the proposed use w ill p romote
th e use o f land in a soc ia lly a nd econo mica lly d esirable monner.

o Whether, rela tive to o th er feosib le uses o f the site. the proposed use is (1) listed
among the provision o f uses req uiring special la nd use review os set forth in the
vorious zoning districts o f this Ord inonce, a nd (2) is in hormon y w ith th e purposes
a nd con for ms to th e applicable site des ign re gul a tions o f th e zoning d istrict in
w hic h it is locotecl.

Ordinanc e Requirements
This project was review e d fo r conformanc e with the Zoning Ordinonce w ith respect to
Article 4 (R- 1 - R-4 One-Fami ly Residentia l Districts) . Art icl e 24 (Schedule o f Regu latio ns),
Arti cl e 25 [Gen eral Provisio ns) o nd a ny oth er applicable provisions of the Zoning
Ord inance . Item s in bold below must be addressed by th e applicant.

1. No ise Impact Sta te men t: Per th e provisions of Section 402.1.g a Noise Imp o ct
Sta te ment is req uired. The applicant should provide the required Noise lrn pcrct
statement. Altemotely, the app licant c o n request 0 woiver o f this provision from th e
Pla nning Commissio n via w ritten correspondence. The applicant should refer to
Section 2519.10 for th e Noise Impact Sta te men t req uirements.

2. Shed : The plans ind ic o te tha t the existing shed just north o f th e c hurc h bu ilding will b e
re located to accommodote the proposed ocld itio n. The applicant shoul d lndlcote the
proposed location 01 the existing shed on the plans. The new loc o tion wi ll need to
meet 0 11 setback req uirem e nts.

3. Screening: The opplicont should consider adding odd itional p lo ntings in th e reor yard
to better screen th e porking lot from th e adjocen l resid ence. Pl eose see the
la ndsc o p e review letter for oddi tional deta il.

4. Porking: The a p plic a nt has a ppl ied for a vorio nce from the Zoning Boord o f Appeals to
allow the oddition w itho ut the construc tion of the required ten odditiono l porking
spoces. Should the variance be granted, the applicant should revise the plcn prior to
Sta mping SeJ submiHal to omit the pmking spaces that woule! not be installed.

stClmpino Set Approval
Sta mping sets ore requ ired for this projec t. Provided the opplicont rec eives approvol of
the Prelim inory Site Plan ond Specia l Lo nd Use Permit from the Pla nning Commissio n, th e
p lans shou ld be corrected to o dd ress c omments in this ond other review lette rs a nd eig ht
sets o f th e p lan should be submit ted tor Sta mping Set approva l.
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Response '.eHer
A le t ter from either the applicant or the applica nt' s repr esen l o tive addressing comments
in this o nd other review leiters is required prior to appeor ing before the Pla nning
Co mmission.

If the opplicant hos any questions concerning the above review or the process in genero l,
do no t hesitat e to con tac t me o! 248.347.0586 or kkapelo nski@cityofnovi.org.



PLANNING REVIEW SUMMARY CHART

Plan Date:
Project Name:
Project Number:

09-01-10
Grace Immanuel Bible Church
10-39

Items in Bold need to be addressed by the app licant and/or the Planning Co mmission be fore op proval o f the
Preliminory Site Pion.

Meets
Item Required Proposed Requirements? Comments

Master Pion Sing le Fomily No change Yes
Residential Prop osed

Zoning R-3, One-Family No c hange Yes
Residentia l prop osed

Principa l Uses Uses permitted :
Permitted (Sec. Detach ed one-
401) family dwellings,

parks , cemet eries,
home occup a tions,
a c c essory buildings.
outdoor recrealionol
facil ities, keeping of
horses and ponies,
and Fomily Day Care
Homes.

Uses Permi tted Churches, schools, Churc h Yes Subject to approvol the
Subject to utility and pu blic revised Spec ia l Land Use
Specia l service bu ild ing s, Permit by Pla nning
Conditions (Sec . Group Day Care Commission - Must meet
402) Homes, Day Care follow ing Cond itions (see

Ce nter's, and Adu lt details below) :
Day Care Ce nte rs, a. Minimum lot size 3
recrea tion al areas, acres
recreation centers, b . Minimum lot width
swimming pools, golf 200 ft.
courses, c olleges, c . Access to arterial
universities, road
mortuari es, and bed d. 75 ft. bui ld ing
and breakfasts. se tback all property

lines
e. 35 ft. parking

setback from
residentia l

f. Sc reening of parking
areas (See
Lo ndsc ape Review)

g . Noise Imp act
Stotemen t required

Planning Review Summary Chart
Groc e Immanuel Bible Church SP10-39
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Meets
Item Required Proposed Requirements? Comments
Intent o f Distric t R-3 - Provide for an Church Yes
(Sec. 400) en vironmen t of

predominately one -
fa mily deta ched
dw elling s a lon g w ith
ot her resid entially
rela ted fa cilit ies
w hich serve the
residents of the
district

Lot area (Sec . 3 acres 2.45 acres Na Applicant received a
402.1.a .) Existing lot varianc e on June 5, 2007.
Lot w id th (Sec 200 ft . 299 ft. Yes
402.1.b.)
Ac c ess (Sec. Mu st have access to Existing driveway to Yes
402.1.c. ) ar te rial road Meadowbrook

Road
Noise Impact Noise Imp a c t Non e provided. No Applicant should provide
Sta tement (Sec . Statem ent required the required Noise Impact
402.1.g) statement or request a

waiver from the Planning
Commission.

Building Heigh t 35 fl. No Change Yes
(Section 2400, Proposed.
Schedu le o f
Regu lations &
2503.2.E)
Building Setbac k (building for proposed Church only - site also contains one single family home and a
garage)

Front (2400 & 75 fl. 95+/- ft. Yes
402.d .)

Side sou th 75 ft. 74 ft. No Applicant rec eived a
(2400 & variance on June 5, 2007.
402.d .)
Side nor th 75 fl. 130+/ - fl. Yes
(2400 &
402.d .)
Rear eas t 75 fl. 250+/- ft. Yes
[2400 &
402.d .l

Parking Setbac k
Front No parking in fron t 80+/- ft. No App licant rec eiv ed a
(2400 h & yard (95ft. at front of variance on June 5, 2007.
402.e.) bu ilding)

Sid e south 35 ft. adjacen t to 20 ft. No App licant rec eived a
(2400 h & residentia l lots varian ce on June 5, 2007.
402.e.)

Planning Review Summary Char t
Grace Immanuel Bib le Church SP10-39

Page 2 o f 5



Meets
Ite m Required Propo sed Requirements? Comments

Side north 35 ft. adjacent to 140+/ - ft . Yes
(2400 h & residentia l lot s
402.e .)
Rear 35 ft. adjacent to 100+/- ft. Yes
(2400 h & residen lio l lo ts
402.e.)

Number of 1 spac e p er 3 sea ts 40 spaces provided Yes The Build ing Division has
Parking Spaces or capacity as indicat ed a bui lding
(2505) regu lated by occupancy of 121 people.

bui lding or fire
c odes, or for every 6 Applicant has also applied
ft. of pew in the main for a var iance from the
unit of worship, Zoning Board of Appea ls so
which ever is greater that the required 10

additional parking spaces
121 people/3 = 40 do no t need to be instal led .
spaces required

Parking Spa c e 9 ft. x 19 ft . parking 9 ft. X 19 ft. spaces Yes
Dimensions and space dimensions with 20 ft. and 24 ft.
Maneuvering and 24 It. wide a isles provided
Lanes (2506) drives.

9 ft. x 17 ft. parking
spaces al lowed
a long 7 ft . wide
interior sidewalks as
long as d e tai l
indicates a 4" curb
a t these loc ations
and along
landscaping .

Barrier Fre e 2barrier free spaces 1 standard and 1 Yes
Spaces required: 1 stand ard van accessible
(Barrier Free barrier free, 1van barrier free spaces

Code) accessible. provided

Barrier Free 8 It. wide w ith a 5 ft. 8 ft. wide with a 7ft. No Applicant should inc rease
Space wide a ccess aisle for w ide access aisle the size of the access aisle
Dimensions standard barrier free shown to 8' to meet Barrier Free
(Barrier Free spaces, and Code requirements.
Code) 8 ft. wide with an 8 ft.

wide ac c ess aisle lor
van acc essible
spaces

Planning Review Summary Chart
Gra ce lrnrnonuel Bible Church SP10-39
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Meets
Item Required Proposed Requirements? Comments
Barrier Free One sign for each Signs provid ed Yes
Signs (Barrier accessible parking
Free Design space .
Graphics
Manual)

Dumps ter Not required None provided Yes
(Chapter II,
Section 21-145
and Section
2503.2.F) ,
Dumps ter Dumpster enclosure None proposed Yes
Enclosure to be located in rear
(Sec tions yard. a nd set back
2503.2.Fand from prop erty line a
2520.1) distanc e equiva len t

to the parking lot
setback. It is to be
loc a ted as far from
barrier free spaces
as possib le .
Enclosure to ma tc h
buildinq materia ls

Exterior Photometric plan
lighting (Section and ex terior lighting

No new lighting
A photometric plan will be

251 1) details needed at Yes? required if additional
tim e of

propos ed?
lighting is proposed.

Sidewalks [City Existing site None proposed
Code Sec tion
11-276(b))

Building Code Building exits must be Build ing entra nces
connec ted to connected to
sidewa lk system or parking lo t
parking lo t.

Planning Rev iew Summary Char t
Grace Immanuel Bible Church SP10-39
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Meets
Item Required Proposed Requirements? Comments

General layout and Most information Yes/No Applicant should indicate
dimension of provided where existing shed will be
proposed physical relocated. The shed will
improvements, need to meet all setbacks.
showing the
following: Location
of all existing and
proposed buildings,
proposed building
heights, building
layouts, (floor area in .
square feet),
location of proposed
parking and parking
layout, streets and
drives, and indicate
square footage of
pavement area

Prepared by Kristen Kapelanski, AICP (248) 347-0586

Planning Review Summary Chart
Grace Immanuel Bible Church SP10-39
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cityofnovi.org

Petitioner
Grace Immanuel Bible Church

ReviewT~

Preliminary Site Plan

fPl[lAN IRIEVX \Hi CrE~TlE IFUEPO l'
September 20, 2010

Engineering Review
Grace Immanuel Bible Church

SP10-39

Property Characteristics
• Site Location:

Site Size:
Pl an Date:

Meadowbrook Road, north of Eight Mile Road
2.45 acres
9-1-10

Pro ject Summary
" Construction of an approximately 1,152 square-foot building addition and the possibility of

10 additional parking spaces.

Recommend?ltion
Approval of the Prellminary Site Pian and PrelimDrilary Storm Water Management
Plan is recommended.

Comments:
The Preliminary Site Plan meets the general requirements of Chapter 11, the Storm Water
Management Ordinance and the Engineering Design Manual with the fol lowing items to be
addressed at the tim e of Final Site Plan submittal (further engineering detail will be required at
the time of the final site plan submittal):



Eng ineering Review of Prel iminerv Site Plan
Grace Immanuel Bible Church
SP#10-39

September 20/ 2010
Page 2 of 3

Additional Comments (to be addressed prior to the Final Site Plan submittal):

General

1. Provide a note on the plans that all work shall conform to the current City of Novi
standards and specifications.

2. The City standard detail sheets are not required for the Final Site Pl an submitt al.
They will be required with the Stamping Set submitta l.

3 . Clearly show all proposed changes to the site on th e plan. Differentiate between
existing and proposed utilities and pavement.

4. Show additional parking lot grading on the next submitta l.

5. If the additional parking spaces are required, additional storm water treatment shall
be required along the existinq swale.

Sanitary Sewer

6. Provide current lead invert elevations on the plan.

7. Construction of a structure over an existing sanitary lead is not permitted . The
existing lead will have to be rerouted. Provide a revised plan for the sanitary lead on
the plan.

8. All sanitary leads are a minimum of 6-inch diameter SDR 23.5 with a minimum 1%
slope. Label this on the site plan.

Paving & Grading

9. Since the majority of the parking lot is not curbed, the added parking spaces will not
require curb and gutter. However, bumper blocks are recommended for a barrier.

10. Provide a pavement cross-section detail on the plan for any proposed pavement.

The following must be submitted aa: the time of Final Site Pian submittal:

11. A lett er from either the applicant or the applicant's engineer must be submitted with
the Final Site Plan highlighting the changes made to the plans addressing each of
the comments listed above and indicating the revised sheets involved.

1.2. If parking spaces are required, an itemized construction cost estimate must be
submitted to the Community Development Department at the time of Final Site Pl an
submittal for the determination of plan review and constru ction inspection fees. This
estimate should only include the civil site work and not any costs associated with
construction of the buildinq or any demolition work. The cost estimate must be
itemi7ed for each utility (water, sanitary, storm sewer), on-site paving, right-of-way
paving (includin g proposed right-of-way), grading, and the storm water basin (basin
construction, contro l structure, pretreatment structure and restoration) .

The following m~lst be addressed prior to construction (ONlV I f PARKING SPACES
ARE REQUIRED):

13. A City of Novi Grading Permit will be required prior to any grading on the site. This
permit will be issued at the pre-construction meeting. Once determined, a grading
permit fee must be paid to the City Treasurer's Office.



Engineer ing Review of Preliminary Sit'e Pian
Grace Immanuel Bible Church
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September 20/ 20J 0
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14. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact Sarah
Marchioni in the Community Developm ent Departm ent (248-347-0430) fo r forms and
information.

15. Construction In spection Fees to be determin ed once the construction cost estimate
is submitted must be paid prior to the pre-construction meeting.

16. An incomplete site work performance guarantee fo r this development will be
calculated (equal to 1.5 tim es the amount required to complete the site
improvements, excluding the storm water facilities) as specified in the Perfo rmance
Guarantee Ordinance. This guarantee will be posted prior to TCO, at wh ich tim e it
may be reduced based on, percentage of construction completed.

17. A street sign financi al guarantee in an amount to be determined ($400 per tra ffi c
cont rol sign proposed) must be posted at the Treasurer's Office if any additi onal
signage is added to the plan.

Please contact Li ~?On Iye zaj at (248) 735-5694 with any questions.

J ' ~-
/~../' Jl /, .~., />
/~ '- . ""'y .

(
I I, ..

"

.'

cc: Ben Croy, E?gin~,~ring/
Brian Coburtt'Enqlneerlnq
Kristen Kapelanski, Community Development Department
Tina Glenn, Water & Sewer Dept.



TRAFFIC REVIEW



September 7, 20 I0

Barbara McBeth, AICP
Deputy Director of Community Development
City of Novi
45175 W. Ten Mile Rd.
Novi, MI 48375

SUBJECT: Grace Immanuel Bible Church, Preliminary Site Plan,
SP#10-39, Traffic Review

Dear Ms. McBeth:

BIRCHLER ARROYO
A!!l CIAT f S, 1St.

At YOUt" request, we have reviewed the above and offer the following recommendation and
supporting comments .

Recommendation

We recommend approval, subject to th e issues shown below in bold being satisfactorily
addressed on the final site plan.

Project Description
W hat is the applicant proposing?

I. The appl icant pt"oposes a I, I52-sJ. building addition at the north end of the existi ng 2,243­
s.f. chu rch . Pr imary uses within the building will be an 84-seat chapel and one large Sunday
school room. No information has been provided as to the existing sizes of these uses.

2. The submission is unclear as to whether or not the parking lot is proposed for
enlargement. Th e Site Plan shows ten additional sp aces in dashed lines around the
northern and ea ste rn periphery of the existing lot as "possible addition al parking spaces jf
required based on Building Department-determined occupant load for entire building of
121 people." The Landscape Plan, however, shows these ten spaces in solid lines and has
them labeled as "Proposed Parking."

Trip Generation
How mu ch new traffic would be generated?

3. According to ave rage trip generation rates published by the Institute of Transportation
Engineers , a 3,395-s.f. church can be expected to generate 31 o ne -way vehicle trips on a
typ ical weekday and 82 such trips on a typic al Sunday (26 during the peak hour). Relative
to the existing 2,243-sJ. church, the proposed larger church can be expected to increase
weekday trips by I I and Sunday trips by 42 (14 du ring the peak hour) .

Birchler Arro'jo A ssociates. 1,K, 2802 1 Sout hfield F\o ad. Lathrup Village. f11 <18076 2<} 8.423. 1776



Grace Immanuel Bible Church, Pr'elim inary Site Plan, Traffic Review of September 20 I0, page 2

Vehicular Access Locations
Do the proposed driveway locations meet City spacing standards?

4. No new access drives are proposed . As a matter of record, the church's existing driveway
appears to be about 175 ft north of Marks Drive (near-edge to near-edge). This spacing
exceeds the City's I25-ft minimum for the 30 mph speed limit on Meadowbrook Road.

Vehicular Access Improvements
Will there be any improvements to the public road(s) at the proposed driveway(s)?

5. No access improvements have been proposed by the applicant, Given the forecasted
peak-hour trip generation, the potential directionality of those trips, and the current
average daily traffic on Meadowbrook Road (about 7,900 vehicles), no right-turn or left­
turn mitigation is warranted based on City standards (DCS Figures IX.8 and IX. I0).

Driveway Design and Control
Are the driveways acceptably designed and signed?

6. No driveway modifications have been proposed by the applicant. However, if not already
in place, a 24-inch STOP (R I-I) sign should be installed at the east end of the
exiting driveway return.

Pedestrian Access
Are pedestrians safely and reasonably accommodated?

7. There is neither an existing sidewalk along this section of Meadowbrook Road, nor a
proposal by the church to provide a sidewalk along its driveway to connect to a future
Meadowbrook sidewalk. The Planning Commission may wish to discuss this issue with the
applicant and appropriate City staff.

Parking and Circulation
Are parking spaces appropriately located and designed? Can vehicles safely and conveniently
maneuver through the site ?

8. All plan sheets must be consistent relative to the proposed parking lot
configuration. Specifically:

a. Will the ten additional parking spaces actually be built at the time the
church building is enlarged?

b. How far east will the westernmost of those parking spaces be offset from
the nearest existing space in the northwest corner of the lot? The Site Plan
shows a 9-ft offset, and the Landscape Plan shows a 6-ft offset (the former
is preferred).

c. Will curb-and-gutter be used to border any of the lot? If not, 4-inch high
bumper blocks should be proposed in the ten new spaces, set in 2 ft from
the edge of pavement (relative to the vertical face contacted by tires).



Grace Immanuel Bible Church, Prelim inary Site Plan, Traffic Review of September 20 I0, page 3

d. The marking and signing of the two barrier-free parking spaces should be
detailed in the same fashion. The Landscape Plan shows the wheelchair
symbols on the pavement, the signs set back from the pavement so as to
minimize damage from overhanging bumpers, and the signing of both
spaces as van-accessible. These same features should appear on the Site
Plan. Also, at least the Site Plan should label the related pavement
markings as being blue, and should include the corresponding MMUTCD
sign codes (R7-8 and R7-8a for the RESERVED PARKING and VAN
ACCESSIBLE signs, respectively).

9. Associated with the 50-ft turning radius shown to be available for circulation by the City's
largest fire truck (on the northeast side of the parking lot) is the associated 29-ft inside
turning radius for that vehicle. We find that that smaller-radius turn would just clear the
marked parking spaces, and should therefore be considered adequate. At the west end of
th is parking module, the fire truck could take a slightly larger-than-minimum turn to clear
the marked spaces. All other aspects of the access and circulation design are satisfactory.

10. Given that the parking lot exists and will remain relatively unchanged (with the possible
exception of ten spaces being added around the northern and eastern periphery), the
Planning Commission may wish to waive the normal requirement for landscaped end
islands. However', to help ensu re a clear maneuvering path for a large fire truck,
parking should be discouraged - via yellow crosshatching - in the two locations
shown in the attached plan mark-up.

Sincer ely,
BIRCHLER ARROYO ASSOCIATES, INC.

Rodney L. Arroyo, AICP
Vice President

Attachment

William A. Stimpson, P.E.
Director' of Traffic Engineering
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LANDSCAPE REVIEW



LA EV W CENTER PO T
September 23, 2010

Preliminary Landscape eview
Grace Immanuel Bible Church

cityolnovi.org

Petitioner
Grace Immanuel Bible Church (Rev . C. Sexton)

Project Zoning
R-3 - One-Family Residential

Recommendation
The Preliminary Site Plan for SP10-39 Grace Immanuel Bible Church is
recommended.

Ordinance Considerations

1. Residential Adjacent to Non-Residential (Sec. 2509.3.a)
1. The property is adjacent to residentially zoned property on the north, east

and south sides. The proposed addition should not affect any of the
su rrounding residential properties. Fencing and landscape berms .
currently buffer the adjacent properties.

2. At the easterly side of the properly, a berm and existing plantings buffer
the adjacent properly. The Applicant may wish to consider the planting of
buffe r plantings directly along the easterly prop erty line to assure full
buffer from the single family residential properly.

2. Adjacent to Rights-of-Way (Sec. 2509.3.b)
I . Right-of-way berms are typically required per Sec. 2509.3.b. and Right-of­

Way Landscape Screening Requi rements Chart with the purpose of
screening parking and vehicular access areas . The proposed parking lot
expansion will not alte r the view from the roadside, and the current parking
is adequately screened by existing vegetation which is to be perpetually
maintained.

3. Parking Area Landscape Requirements (Sec. 2509.3.c)
1. The parking area and landscape as it exists and is proposed meets the

requirements of parking area landscape requirements. Existing shrub
plantings that must be removed to accommodate the expanded parking
will be relocated directly adjacent to the new parking spaces and around
the building addition.

2. Perimeter Canopy Trees are required at a minimum 1 per 35' around the
entire parking area . The plan meets these requirements.



Preliminary Landscape Plan
Grace Emmanuel Church

September 23, 2010
Page 2 of 2

4. Building Perimeter Landscaping (Sec. 2509.3.d)
1. Foundation Planting Areas are required for all buildings (8' x entire

perimeter of building). The plan meets this requirement. Plantings
relocated from on the site will be used to fulfill the foundation planting
requirements.

2. A 4' wide landscape bed has been provided as required around the
building foundation .

5. Storm Basin Landscape Requirements (LDM)
1. No storm basins are proposed.

6. Plant List (LDM)
1. A Plant List has been provided that meets the requirements of the

Ordinance and Landscape Design Manual.

7. Plan Notes & Details (Sec. 2509. 4. 5.6. & 7.)
1. All required City of Novi plan notations and landscape installation details

have been provided.

Please follow guidelines of the Zoning Ordinance and Landscape Design
Guidelines. This review is a summary and not intended to substitute for any
Ordinance. The appropriate section of the applicable ordinance is indicated in
parenthesis. For the landscape requirements, see the Zoning Ordinance
landscape section on 2509 , Landscape Design Manual and the appropriate items
in the applicable zoning classification.

~ffi .
Plan~~y David R Beschke, RLA - (248)-735-5621



FACADE REVIEW



Ph on/,I; (2-1 8) B~O·6.'j 23

f ·;\ tliil: C:)J L(.'Lj ~t.l,.,tfl rdliti.:d ...;. n ' lIl
H.'eli: dn l (/rdfi !l ·~·! ::. , n lm

508.iO i\l'pldlffJoki' Or., Northoitlc, l\;1f 48167

September 23, 20 I0

City of Novi Planning Department
45 175 W. 10 Mile Rd.
Nov i, MI 48375-3024

Attn: Ms. Barb McBeth - Director of Community Development

Re: FACADE ORDIN ANCE REVIEW
Grace Immanuel Bible C hurch, SPIO-39
Facade Region: 1, Zoning District: R-3

Dear Ms. McBeth:
The following is the Facade Review for the above referenced project based on the drawings
prepared by Carl E. Gaiser, Architect, dated June 18, 20 IO. The percentages of materials
proposed for eac h facade are as shown on the table below. The maximum (and minimum)
percentages allowed by the Schedule Regulating Facade Materials of Ordinance Sect ion 2520 are
shown in the right hand column. Materials that are in non-compliance with the Facade Schedule,
if any, are highlighted in bold.

O rd ina nce

West N 011h East South Maximum
(Minimum)

Br ick (existing) 42 % 0% 0% (U na ltered) 100% (30 %)

Vinyl Sid ing 0% 100% 39% (Una Itered) 0%

As pha lt Shingles 58% 0% 61% (U nal tere d) 25%

As shown above the percentages of brick is below the ordinance minimum on the north and east
facades the percentage of vinyl siding and asphalt shingles exceed the ordinance maximum on
the north , west and cas t facades. This project is considered an addition in accordan ce with
Section 2520.7 of the faca de Ordinance, which allows for a continuation of ex isting materials
provided that certain conditions are met, as fo llows; the addition does not exceed 100% of the
existing floor area, all new materials constitute a continuation of existing materials, textures and
colors, and the visual effect is to appeal' as part of the existing building. It is our recommendation
that these conditions have been met with the proposed design. The application is in full
compliance with the Facade Ordinance and a Section 9 Waiver is not required.

If you have any questions regarding this matter p lease do not hesitate to ca ll.

Sincerely,
DRN &··Associates, Architects PC

. : / r-,

~
/ /" -/<.

/ ij/ ./ / / /, . . ( ('/,-:/ -,

r' o~i\~:R1r~CCCArA

Page I of I



FIRE REVIEW



CITY COUNCIL

Mayor
David B. Landry

Mayor Pro Tern
Bob Gatt

Terry f<' 'Margolis

Andrew Mutch

I(athy Crawford

Dave Stau dt

Just in Fischer

City Manager
Clay 1. Pearson

Director of Public Selfety
David Molloy

Director of Fire and EMS
Jeffr ey Johnson

Novl Fire Department
42975 Grand River Ave.
Novi, Michigan 48375
248.349·2162
248.349·1724 fax

cityofnovi.org

September 22, 2010

TO: Barbara McBeth, Deputy Director of Community Development, City of Novi

RE: Grace Immanuel Bible Church
21900 Meadowbrook Rd,

SPit: 10-39, Preliminary Site Plan Review

Project Description:

1,152 S.F. addition to an existing church along with parking lot improvements.

Comments:

None

Recommendation:

Recommended for Approval

Michael W. Evans
Fire Marshal

cc: file



APPLICANT RESPONSE LETTER



Carl E. Gaiser, Architect
33018 Grand River Ave.

Farmington, Michigan 48336

Ms. Kristen Kapelanski
Planner, City of Novi
45175 W. Ten Mile Rd.
Novi, Michigan 48357

Dear Ms. Kapelanski:

R CeiVED
SEP 2·9 2010

CITY OFNOVI
COMMUNITY DEVELOPMENT

This letter is in response to the comments in the review letters regarding the Grace
Immanuel Bible Church's planned addition.

• A Noise Impact Statement was submitted at the time the church was first
established 3 years ago and it should be adequate since we are only adding
one small heating/air conditioning unit in the new addition. That N.I.S.
should be on file.

• The existing shed has been relocated and shown on the site plan and
landscape plan, behind the existing honse northeast of the church.

• If a variance is granted we will revise our site plan and landscape plan to
omit the parking spaces that will not be installed.

• The van access aisle between the van accessible space and the standard
barrier free space is 8-ft in width and is existing at the site.

• A photometric plan should not be required since no new lighting is proposed.
The original P.P. should be on file.

• The requirement of 10 additional parking spaces is being appealed.
• A 24-inch STOP sign will be shown on the site plan at the east end of the

drive.
• The 10 additional parking spaces will be constructed , if required, at the time

of the church construction.
• The new parking spaces in the northwest comer will be offset 9-ft to the east

from the existing two spaces in that comer.
• 4-inch high bumper blocks will be installed on the new parking spaces, if

required by the City, and shown on the site plan.
• The wheelchair symbols will be shown on the revised site plan BF spaces.
• Yellow crosshatching will be shown on the site plan to ensure a clear

maneuvering path for a fire truck

Sincerely,

/), t !~" t I s
/ fG,at. / k';'• *" t1 .c '-

Carl E. Gaiser, Architect
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