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ARMENIAN CHURCH AND CULTURAL CENTER JSP 17-37 
Public hearing at the request of Armenian Cultural Center for Special Land Use, Preliminary 
Site Plan with Land bank Parking, Phasing Plan, Shared Parking Agreement, Wetland Permit, 
Woodland Permit, and Storm water Management plan approval.  The subject property is 
located in section 12, on the north side of Twelve Mile Road and east of Meadowbrook Road, 
in residential acreage (RA) zoning district. The applicant is proposing a church and a cultural 
center with accessory uses such as day care center, multipurpose hall, café, religious 
educational rooms, Armenian genocide memorial and recreational facility. The applicant is 
proposing to construct in three phases. The project area comprises of four parcels is 
approximately 19.30 acres. A Special Land Use Permit is required to permit Places of Worship 
and a daycare in residential districts.  
 
Required Action 
Approve/Deny the Special Land Use, Preliminary Site Plan with Land bank Parking, Phasing plan, 
Shared Parking Agreement, Wetland Permit, Woodland Permit, and Storm water Management plan. 
 
 
REVIEW RESULT DATE COMMENTS 

Planning Approval 
recommended 09-25-17 

 Special Land Use for proposing a church and 
daycare establishment in Residential Acreage (RA) 

 Approval of up to 43 landbank parking spaces 
 Approval of shared parking agreement to establish 

a minimum of 262 parking spaces (including 
landbank parking) for the proposed uses.  

 Approval of development to be completed in three 
phases. 

 Planning Commission waiver to allow all required 10 
bike racks in one location 

 A Zoning Board of Appeals variance for proposing 
dumpster in the side yard. 

 Items to be addressed by the applicant prior to Final 
Site Plan approval 

Engineering Approval 
recommended 09-21-17 

 City Council Design And Construction Standards 
variance for undetained run-off directed to Twelve 
Mile Road.  

 Items to be addressed by the applicant prior to Final 
Site Plan approval 



Landscaping Approval 
recommended 09-05-17 

 Waiver  for absence of required street trees along 
Twelve Mile frontage 

 Waiver for absence of required berm between the 
subject property and adjacent residential properties 

 Waiver for absence of berm along Twelve Mile 
frontage 

 Waiver for absence of access drive plantings within 
existing gas line easement 

 Waiver for exceeding the maximum 15 bay parking 
requirement.  

 Items to be addressed by the applicant prior to Final 
Site Plan approval 

Woodlands Not Applicable 09-13-17 

 A City of Novi Woodland Permit is required for the 
proposed impacts 

 Items to be addressed by the applicant prior to Final 
Site Plan approval 

Wetlands Approval 
recommended 09-13-17 

 Administrative approval of Non-Minor wetland 
permit 

 Letter of authorization for encroaching into 25 foot 
wetland buffers 

 Applicant to contact MDEQ for any additional 
permits 

 Items to be addressed by the applicant prior to Final 
Site Plan approval 

Traffic Approval 
recommended 09-25-17  Items to be addressed by the applicant prior to Final 

Site Plan approval 

Shared 
Parking 
Study 

Approval 
recommended 07-17-17 

 Approval of shared parking agreement to establish 
a minimum of 262 parking spaces (including 
landbank parking) for the proposed uses.  

 Items to be addressed by the applicant prior to 
Final Site Plan approval 

Façade Approval 
recommended 09-14-17 

 Approval of Phase I elevations 
 Genocide Memorial to be redesigned in 

conformance with façade standards and 
maximum allowable building height 

Fire Approval 
recommended 09-01-17  Items to be addressed by the applicant prior to Final 

Site Plan approval 



MOTION SHEET 
 
Approval – Special Land Use Permit 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to approve the 
Special Land Use Permit to allow a Place of Worship and daycare based on and subject 
to the following: 

a. The proposed use will not cause any detrimental impact on existing thoroughfares 
(based on review of the Traffic study); 

b. The proposed use will not cause any detrimental impact on the capabilities of 
public services and facilities (based on Engineering review); 

c. The proposed use is compatible with the natural features and characteristics of the 
land (because the plan has made an attempt to minimize impacts on existing 
natural features);  

d. The proposed use is compatible with adjacent uses of land (because the proposed 
use conforms to the standards of the district and the requirements of  Places of 
Worship and a daycare); 

e. The proposed use is consistent with the goals, objectives, and recommendations of 
the City's Master Plan for Land Use (the project creates an aesthetically pleasing 
development, especially in residential areas); 

f. The proposed use will promote the use of land in a socially and economically 
desirable manner (as the proposed use will provide a service needed in the 
community);  

g. The proposed use is (1) listed among the provision of uses requiring special land use 
review as set forth in the various zoning districts of this Ordinance, and (2) is in 
harmony with the purposes and conforms to the applicable site design regulations 
of the zoning district in which it is located; and 

h.  (additional comments here if any) 
 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, 
Article 5, and Article 6 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
 
– AND –  
 
 
Approval – Preliminary Site Plan 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to approve the 
Preliminary Site Plan based on and subject to the following: 

a. The primary use of ‘Church’ will be established prior to any other accessory uses 
proposed.  

b. Approval of up to 43 landbank parking (262 required, 219 provided, 43 land 
banked), based on the revised site plan submitted via e-mail on September 26, 
2017, due to Planning Commissions finding below, which is hereby granted;  

i. The applicant has demonstrated through substantial evidence that the 
specified occupant and building use will require less parking than what is 
required by the Zoning Ordinance; 

ii. Parking will not occur on any street or driveway; 
iii. Parking will not occur on any area not approved and developed for 

parking; 
iv. Parking will not occur on that area where parking construction has been 

landbanked until such time as that area is constructed for such parking; 
v. The requested parking landbanking will not create traffic or circulation 

problems on or off site; and 



vi. The requested parking lankbanking will be consistent with the public 
health, safety and welfare of the City and the purposes of the Zoning 
Ordinance; 

c. Approval of Shared Parking agreement for the proposed church and other 
accessory uses proposed for all phases. It has determined that a minimum 
requirement of 262 spaces are required for the proposed uses, of which 20% of 
spaces can be land banked; 

d. Planning Commission waiver from Section 5.16 for proposing all required 10 
spaces in one location, which is hereby granted; 

e. A Zoning Board of Appeals variance from Section 4.19.2.F for allowing the 
dumpster in the sideyard instead of the required rear yard;  

f. Landscape waiver from Section 5.5.3.B.ii  for absence of required street trees 
along Twelve Mile frontage due to the presence of a gas line and gas line 
easement along the entire right-of-way frontage , which is hereby granted; 

g. Landscape waiver from Zoning Sec. 5.5.3.B.ii and iii for absence of required berm 
between the subject property and adjacent residential properties, if the 
applicant provides sufficient justification  that the existing vegetation will provide 
sufficient screening, or addition of more screening vegetation is provided to form 
a dense screen in areas where the existing vegetation does not provide a 
sufficiently dense screen, which is hereby granted; 

h. Landscape waiver from Zoning Sec. 5.5.3.B.ii and iii for absence of berm along 
Twelve Mile frontage for portions of frontage with wetland, the natural hill or 
dense vegetation to be preserved between the road and the site, not for the 120 
feet of frontage just west of the entry drive where none of those natural features 
exist, which is hereby granted; 

i. Landscape waiver from Section 5.5.3.C.iii  footnote (5) for absence of access 
drives plantings within existing gas line easement, which is hereby granted; 

j. Landscape waiver from Section 5.5.3.C. (3) for exceeding the maximum 15 bay 
parking requirement, which is hereby granted; 

k. City Council Variance from Design and Construction Standards Manual for 
undetained run-off directed to Twelve Mile Road. 

l. The findings of compliance with Ordinance standards in the staff and consultant 
review letters and the conditions and the items listed in those letters being 
addressed on the Final Site Plan; and 

m.  (additional conditions here if any) 
 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, 
and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
 
– AND –  
 
Approval – Phasing Plan 
In the matter of Armenian Church and Cultural Center JSP17-37 motion to approve the 
Phasing Plan based on and subject to the following: 
 

a. The findings of compliance with Ordinance standards in the staff and 
consultant review letters, and the conditions and items listed in those letters 
being addressed on the Final Site Plan; and 

b. (additional conditions here if any) 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4 
and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
-AND- 



 
Approval – Wetland Permit 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to approve the 
Wetland Permit based on and subject to the following:  

a. The findings of compliance with Ordinance standards in the staff and 
consultant review letters, and the conditions and items listed in those letters 
being addressed on the Final Site Plan; and 

b. (additional conditions here if any) 
(This motion is made because the plan is otherwise in compliance with Chapter 12, 
Article V of the Code of Ordinances and all other applicable provisions of the 
Ordinance.) 
 
-AND- 
 
Approval – Woodland Permit 
In the matter of Armenian Church and Cultural Center JSP17-37motion to approve the 
Woodland Permit based on and subject to the following:  

a. The findings of compliance with Ordinance standards in the staff and 
consultant review letters, and the conditions and items listed in those letters 
being addressed on the Final Site Plan; and 

b. (additional conditions here if any) 
(This motion is made because the plan is otherwise in compliance with Chapter 37 of the 
Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Approval – Stormwater Management Plan 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to approve the 
Stormwater Management Plan based on and subject to the following: 

a. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed 
on the Final Site Plan; and  

b. (additional conditions here if any) 
 
(This motion is made because the plan is otherwise in compliance with Chapter 11 of the 
Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
 
– OR –  
 
 
Denial – Special Land Use Permit  
 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to deny the 
Special Land Use Permit…(because the plan is not in compliance with Article 4, Article 5, 
and Article 6 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
 
– AND –  
 



Denial – Preliminary Site Plan 
 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to deny the 
Preliminary Site Plan…(because the plan is not in compliance with Article 3, Article 4, and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Denial –Phasing Plan 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to deny the 
Phasing Plan… (because the plan is not in compliance with Article 3, Article 4 and Article 
5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Denial– Wetland Permit 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to deny the 
Wetland Permit… (because the plan is not in compliance with Chapter 12, Article V of 
the Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Denial– Woodland Permit 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to deny the 
Woodland Permit… (because the plan is not in compliance with Chapter 37 of the Code 
of Ordinances and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Denial – Stormwater Management Plan 
 
In the matter of Armenian Church and Cultural Center JSP17-37, motion to deny the 
Stormwater Management Plan…(because the plan is not in compliance with Chapter 11 
of the Code of Ordinances and all other applicable provisions of the Ordinance.) 
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SITE PLAN 
(Full plan set available for viewing at the Community Development Department.)







FACADE MATERIAL LEGEND

BRICK 2

BRICK 3

METAL-CORTEN

STRUCTURAL
STEEL

GLASS

SPANDREL
GLASS

BRICK 1

PRE-FINISHED
METAL SIDING

PRE-FINISHED
METAL

MAIN LEVEL

Elevation Totals
Brick 1&3 = 3495.48 Sq. Ft.
Brick 2 = 169.94 Sq. Ft.
Pre-Finished Metal = 275.37 Sq. Ft.
Metal (Corten) = 160.03 Sq. Ft.
Structural Steel = 211.21 Sq. Ft.
Glass = 1404.72 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 75.17 Sq. Ft.

---
-

---
-

A.2

A-2

A.1

A-2

Material Facade Coverage
Brick 1&3 = 76%
Brick 2 = 4%
Pre-Finished Metal = 6%
Metal (Corten) = 3%
Structural Steel = 5%
Glass = 30%
Spandrel Glass = 0%
Pre-Finished Metal Siding =2%

FINISH FLOOR

MAIN LEVEL

Wall 19
Brick 1&3 = 68.72 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 128.81 Sq. Ft.
Metal (Corten) = 95.06 Sq. Ft.
Structural Steel = 203.01 Sq. Ft.
Glass = 1241.56 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 1737.16 Sq.Ft.

Wall 20
Brick 1&3 = 634.79 Sq. Ft.
Brick 2 = 169.94 Sq. Ft.
Pre-Finished Metal = 65.21 Sq. Ft.
Metal (Corten) = 49.78 Sq. Ft.
Structural  Steel = 7.04 Sq. Ft.
Glass = 140.44 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 75.17 Sq.Ft.
Total Facade Area = 1142.37 Sq.Ft.

PRE-FINISHED METAL SIDING
TO SCREEN ALL MECHANICAL
EQUIPMENT

Wall 19 Wall 20

4"
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3
' -

 4
"

8"

METAL FASCIA AND CANOPY - TYPICAL

BRICK #1

BRICK #2

METAL COPING - TYPICAL

METAL FASCIA AND CANOPY -
TYPICAL

ALUMINUM GLASS AND GLAZING -
TYPICAL

METAL COPING - TYPICAL

STRUCTURAL STEEL - PAINTED WHITE

ARMENIAN GENOCIDE
MEMORIAL TOWER

FINISH FLOOR

MAIN LEVEL

Wall 18
Brick 1&3 = 2791.97 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 81.35 Sq. Ft.
Metal (Corten) = 15.19 Sq. Ft.
Structural Steel = 1.16 Sq. Ft.
Glass= 22.72 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding - 0 Sq.Ft.
Total Facade Area = 2912.39 Sq.Ft.

Wall 18
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FACADE MATERIAL LEGEND

BRICK 2

BRICK 3

METAL-CORTEN

STRUCTURAL
STEEL

GLASS

SPANDREL
GLASS

BRICK 1

PRE-FINISHED
METAL SIDING

PRE-FINISHED
METAL

MAIN LEVEL

LOWER LEVEL

Elevation Totals
Brick 1&3 = 2611.82 Sq. Ft.
Brick 2 = 32.34 Sq. Ft.
Pre-Finished Metal = 555.73 Sq. Ft.
Metal (Corten) = 547.52 Sq. Ft.
Structural Steel = 163.07 Sq. Ft.
Glass = 3110.66 Sq. Ft.
Spandrel Glass = 259.71 Sq. Ft.
Pre-Finished Metal Siding = 17.39 Sq. Ft.

---
-

---
-

B.1

A-3

B.2

A-3

Material Facade Coverage
Brick 1&3 = 36%
Brick 2 = 0%
Pre-Finished Metal = 8%
Metal (Corten) = 8%
Structural Steel = 2%
Glass = 43%
Spandrel Glass = 4%
Pre-Finished Metal Siding = 0%

FINISH FLOOR

FINISH FLOOR

MAIN LEVEL

LOWER LEVEL

STRUCTURAL STEEL -
PAINTED WHITE

ALUMINUM GLASS AND
GLAZING - TYPICAL

BRICK #1

METAL COPING -
TYPICAL

METAL FASCIA AND
CANOPY - TYPICAL

Wall 4
Brick 1&3 = 246.05 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 15.73 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 4.50 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 266.28 Sq.Ft.

Wall 5
Brick 1&3 = 589.89 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 11.78 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 17.39 Sq.Ft.
Total Facade Area = 619.06 Sq.Ft.

Wall 6
Brick 1&3 = 261.33 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 8.58 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 0.34 Sq. Ft.
Glass= 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 270.25 Sq.Ft.

Wall 7
Brick 1&3 = 52.50 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 178.29 Sq. Ft.
Metal (Corten) = 500.31 Sq. Ft.
Structural Steel = 92.01 Sq. Ft.
Glass = 574.49 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 1397.6 Sq.Ft.

PRE-FINISHED METAL SIDING
TO SCREEN ALL MECHANICAL

EQUIPMENT

Wall 4 Wall 5 Wall 6 Wall 7
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METAL FASCIA AND
CANOPY - TYPICAL

ARMENIAN GENOCIDE
MEMORIAL TOWER

FINISH FLOOR

FINISH FLOOR

14
' -

 0
"

MAIN LEVEL

LOWER LEVEL

Wall 8
Brick 1&3 = 1352.31 Sq. Ft.
Brick 2 = 32.34 Sq. Ft.
Pre-Finished Metal = 336.37 Sq. Ft.
Metal (Corten) = 32.19 Sq. Ft.
Structural Steel = 61.49 Sq. Ft.
Glass = 2536.17 Sq. Ft.
Spandrel Glass = 259.71 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 4610.58 Sq.Ft.

Wall 9
Brick 1&3 = 109.74 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 4.98 Sq. Ft.
Metal (Corten) = 15.02Sq. Ft.
Structural Steel = 4.73 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 134.47 Sq.Ft.

Wall 8 Wall 9

BRICK #1

METAL FASCIA AND
CANOPY - TYPICAL

ALUMINUM GLASS AND
GLAZING - TYPICAL

METAL COPING - TYPICAL

BRICK #3

GRADE - TYPICAL

BRICK #1

METAL COPING -
TYPICAL

METAL FASCIA AND
CANOPY - TYPICAL

BRICK #2
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LIGHTING AT ARMENIAN GENOCIDE
MEMORIAL TOWER

 1/16" = 1'-0"A-3

B Overall Building Elevation B

 1/8" = 1'-0"A-3

B.1 Partial Enlarged Building Elevation B.1

 1/8" = 1'-0"A-3

B.2 Partial Enlarged Building Elevation B.2



MAIN LEVEL

BRICK - TYPE A

ALUMINUM GLASS AND
GLAZING - TYPICAL

ALUMINUM GLASS
METAL DOOR - TYPICAL

BRICK #2

METAL FASCIA AND
CANOPY - TYPICAL

EXPOSED TIMBER
STRUCTURE - TYPICAL

METAL FASCIA AND
CANOPY - TYPICAL

GRADE - TYPICAL

METAL COPING
- TYPICAL

ALUMINUM GLASS METAL
DOOR - TYPICAL

Wall 1
Brick 1&3 = 138.33 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 3.33 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 141.66 Sq.Ft.

Wall 2
Brick 1&3 = 1100.88 Sq. Ft.
Brick 2 = 202.67 Sq. Ft.
Pre-Finished Metal = 62.82 Sq. Ft.
Metal (Corten) = 85.32 Sq. Ft.
Structural Steel = 13.99 Sq. Ft.
Glass = 258.18 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 240.39 Sq.Ft.
Total Facade Area = 1964.18 Sq.Ft.

Wall 3
Brick 1&3 = 484.90 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 21.55 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 4.49 Sq. Ft.
Glass = 95.40 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 606.34 Sq.Ft.

PRE-FINISHED METAL SIDING
TO SCREEN ALL MECHANICAL
EQUIPMENT

Wall 1 Wall 2 Wall 3
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BRICK #1

METAL COPING - TYPICAL

FINISH FLOOR

MAIN LEVEL

LOWER LEVEL

EXPOSED TIMBER STRUCTURE

ALUMINUM GLASS AND
GLAZING - TYPICAL

BRICK # 3

BRICK # 1

BRICK #3

METAL COPING - TYPICAL

GRADE - TYPICAL

METAL COPING - TYPICAL

Wall 24
Brick 1&3 = 2224.67 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 554.32 Sq. Ft.
Metal (Corten) = 525.51 Sq. Ft.
Structural Steel = 8.72 Sq. Ft.
Glass = 2947.50 Sq. Ft.
Spandrel Glass = 19.9 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 6280.62 Sq.Ft.

Wall 25
Brick 1&3 = 211.35 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 11.15 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 7.44 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 229.94 Sq.Ft.

Wall 24 Wall 25
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ARMENIAN GENOCIDE
MEMORIAL TOWER

ALUMINUM GLASS AND
GLAZING - TYPICAL

METAL COPING - TYPICAL

FINISH FLOOR

FINISH FLOOR

MAIN LEVEL

LOWER LEVEL

Elevation Totals
Brick 1&3 = 4160.13 Sq. Ft.
Brick 2 = 202.67 Sq. Ft.
Pre-Finished Metal = 653.17 Sq. Ft.
Metal (Corten) = 610.83 Sq. Ft.
Structural Steel = 34.64 Sq. Ft.
Glass = 3301.01 Sq. Ft.
Spandrel Glass = 19.9 Sq. Ft.
Pre-Finished Metal Siding = 240.39 Sq.
Ft

---
-

---
-

C.1

A-4

C.2

A-4

Material Facade Coverage
Brick 1&3 = 45%
Brick 2 = 2%
Pre-Finished Metal = 7%
Metal (Corten) = 7%
Structural Steel = 0%
Glass = 36%
Spandrel Glass = 0%
Pre-Finished Metal Siding = 3%

FINISH FLOOR

FINISH FLOOR

FACADE MATERIAL LEGEND

BRICK 2

BRICK 3

METAL-CORTEN

STRUCTURAL
STEEL

GLASS

SPANDREL
GLASS

BRICK 1

PRE-FINISHED
METAL SIDING

PRE-FINISHED
METAL
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 1/8" = 1'-0"A-4

C.1 Partial Enlarged Building Elevation C.1

 1/8" = 1'-0"A-4

C.2 Partial Enlarged Building Elevation C.2

 1/16" = 1'-0"A-4

C Overall Building Elevation C

C.2
A-4

C.1
A-4

M
A

TC
H

LI
N

E



MAIN LEVEL

Elevation Totals
Brick 1&3 = 4078.93 Sq. Ft.
Brick 2 = 470.78 Sq. Ft.
Pre-Finished Metal = 211.22 Sq. Ft.
Metal (Corten) = 253.59 Sq. Ft.
Structural Steel = 197.18 Sq. Ft.
Glass = 1773.5 Sq. Ft.
Spandrel Glass = 113.18 Sq. Ft.
Pre-Finished Metal Siding =240.39 Sq. Ft.---

-
---
-

---
-D.1

A-5

D.2

A-5
D.3

A-5

Material Facade Coverage
Brick 1&3 = 56%
Brick 2 = 6%
Pre-Finished Metal = 3%
Metal (Corten) = 3%
Structural Steel = 3%
Glass = 24%
Spandrel Glass = 2%
Pre-Finished Metal Siding = 3%

FINISH FLOOR

MAIN LEVEL

BRICK #2

METAL FASCIA AND
CANOPY - TYPICAL

METAL FASCIA AND CANOPY
- TYPICAL

ALUMINUM GLASS AND
GLAZING - TYPICAL

Wall 13
Brick 1&3 = 117.34 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 2.31 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 7.93 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 127.58 Sq.Ft.

Wall 12
Brick 1&3 = 7.36 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 21.94  Sq. Ft.
Metal (Corten) =  0 Sq. Ft.
Structural Steel = 15.24 Sq. Ft.
Glass = 105.33 Sq. Ft.
Spandrel Glass = 37.18 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 187.05 Sq.Ft.

Wall 11
Brick 1&3 = 5.88 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 2.94  Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 7.98 Sq. Ft.
Glass = 104.28 Sq. Ft.
Spandrel Glass = 28.55 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 149.63 Sq.Ft.

Wall 10
Brick 1&3 = 1053.78 Sq. Ft.
Brick 2 = 223.84 Sq. Ft.
Pre-Finished Metal = 25.10  Sq. Ft.
Metal (Corten) = 79.62 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 396.64 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 1778.98 Sq.Ft.

Wall 13 Wall 12 Wall 11 Wall 10
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BRICK #1

METAL COPING -
TYPICAL

STRUCTURAL STEEL -
PAINTED WHITE

8"
 

 
2
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"

4"

FINISH FLOOR

MAIN LEVEL

Wall 14
Brick 1&3 = 588.00 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 12  Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 0 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 600.00 Sq.Ft.

Wall 15
Brick 1&3 = 681.92 Sq. Ft.
Brick 2 = 167.19 Sq. Ft.
Pre-Finished Metal = 44.79 Sq. Ft.
Metal (Corten) = 129.70 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 648.84 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 1672.44 Sq.Ft.

Wall 16
Brick 1&3 = 6.11 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 6.14 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 116.02 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 128.27 Sq.Ft.

Wall 17
Brick 1&3 = 6.71 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 3.35 Sq. Ft.
Metal (Corten) = 18.65 Sq. Ft.
Structural Steel = 0 Sq. Ft.
Glass = 111.37 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 140.08 Sq.Ft.

Wall 14 Wall 15 Wall 16 Wall 17
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METAL COPING -
TYPICAL

ALUMINUM GLASS AND
GLAZING - TYPICAL

GRADE - TYPICAL

ARMENIAN GENOCIDE
MEMORIAL TOWER

METAL COPING -
TYPICAL

BRICK #1

BRICK #2

METAL FASCIA AND
CANOPY - TYPICAL

METAL (CORTEN)

FINISH FLOOR

MAIN LEVEL

METAL FASCIA AND
CANOPY - TYPICAL

GLASS AND GLAZING
- TYPICAL

BRICK #1

GRADE - TYPICAL

BRICK #3

METAL FASCIA AND
CANOPY - TYPICAL

BRICK #2

METAL COPING- TYPICAL Wall 21
Brick 1&3 = 597.29 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 31.29 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 35.16 Sq. Ft.
Glass = 20.89 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 684.63 Sq.Ft.

Wall 22
Brick 1&3 = 910.45 Sq. Ft.
Brick 2 = 79.75 Sq. Ft.
Pre-Finished Metal = 28.88 Sq. Ft.
Metal (Corten) = 25.62 Sq. Ft.
Structural Steel = 126.37 Sq. Ft.
Glass = 226.71 Sq. Ft.
Spandrel Glass = 47.45 Sq. Ft.
Pre-Finished Metal Siding = 240.39 Sq.Ft.
Total Facade Area = 1685.62 Sq.Ft.

Wall 23
Brick 1&3 = 104.09 Sq. Ft.
Brick 2 = 0 Sq. Ft.
Pre-Finished Metal = 32.48 Sq. Ft.
Metal (Corten) = 0 Sq. Ft.
Structural Steel = 4.50 Sq. Ft.
Glass = 43.42 Sq. Ft.
Spandrel Glass = 0 Sq. Ft.
Pre-Finished Metal Siding = 0 Sq.Ft.
Total Facade Area = 184.49 Sq.Ft.

PRE-FINISHED METAL SIDING
TO SCREEN ALL MECHANICAL

EQUIPMENT

Wall 21 Wall 22 Wall 23
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BRICK #3

STRUCTURAL STEEL -
PAINTED WHITE

FINISH FLOOR

FACADE MATERIAL LEGEND

BRICK 2

BRICK 3

METAL-CORTEN

STRUCTURAL
STEEL

GLASS

SPANDREL
GLASS

BRICK 1

PRE-FINISHED
METAL SIDING

PRE-FINISHED
METAL
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Brick #1
Manufacturer: Cloud Ceramics
Color: Kansa Gold Velour

Brick #2
Manufacturer: Cloud Ceramics
Color: Kansa Gold Shadowtex

Brick #3
Manufacturer: Yankee
Color: Beige Smooth

Pre-Finished Metal
Color: Champagne

Metal - Corten

Structural Steel
Color: Painted (Color Selected By Architect)

Glass
Color: Clear or Slightly Tinted

Spandrel Glass
Color: White

Pre-Finished Metal Siding
Color: Champagne

Facade Materials



 
PLANNING REVIEW 



 
 
 
 
 
 
 
 
 
PETITIONER 
Armenian Cultural Center 
 
REVIEW TYPE 
Preliminary Site Plan and Special Land Use 
 
PROPERTY CHARACTERISTICS 

 Section 12 
 Site Location North side of Twelve Mile Road, east of Meadowbrook Road 
 Tax Map Parcel 50-22-12-351-034, 50-22-12-351-036, 50-22-12-351-028 and 50-22-12-351-030 
 Site School District Walled Lake Consolidated School District 
 Site Zoning RA: One Family Residential  
 Adjoining Zoning North RA: One Family Residential 
  East RA: One Family Residential 
  West R-4: One Family Residential & B-3 General Business 
  South OST Office Service and Technology 
 Current Site Use Vacant 

 Adjoining Uses 

North Single family residential 
East Single family residential 
West Single family residential/future commercial 
South Vacant 

 Site Size 19.30 acres (combination of four parcels) 
 Plan Date August 25, 2017 

 
PROJECT SUMMARY  
The applicant is proposing a church and a cultural center with accessory uses such as day care center, 
multipurpose hall, café, religious educational rooms, Armenian genocide memorial and recreational 
facility. The applicant is proposing to construct in three phase. The project area comprising of four 
parcels is approximately 19.30 acres. The applicant is also proposing to landbank upto 45 spaces of the 
total 264 spaces proposed. A Special Land Use Permit is required to permit Places of Worship and a day 
care in residential districts. The applicant provided a Community Impact Statement, Trip Generation 
study, shared parking study as part of the Preliminary Site Plan submittal.  
 
The applicant also hosted three community meetings to meet with the neighbors and explain the 
project. It is staffs understanding that about 20-25 people in total attended all three meetings.  
 
RECOMMENDATION 
Approval of the Preliminary Site Plan and Special Land Use is recommended. The plan mostly conforms 
to the requirements of the Zoning Ordinance, with a few deviations listed in this and other review letters. 
Planning Commission’s approval for Special Land Use, Preliminary Site Plan, Shared parking agreement, 
Landbank Parking, and Storm Water Management Plan is required. 
 
Special Land Use Considerations 
The applicant is proposing a place of worship (Sec 4.10) and a day care (Section 4.12.1) in RA: One 
Family Residential zoning, which requires special land use approval and must meet use standards 

 
PLAN REVIEW CENTER REPORT 

September 25, 2017 
Planning Review 

 
JSP 17-37 ARMENIAN CHURCH AND CULTURAL CENTER 
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outlined in Section 6.12.C.  Section 6.1.2.C of the Zoning Ordinance outlines specific factors the Planning 
Commission shall consider in the review of any Special Land Use: 
 

i. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress and egress, 
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, travel times 
and thoroughfare level of service. 

ii. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire protection to service existing and 
planned uses in the area. 

iii. Whether, relative to other feasible uses of the site, the proposed use is compatible with the 
natural features and characteristics of the land, including existing woodlands, wetlands, 
watercourses and wildlife habitats. 

iv. Whether, relative to other feasible uses of the site, 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. 

v. Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City’s Master Plan for Land Use. 

vi. Whether, relative to other feasible uses of the site, the proposed use will promote the use of land 
in a socially and economically desirable manner. 

vii. Whether, relative to other feasible uses of the site, the proposed use is  
a. Listed among the provision of uses requiring special land use review as set forth in the various 

zoning districts of this Ordinance, and  
b. Is in harmony with the purposes and conforms to the applicable site design regulations of the 

zoning district in which it is located. 
 
 
ORDINANCE DEVIATIONS 

1. Planning Commission waivers/approval/Consideration 
I. Approval of Special land use request for proposing a  place of worship (Sec 4.10) and a 

day care (Section 4.12.1) in RA: One Family Residential zoning  
II. Approval of shared parking study per section 5.2.7 as the applicant is requesting 

reduction of parking space due to multiple uses on  
III. Approve the request for Landbank parking per section 5.2.14, up to 45 spaces of the 

required 262 spaces 
IV. Planning Commission’s approval of Phasing plan. The applicant is proposing to build the 

Church and accessory uses in three phases.  
V. Planning deviations from Bicycle Parking and General Requirements per section 5.16 as 

the applicant is proposing all required 10 spaces in one location as opposed to multiple 
locations.  

 
2. DCS Variances (Admin/City Council) 

I. A DCS variance is required for not detaining on-site run off on-site.  
II. A DCS variance is required for not providing a minimum of 3 feet cover for storm sewers.  

 
3. Zoning Board of Appeals Variances: Please submit the ZBA application by October 4, 2017 to get 

on agenda for November 13 meeting. The application can be found here.  
 

I. A ZBA variance from section 3.1.1.E to increase the maximum allowed height for 
genocide memorial (35 feet allowed, 65 feet proposed).  

II. A ZBA variance from section 5.7.3.H for proposing decorative lighting that transmits into 
the sky for Genocide memorial. 

III. A ZBA variance from section 4.19.2.F for proposing dumpster in the sideyard. 
 

http://www.cityofnovi.org/Reference/Forms/DimensionalVarianceZoningBoardofAppealsPacket.aspx
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ORDINANCE REQUIREMENTS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning 
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the 
Zoning Ordinance. Comments in bold should be addressed with next submittal. Comments in bold and 
underline should be addressed prior to Planning Commission meeting:  
 

1. Use: The applicant is proposing a ‘Church’ as a primary use of the subject property with 
secondary supporting uses such as daycare, gymnasium, multipurpose halls etc as listed in the 
narrative to support the member community.  A special land use approval is required to permit 
church and a daycare in a residential district. A temporary church with 340 seats is proposed to 
be built as part of Phase 1 and a permanent church structure is proposed to be built in Phase 2. 
The temporary church will be converted into a fellowship hall in Phase 2.  
 

2. Phasing Approval: The subject property is proposed to be developed in three phases. The 
applicant has provided details about phasing in the current submittal. Information about 
Engineering, landscape, Traffic, wetlands and woodlands is provided for the final development 
including three phases; building elevations are only provided for Phase 1.  Staff has reviewed the 
conceptual elevations for all phases at the time of Pre-application site plan and is in general 
agreement with the design. Please refer to Plan review chart for more comments.  
 

3. Final site plan approval for other phases: Once Planning Commission approves the phasing plan, 
applicant can submit final site plans for individual phases. They will be reviewed administratively, 
as long as they do not deviate from the approved preliminary phasing plan or the Zoning 
Ordinance.  Typically, once phasing is approved, final site plans can be reviewed 
administratively. The applicant is requesting an increase of maximum of building height for 
proposed church in phase 2. Staff recommends reviewing the building elevations or any other 
site changes if proposed as revised preliminary at the time of Phase 2 submittal. Depending on 
whether the plans conform to the code, staff will make a determination whether a Planning 
Commission’s approval is needed at that time.  
 

4. Outdoor Activities: The applicant requested a variance for outdoor activities/events in their 
community impact statement. Temporary permits for outdoor events should be applied with the 
City prior to those events. They cannot be approved as part of the Planning Commission’s 
approval. Please provide a conceptual layout where the events will be tentatively held so that 
staff can assess the impacts to neighbors and provide related input. Especially, where the music 
stage will be located.  

 
5. Community Impact Statement: It addresses all the factors as required per our site development 

manual. Values related to existing woodlands on site have been left blank on page 3. Please 
provide them with the revised narrative prior to Planning Commission meeting.  
 

6. Noise Impact Statement: One is provided as part of the Community Impact Statement. There will 
be six picnics and festival at this location per year. Bands will be performing at these events. Staff 
is unable to determine the noise levels, but the applicant agreed to keep the levels under the 
maximum allowed for the subject property. Provide more information such as estimated 
attendance, if it is open to public or just the members of the church, location of music bands etc. 
prior to Planning Commission meeting. 
 

7. Building height: Information is not clearly listed on the site plans. Narrative refers to 35 to 65 feet 
for church, 60 feet for the Genocide memorial. Please provide the heights under site data. 
Based on conversation with the applicant, staff has determined the following. Please verify the 
same before the Planning Commission meeting so that we can identify the exact deviations 
sought.  
 

a. Maximum height of the church in phase 2: 65 feet 
b. Maximum height of Genocide memorial: 60 feet 
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c. Maximum height of all other accessory uses: 35 feet 
 
Staff recommends deferring the ZBA variance request for Church height at the time of phase 2 
site plan submittal. Staff reviewed conceptual elevations at the time of Pre-application meeting 
and are in general agreement, but are unable to make a final determination at this time.  
 

8. Number of Parking Spaces: A shared parking study has been submitted by the applicant to 
propose shared parking between proposed uses. Staff has determined that a minimum of 262 
spaces are sufficient to serve the needs of the proposed Church and cultural center. Parking 
calculations are incorrect under site data. Please correct. The plan proposes to remove about 7 
spaces to build future landbank parking. This would reduce the number of total parking to 258. It 
would then not meet the minimum required total of 262.  

 
9. Landbank Parking (Sec. 5.2.14): Landbanking may be permitted on the request of the applicant 

if the applicant can demonstrate that the number of parking spaces required under this section 
are in excess of the actual requirements for the functional use of the building for up to 25% of the 
required number of parking spaces. The applicant has provided a shared parking study justifying 
the land bank request. The applicant is requesting to land bank upto 45 spaces.  
 

a. Provide a dimensioned layout plan for landbank parking layout as well 
b. Provide revised landscape calculations for land bank parking area to identify any 

required deviations.  
c. Update the woodland replacement counts on sheet WP-1 to reflect landbank parking 

construction 
 

10. Pedestrian Connectivity: The current plan does not provide pedestrian connectivity to proposed 
public sidewalk along Twelve mile. Staff agrees that it would impact natural features if one is 
proposed along the proposed drive into the development. Applicant should work with staff to 
identify alternate options to provide pedestrian connection along proposed secondary 
emergency access.  
 

11. Lighting and Photometric Plan (Sec. 5.7): All proposed developments abutting residential districts 
require a photometric plan and exterior lighting details at time of Preliminary Site Plan. Refer to 
Planning chart for comments.  
 

12. Armenian Genocide Memorial: Provide more information on the lighting proposed for the 
memorial such as type of light bulb, color of light, whether it is single stream of light or flashing, 
hours of operation etc.  
 

13. Plan Review Chart: Please see the attached chart for information pertaining to ordinance 
requirements.  

14. Site Addressing: A new address is required for this project. The applicant should contact the 
Building Division for an address prior to applying for a building permit. Building permit 
applications cannot be processed without a correct address. The address application can be 
found by clicking on this link. Please contact Brian Riley at [248.347.0438] in the Community 
Development Department with any specific questions regarding addressing of sites. 
 

15. Signage: A ZBA variance from sign ordinance as the proposed sign exceeds the maximum 
allowed square footage off 70 sq. ft. (80 sf proposed) and maximum allowed height of 6 feet (8’-
4” proposed). Staff recommends revising the sign design to meet the Ordinance requirements. If 
the plan is revised to meet the requirements, a sign permit can be applied at a later time.  
Exterior Signage is not regulated by the Planning Division or Planning Commission. Please 
contact Ordinance at (248.735.5678) for information regarding sign permits. 
 

http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
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16. Parcel Split/Combination: The proposed project proposes to combine four parcels into one. At 
this time, no property split has been submitted to the Assessing Department. The applicant must 
create this parcel prior to Stamping Set approval and/or applying for new site address. Plans will 
not be stamped until the parcel is created. 

 
17. Other Reviews 

a. Engineering Review: Engineering review has identified some DCS variance that may be 
required. Additional comments to be addressed with Final Site Plan. Engineering 
recommends approval. 

b. Landscape Review: Landscape review has identified waivers that may be required. Refer 
to review letter for more comments. Landscape recommends approval. 

c. Wetlands Review: A City of Novi Wetland Minor Permit and Buffer Authorization are 
required for the proposed impacts to wetlands and regulated wetland setbacks. 
Additional comments to be addressed with Final Site Plan. Wetlands recommend 
approval. Staff recommends providing a conservation easement for the remaining 
wetlands on property. 

d. Woodlands Review: A City of Novi Woodland Permit is required for the proposed impacts 
to woodlands. Woodland recommends approval. Staff recommends providing a 
conservation easement for the remaining woodlands on property. 

e. Traffic Review: Additional information to be provided with Final site plan submittal.  Traffic 
recommends approval. 

f. Trip Generation Review: Traffic recommends approval. 
g. Shared Parking Study Review: Traffic recommends approval. 
h. Facade Review: Façade recommends approval. Additional phases will be reviewed at 

the time of respective submittals. 
i. Fire Review: Additional comments to be addressed with Final Site Plan. Fire recommends 

approval. 
 

NEXT STEP: PLANNING COMMISSION MEETING 
This Site Plan is scheduled to go before Planning Commission for public hearing on October 11 2017. 
Please provide the following no later than October 5, 2017 if you wish to keep the schedule.  
  

1. Original Site plan submittal in PDF format. NO CHANGES MADE. Provided with the initial submittal. 
2. A response letter addressing ALL the comments from ALL the review letters.  
3. A color rendering of the Site Plan, if any. OPTIONAL 
4. Revised community impact statement 
5. Revised noise impact statement 
6. Other items identified in Planning Review chart as required prior to Planning Commission 

meeting. 
7. Elevation renderings that were provided at the time of Pre-application meeting in PDF format. If 

they have been revised since then, please provide the revised building renderings in PDDF 
format.  

8. A sample board of building materials if requested by our Façade Consultant.  
 
FINAL SITE PLAN SUBMITTAL 
After receiving the Preliminary Site Plan approval, please submit the following for Final site plan review and 
approval. Some of these documents are provided as part of the Preliminary site plan submittal. Please 
resubmit them at the time of Final site plan. Underlined text below is hyperlinked.  
 

1. Seven copies of Final Site Plan addressing all comments from Preliminary review 
2. Response letter addressing all comments and refer to sheet numbers where the change is reflected. 
3. Narrative 
4. Color Renderings provided at the time of Pre-application meeting 
5. Final Site Plan Application 
6. Final Site Plan Checklist 

http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
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7. Engineering Estimate 
8. Landscape Estimate 
9. Other Agency Checklist 
10. Hazardous Materials Packet (Non-residential developments) 
11. Non-Domestic User Survey (Non-residential developments) 
12. No Revision Façade Affidavit (if no changes are proposed for Façade)  
13. Legal Documents  (If required per the attached Planning and Engineering Legal Transmittals) 

 
ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval, please submit the following for Electronic stamping set approval: 

1. Plans addressing the comments in all of the staff and consultant review letters in PDF format. 
2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet numbers 

where the change is reflected. 
 
STAMPING SET APPROVAL 
Stamping sets are still required for this project. After having received all of the review letters from City 
staff the applicant should make the appropriate changes on the plans and submit 10 size 24” x 36” 
copies with original signature and original seals, to the Community Development Department for final 
Stamping Set approval.  Plans addressing the comments in all of the staff and consultant review letters 
should be submitted electronically for informal review and approval prior to printing Stamping Sets.    
 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the 
start of any work on the site. There are a variety of requirements, fees and permits that must be issued 
before a Pre-Con can be scheduled. If you have questions regarding the checklist or the Pre-Con itself, 
please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community 
Development Department. 
 
Chapter 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit. Please contact Sarah Marchioni [248.347.0430 or 
smarchioni@cityofnovi.org] for additional information on starting permits. The applicant should review 
and be aware of the requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org. 
 

 

___________________________________________________ 
Sri Ravali Komaragiri – Planner 

http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
http://cityofnovi.org/Reference/Forms/NoRevisionFacadeAffidavit.aspx
mailto:skomaragiri@cityofnovi.org


Bold To be addressed with the next submittal 

Bold and Underline If plans are not revised, it would require Planning Commission and / or City Council 
approval 

Bold and Underline If plans are not revised, it would require Zoning Board of Appeals Variance 
Italics Notes to be noted 

  
The review is based on standards listed in City of Novi Zoning Ordinance. City of Novi Zoning Ordinance and 
recent text amendments (they are not updated in Clearzoning Ordinance yet) can be found in this webpage:  
http://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter.aspx#ZoningOrdinance 
 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted 
August 25, 2010) 

Single Family  Church and Cultural 
Center 

Yes  

Area Study The site does not fall 
under any special 
category 

NA Yes  

Zoning 
(Effective 
December 25, 
2013) 

Residential Acreage (RA) 
Article 3 

RA Yes  

Uses Permitted  
(Sec 3.1.1.B & C) 
 

Sec 3.1.1.B Principal Uses 
Permitted. 
Sec 3.1.1.C Special Land 
Uses 

Church and Cultural 
Center, Daycare, Adin 
Offices, Auditorium, 
fellowship hall, café, 
meeting rooms, 
gymnasium and other 
uses 

Yes  Planning Commission 
approval for Special Land 
Use for Church and 
daycare is required 
 
Church is considered a 
Primary use and all others 
are considered accessory 
use. Church should be 
established prior to all 
other uses.  
 

Phasing Phasing requires Planning 
Commission Approval 

The site plan proposes 4 
phases 
Phase 1:  
• Temporary Church 

(340 seats)/Cultural 
center with full 

 The applicant provided a 
narrative that lists all uses 
at the time of Pre-
application plan. At that 
time, four phases were 
proposed. Please revise 

 

PLANNING REVIEW CHART: RA-One Family Residential & Special Land Use 

Review Date: September 24, 2017 
Review Type: Preliminary Site Plan 
Project Name: JSP 17-37 ARMENIAN CHURCH AND CULTURAL CENTER 
Plan Date: August 25, 2017 
Prepared by: Sri Komaragiri, Planner   
Contact:  E-mail: skomaragiri@cityofnovi.org; Phone: (248) 735-5607 

http://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter.aspx#ZoningOrdinance
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Item Required Code Proposed Meets 
Code Comments 

service kitchen 
• Multipurpose halls 
• Café/Storage areas 
• Daycare 
• Armenian Genocide 

Memorial 
• All parking except 44 

proposed landbank 
parking 

Phase 2:  
• Permanent Church 

400 seats 
• Church Admin 

offices 
• Religious 

Educational/Meetin
g Rooms 

Phase 3: 
• Spaces for youth 

activities 
• Recreational 

Facility/gym to hold 
272 seats 

the same to correspond to 
three phases and submit 
the narrative prior to 
Planning Commission 
meeting.  
Planning commission’s 
approval for phasing is 
required.  
 
Site phasing notes on 
sheet C-1 refer to 
installation of walks in 
Phase II. Please clarify as 
what is this note referring 
to? 
 
Armenian Agoump Area 
in sheet A-1 is listed as 
Phase III, but color coded 
as Phase I. Please clarify 
which phase it belongs to. 
 
 

Required Conditions: Places of Worship(Section 4.10) 
Minimum Site 
Size (Sec 4.10.1) 

- 3 Acres 
- 30 Acres for additional 

height 
 

19.30 Acres 
The site plan proposes 
additional height up to 
64 feet 

No  

Minimum Site 
Width (Sec 
4.10.2) 

- (200) feet along front 
yard 

Approximately 515 feet Yes  

Site Access (Sec 
4.10.3) 

- All access to the site 
shall be onto a Major 
Arterial, Arterial or Minor 
Arterial road as shown 
on the City's 
Thoroughfare Plan 

Site access is off of 12 
Mile Road 

Yes  

Minimum 
Building 
Setbacks  
(Sec 4.10.4) 

- Seventy-five (75) feet 
from all property lines. 

 

All setbacks are over 75 
feet 

Yes  

Parking in Front 
yard (Sec 4.10.5) 

- There shall be 
no parking in front yard,  

- nor closer than twenty 
(20) feet from any side 
or rear lot line, except 
in those instances, 
where the lot abuts a 
residential lot and in 
those instances, no 
closer than thirty-five 
(35) feet on any side or 

-No parking is proposed 
in the front yard 
 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

rear yard 
Parking Lot 
Screening 
(Sec 4.10.6) 

- Screening of 
vehicular parking areas 
shall be in conformity 
with requirements 
atSec5.5.3 

Perimeter parking lot 
screening does  not 
meet the minimum 
requirements 

No If the plans are not 
revised, it may require a 
PC waiver. Please refer to 
landscape review for 
more details.  

Noise Impact 
Statement 
(Sec 4.10.7) 

- A noise impact 
statement is required 
subject to the 
standards of Section 
5.14.10.B 

One is provided as part 
of the Community 
Impact Statement 

Yes There will be six picnics 
and festival at this 
location per year. Bands 
will be performing at 
these events. Staff is 
unable to determine the 
noise levels, but the 
applicant agreed to keep 
the levels under the 
maximum allowed for the 
subject property.  
 

Required Conditions: Places of Worship for additional height up to 65 feet (Section 4.10) 
Site Acreage - 30 Acres for building 

height upto 65 feet 
19 Acres No The site does not have the 

minimum acreage, and 
thus it does not qualify for 
additional height that can 
be approved by Planning 
Commission  

Site Location - Abuts a limited access 
freeway or a Major 
Arterial  road 

Abuts Twelve Mile Road Yes  

Planning 
Commission 
Finding 

- The proposed 
development is 
compatible with and 
does not have 
negative impact on 
surroundings.  

  

Building 
Setbacks 

- the minimum front, side, 
and rear yard building 
setbacks are increased 
by one and one-half 
(1.5) feet for every one 
(1) foot of building 
height in excess of 
thirty-five (35) feet; 

Narrative indicated 54 
feet for the church and 
64 feet for the 
memorial  
 
 

No Additional building height 
proposed would require a 
ZBA variance. Staff 
suggests to provide 
additional setbacks as 
listed here as a 
supplement to the request 
for ZBA consideration  

Required Conditions: Day Care Centers (Sec. 4.12) For kids up to 50  
Outdoor 
Recreation Areas 
(Sec. 4.12.2.a) 

150 square feet for each 
person care for, with a 
minimum of 3,500 square 
feet.  
 
For 50 children, 7,500 
required 

7,529 square feet of 
outdoor play area is 
proposed 

Yes 

Please clarify that 
maximum number of kids 
does not exceed 50.  
 
 

Outdoor 
recreation areas 
enclosure 
(Sec. 4.12.2.a) 

Fenced with self-closing 
gates 

A fence is shown on 
the plans.  Yes 

Sheet A.1 indicates two 
gates, but the sheet C-1 
does not. Landscape plan 
LP-3 does not indicate 
gates as well. Please 
correct the inconsistency 
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Item Required Code Proposed Meets 
Code Comments 

and revise the site layout 
to provide sidewalk 
connection from the 
gates to the site sidewalk 
system.  
 
Provide more details on 
screening and enclosure 

Outdoor 
Recreation Areas 
Location 
(Sec. 4.12.2.a) 

May extend into an 
exterior side yard up to 
twenty five (25) percent 
of the distance between 
the building facade and 
the property line. 

No exterior side yard NA  

Hours of 
Operation 
(Sec. 4.12.2.d) 

6 a.m. and 7 p.m. for 
those facilities abutting 
residential zoning districts 

Not indicated No Provide hours of operation 

Facilities 
Location 
(Sec. 4.12.2.c) 

within a permitted office, 
or commercial structure, 
or in a freestanding 
building on a site 

It is part of Church and 
Community Center Yes  

Outdoor 
Recreation 
Screening and 
Landscape 
(Sec. 4.12.2.i.d) 

Shall comply with Section 
5.5. Additional landscape is 

proposed in addition to 
the fence 

Yes? Provide the fence 
material and height  

Off-Street 
Parking  
(Sec. 4.12.2.i.e) 

Shall comply with Section 
5.2.12. and Section 5.3.  

Complies Yes  

Parking in Front 
Yard or Exterior 
Side Yard 
(Sec. 4.12.2.ii.a) 

Not more than fifty (50) 
percent of front yard or 
exterior side yard 
setback between the 
minimum required 
parking setbacks (35') 
and building facade line 
may be used for parking. 
The balance of this area 
shall be maintained in 
lawn and landscaping. 

No parking is proposed 
in front yard, as 
required for Places of 
worship 

NA  

Vehicular 
Access 
(Sec. 4.12.2.ii.b) 

Shall not be directly to or 
from a major arterial or 
arterial. 

Access is provided 
through an internal 
private drive leading to 
Twelve Mile Road  

Yes  

Façade 
Standard 
(Sec. 4.12.2.ii.c) 

Facilities abutting 
residential zoning districts 
shall be reviewed under 
the facade standards 
provided in Section 
4.12.1.B.vii. 

Abutting residential 
district Yes 

Façade recommends 
approval. A façade board 
or samples are required 
prior to the Planning 
Commission meeting 

Height, bulk, density and area limitations (Sec 3.1.1.E) 
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Item Required Code Proposed Meets 
Code Comments 

Maximum % of 
Lot Area 
Covered 
(By All Buildings) 

25% Phase 1: 3.91% 
Phase 2: 1.84% 
Phase 3: 2.19% 
Total: 7.94% 

Yes  

Building Height  
(Sec. 3.1.1.E) 

35 feet or 2 ½ stories 
 

Provide the maximum 
height of the building 
and the memorial 
under site data 

No A Zoning board of 
appeals variance is 
required for the maximum 
height proposed.  
 
Refer to Planning Review 
for more details.  

Building Setbacks (Sec 3.1.1.E) 
Front @ Twelve 
Mile Road  
(Sec. 3.6.2.B) 

For all non-residential 
uses:  
 
75 ft.  

435 ft.  Yes  Additional setbacks are 
not required for additional 
height as the site does not 
have the minimum site 
acreage required 

Side (east and 
west) 

137 ft. east 
91 ft. west 

Yes 

Rear (north) 427 ft.  Yes 
Parking Setback (Sec 3.1.1.E)Refer to applicable notes in Sec 3.6.2 
Front @ Twelve 
Mile Road  
(Sec. 3.6.2.B) 

119 ft. (Same as frint)  
NO parking in front yard 
for churches 

No parking in front yard 
proposed 

Yes  

Side (east and 
west) 

20 ft. 
35ft. (lot abuts a 
residential district) 

Abuts residential district 
to east and west 

Yes 

Rear (north) 20 ft.  
35ft. (lot abuts a 
residential district) 

 Yes 

Note To District Standards (Sec 3.6.2) 
Area 
Requirements 
(Sec 3.6.2.A) 

NA  Non-residential use NA  

Parking Setbacks 
(Sec 3.6.2.B) 

Refer to Sec 3.6.2 for 
more details 

Meets the minimum Yes  

Building 
Setbacks 
(Sec 3.6.2.C)  

Refer to Sec 3.6.2 for 
more details 

Meets the minimum Yes  

Wetland/Waterc
ourse Setback 
(Sec 3.6.2.M) 

Refer to Sec 3.6.2 for 
more details 

Wetland setbacks are 
shown 

Yes  

Parking, Loading and Dumpster Requirements (Sec. 5.2) 
Number of 
Parking Spaces 
(Sec. 5.2) 
 

AECOM's proposed 
requirement, based on 
review of shared parking 
study, includes a 20% 
contingency, lists a 
minimum of 262 spaces 
for a weekday and 233 
spaces for the weekend.  
 

 
220 regular parking 
45 land bank parking 
Total: 264 spaces 

Yes Parking calculations are 
incorrect under site data. 
Please correct.  
 
The plan proposes to 
remove about 7 spaces to 
build future landbank 
parking. This would 
reduce the number of 
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Item Required Code Proposed Meets 
Code Comments 

Offices 
(Sec. 5.2.12.D) 

1 for each 222 square 
feet GLA 

A shared parking study 
has been submitted by 
the applicant to 
propose shared 
parking between 
proposed uses. Staff 
has determined that a 
minimum of 262 spaces 
are sufficient to serve 
the needs of the 
proposed Church and 
cultural center. 

Yes 

total parking to 258. It 
would then not meet the 
minimum required total of 
262.  
 
Please revise the plans to 
meet the minimum 
required and provide the 
actual number of land 
bank parking requested 
to avoid seeking a 
possible ZBA Variance 

Theaters and 
auditoriums 
(Sec. 5.2.12.B) 

1  for 3.4 seats plus one 1 
for each 2 employees 
 

Daycare 
(Sec. 5.2.12.B) 

1 for 350 square feet of 
usable floor area plus 1 
for each employee 

Places of 
worship 
(Sec. 5.2.12.B) 

1 for each 3 seats or 
persons permitted to 
capacity as regulated by 
local, county or state fire 
or building codes or  
1 for 6 feet of pews in the 
main unit of worship, 
whichever is the greater, 
plus parking for 
accessory uses, if 
determined necessary by 
the City 

Shared Parking 
Study 
(Sec. 5.2.7) 

One is required if the 
applicant is requesting 
reduction of parking 
space due to multiple 
uses on Site. This would 
require Planning 
Commission’s approval 

See comments above Yes Shared Parking study 
requires Planning 
Commission’s approval 

Landbank 
Parking 
(Sec.5. 2.14) 
 
Land banking 
may be 
permitted on the 
request of the 
applicant if an 
applicant can 
demonstrate 
that the number 
of parking 
spaces required 
under this 
Section are in 
excess of the 
actual 
requirements for 

Maximum number of Land 
bank spaces: 25% of 
required parking: Up to 65 
spaces 

Proposed land banking 
= 45 spaces 
 

Yes  

Minimum number of 
spaces required prior to 
request for land banking:  

262 spaces Yes  

Alternative layout plan 
showing land bank 
parking 

An alternate plan is 
overlaid onto existing 
plan 

Yes? Provide additional 
information that relates to 
construction of landbank 
parking 
 
Would the landbank 
parking require additional 
grading or a retaining wall 
is proposed? Because 
that determined whether 
additional woodland 
removals or replacements 
would be required. If yes, 
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Item Required Code Proposed Meets 
Code Comments 

the functional 
use of the 
building, for up 
to twenty five 
(25) percent of 
the required 
number of 
parking spaces 
on the site, 
subject to the 
following 
conditions: 

please update the 
removal and replacement 
counts.  
 
Update the woodland 
replacement counts on 
sheet WP-1 to reflect 
landbank parking 
construction 

All areas designated for 
land banking shall  be 
landscaped open space 
and may not be used for 
any other purposes 

Proposed landbank 
area is open lawn 

Yes The landscape plan 
indicates grading to 
accommodate the 
current proposed parking.  

Planning Commission 
grants the request based 
on certain conditions 

To be determined Yes? Refer to Section 5.2.14 for 
the conditions  

The owner of the property 
shall report any  proposed 
change in use or 
occupancy for further 
evaluation 

To be determined Yes? Add a note to the site 
plan 

Land bank spaces may be 
installed prior to change in 
use or occupancy, if 
determined 

To be determined. A 
note is added under 
site data 

Yes?  

Parking Space 
Dimensions and 
Maneuvering 
Lanes (Sec. 
5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 
- 9 ft. x 17 ft. parking 

spaces allowed along 7 
ft. wide interior 
sidewalks as long as 
detail indicates a 4” 
curb at these locations 
and along landscaping 

- 90° Parking:  
- 9 ft. x 17 ft. with  8 ft. 

sidewalk  
- 9 ft. x 19 ft. 
- 24 ft., driveway  

Yes? Provide dimensions of the 
landbank parking layout to 
verify conformance.  
 
Refer to Traffic for more 
comments 

Parking stall 
located 
adjacent to a 
parking lot 
entrance(public 
or private) 
(Sec. 5.3.13) 

Shall not be located 
closer than twenty-five 
(25) feet from the street 
right-of-way (ROW) line, 
street easement or 
sidewalk, whichever is 
closer 

NA Yes  

End Islands  
(Sec. 5.3.12) 

- End Islands with 
landscaping and raised 
curbs are required at the 
end of all parking bays 
that abut traffic 
circulation aisles.   

- The end islands shall 
generally be at least 8 
feet wide, have an 

End Islands are 
proposed 
 
 
 
 
 
 
 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

outside radius of 15 feet, 
and be constructed 3’ 
shorter than the 
adjacent parking stall as 
illustrated in the Zoning 
Ordinance 

 
 

Barrier Free 
Spaces 
Barrier Free 
Code 

For a total of 263, xx 
spaces are required 
including xx van 
accessible 

10 spaces are 
proposed at the time 

Yes  

Barrier Free 
Space 
Dimensions 
Barrier Free 
Code 

- 8‘ wide with an 8’ wide 
access aisle for van 
accessible spaces 

- 5’ wide with a 5’ wide 
access aisle for regular 
accessible spaces 

Two types of accessible 
spaces are provided 

Yes Correct the barrier free 
aisle widths near Phase 2 
Church location 

Barrier Free Signs  
Barrier Free 
Code 

One sign for each 
accessible parking 
space. 

Signage not indicated Yes? Provide details as 
required 

Minimum 
number of 
Bicycle Parking  
Sec. 5.16.1 

Five (5) percent of 
required automobile 
spaces, minimum eight 
(8) spaces 

12 ft. x 6 ft. lot with 5 
hoops proposed. A 
total of 10 spaces 

Yes  

Bicycle Parking  
General 
requirements 
Sec. 5.16 

- No farther than 120 ft. 
from the entrance 
being served 

- When 4 or more spaces 
are required for a 
building with multiple 
entrances, the spaces 
shall be provided in 
multiple locations 

- Spaces to be paved 
and the bike rack shall 
be inverted “U” design 

- Shall be accessible via 
6 ft. paved sidewalk 

All proposed in one 
location near daycare 
center 
 
Accessible by 8 feet 
sidewalks 

No Provide bike racks at 
multiple locations as 
suggested. Given the use, 
the applicant should 
consider proposing more 
bike racks than the 
minimum required or seek 
a Planning Commission 
waiver 

Bicycle Parking 
Lot layout 
Sec 5.16.6 

Parking space width: 6 ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane width: 
4 ft.  
Parking space depth: 2 
ft. single, 2 ½ ft. double 

Outer dimensions 
proposed seem to be 
in conformance. A 
detail plan layout is not 
shown 

Yes? Provide required bike 
parking as illustrated in 
Sec. 5.16.6 

Loading Spaces 
Sec. 5.4.1 

Required on all premises 
where receipt or 
distribution of materials or 
merchandise occurs and 
shall be separate from 
parking areas 

One 17 feet x 26 feet 
loading space is 
proposed 

Yes? Is the size enough? 
Is the location good for 
maneuvering, adjacent to 
parking spaces? 
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Item Required Code Proposed Meets 
Code Comments 

Dumpster  
Sec. 4.19.2.F 

- Located in rear yard 
- Attached to the 

building or  
- No closer than 10 ft. 

from building if not 
attached 

- Not located in parking 
setback  

- If no setback, then it 
cannot be any closer 
than 10 ft, from 
property line.  

- Away from Barrier free 
Spaces 

Located in side yard 
Away from building 
 
 
 
 
Not in the setback 
 
 
 
 
 
Away from barrier free 

No?  

Dumpster 
Enclosure 
Sec. 21-145. (c) 

- Screened from public 
view 

- A wall or fence 1 ft. 
higher than height of 
refuse bin  

- And no less than 5 ft. on 
three sides 

- Posts or bumpers to 
protect the screening 

- Hard surface pad.  
- Screening Materials: 

Masonry, wood or 
evergreen shrubbery 

Details not provided at 
this time 

Yes? Provide an enclosure 
layout plan and elevation 
of the enclosure and the 
gates 

Lighting and Other Equipment Requirements 
Exterior lighting  
Sec. 5.7 
 
 

Photometric plan and 
exterior lighting details 
needed at time of Final 
Site Plan submittal 

A lighting plan is 
provided at this time 

No  

Roof top 
equipment and 
wall mounted 
utility equipment 
Sec. 4.19.2.E.ii 

All roof top equipment 
must be screened and all 
wall mounted utility 
equipment must be 
enclosed and integrated 
into the design and color 
of the building 

Roof top equipment is 
not indicated 

Yes/
No 

Provide a note on the site 
plan that no rooftop 
equipment is proposed. 

Roof top 
appurtenances 
screening 

Roof top appurtenances 
shall be screened in 
accordance with 
applicable facade 
regulations, and shall not 
be visible from any street, 
road or adjacent 
property.  

Roof top equipment is 
not indicated 

Yes/
No 

 

Sidewalk Requirements 
Article XI. Off-
Road Non-
Motorized 

6 foot concrete sidewalk 
is required along Twelve 
Mile 

6 foot concrete 
sidewalk is proposed 
along Twelve Mile 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

Facilities 
Pedestrian 
Connectivity 

Assure safety and 
convenience of both 
vehicular and pedestrian 
traffic both within the site 
and in relation to access 
streets  

A pedestrian 
connection to Twelve 
mile road is not 
proposed 

Yes? The applicant should work 
with staff to find other 
means of providing 
pedestrian connections 
from the interior of site to 
public sidewalks.  

Building Code Building exits must be 
connected to sidewalk 
system or parking lot. 

All exist are connected 
to the parking lot 

Yes Building code may 
require accessible 
sidewalk connection to 
public sidewalk 

Other Permit and Legal Requirements  
Design and 
Construction 
Standards 
Manual 

Land description, Sidwell 
number (metes and 
bounds for acreage 
parcel, lot number(s), 
Liber, and page for 
subdivisions). 

Legal descriptions for 
all parcels are provided 

Yes  

General layout 
and dimension 
of proposed 
physical 
improvements 

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 (indicate 
public or private). 

Most of them are 
provided.  

Yes? Refer to all review letters 
for additional information 
requested 

Community 
Impact 
Statement 

- All non-residential 
projects over 30 acres 
for permitted use 

- All non-residential over 
10 acres for special 
land use 

- All residential over 150 
units 

A Community impact 
statement is provided 
and meets the 
minimum requirements 
as listed in the site plan 
manual 

Yes Information is missing on 
page 3. Please update as 
applicable 

Economic 
Impact 

 

- Total cost of the 
proposed building & 
site improvements 

- Number of anticipated 
jobs created (during 
construction & after 
building is occupied, if 
known) 

Information on cost of 
construction is not 
provided. The 
development 
anticipates 12 full time 
jobs with an 
approximate 
employment of over 
100 during 
construction.  

Yes Information is provided on 
Page 3 of Community 
Impact Statement.  
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Item Required Code Proposed Meets 
Code Comments 

Traffic Studies - One is not required for 
the proposed use 

The applicant provided 
Trip generation figures 
to support the Special 
land use request 

Yes Traffic agrees with the 
findings 

Development/ 
Business Sign & 
Street 
addressing 

- Signage if proposed 
requires a permit. 

- The applicant should 
contact the Building 
Division for an address 
prior to applying for a 
building permit.   

A monument signage is 
being proposed. The 
proposed sign exceeds 
the maximum allowed 
square footage off 70 
sq. ft. (80 sf proposed) 
and maximum allowed 
height of 6 feet (8’-4” 
proposed) 

Yes The applicant can either 
revise the standards to 
meet the code or apply 
for a Zoning Boards of 
Appeals variance 

Project and 
Street naming 

Some projects may need 
approval from the Street 
and Project Naming 
Committee.   

This project does not 
need approval of the 
Project Name 

NA  

Property Split All property splits and 
combination must be 
submitted to the 
Assessing Department for 
approval. 

The site plan proposes 
to combine three 
properties;  

Yes? Property combination is 
required to be recorded 
prior to stamping set 
approval 

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 5.7.1) 
 

Establish appropriate 
minimum levels, prevent 
unnecessary glare, 
reduce spillover onto 
adjacent properties & 
reduce unnecessary 
transmission of light into 
the night sky 

A lighting and 
photometric plan is 
provided  

Yes? 

A lighting an photometric 
plan is required at the 
time of Preliminary Site 
Plan if the property abuts 
residential 

Lighting Plan  
(Sec. 5.7.A.i) 
 

Site plan showing 
location of all existing & 
proposed buildings, 
landscaping, streets, 
drives, parking areas & 
exterior lighting fixtures 

All required information 
is provided except for 
some notes 

Yes? 

 

Building Lighting 
(Sec. 5.7.2.A.iii) 

Relevant building 
elevation drawings 
showing all fixtures, the 
portions of the walls to be 
illuminated, illuminance 
levels of walls and the 
aiming points of any 
remote fixtures. 

  

Provide one at the time of 
final site plan submittal 

Lighting Plan 
(Sec.5.7.2.A.ii) 

 

Specifications for all 
proposed & existing 
lighting fixtures 

 
 

Provide the missing 
information 

Photometric data Provided partly Yes 
Fixture height Not indicated No 
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Item Required Code Proposed Meets 
Code Comments 

Mounting & design Provided Yes 
Glare control devices  Provided Yes 
Type & color rendition of 
lamps 

LED  

Hours of operation Not provided No 
Photometric plan 
illustrating all light sources 
that impact the subject 
site, including spill-over 
information from 
neighboring properties 

 

 

Maximum Height 
(Sec. 5.7.3.A) 
 

Height not to exceed 
maximum height of 
zoning district (or 25 ft. 
where adjacent to 
residential districts or uses 

Not provided 
25 ft. maximum 
required 

Yes? 

 

Standard Notes 
(Sec. 5.7.3.B) 

 

- Electrical service to 
light fixtures shall be 
placed underground 

- Flashing light shall not 
be permitted 

- Only necessary lighting 
for security purposes & 
limited operations shall 
be permitted after a 
site’s hours of operation 

Unable to determine No 

Add these notes to the 
plans 

Security Lighting 
(Sec. 5.7.3.H) 

 
Lighting for 
security purposes 
shall be directed 
only onto the 
area to be 
secured. 

- All fixtures shall be 
located, shielded and 
aimed so that light is 
not cast toward 
adjacent properties or 
streets or unnecessarily 
transmitted into the 
night sky  

- Fixtures mounted on 
the building and 
designed to illuminate 
the facade are 
preferred 

Plan proposes a 
Armenian Genocide 
memorial which shoots 
lights up into the sky. 
The applicant has 
provided pictures of 
similar memorial 

Yes? 

Indicate the hours of 
Operation for the 
Memorial lighting.  
- Will it be turned on 

during special events 
- Will it be turned off for a 

certain period during 
the day or night 

- How many days during 
the year will it be turned 
on? 

- A Zoning Board of 
Appeals Variance is 
required for the 
proposed deviation to 
use of lighting that 
transmits into the sky. 

Average Light 
Levels 
(Sec.5.7.3.E) 
 

Average light level of the 
surface being lit to the 
lowest light of the surface 
being lit shall not exceed 
4:1 

Does not exceed 4:1 Yes 

 

Type of Lamps 
(Sec. 5.7.3.F) 
 

Use of true color 
rendering lamps such as 
metal halide is preferred 

LED lamps Yes 
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Item Required Code Proposed Meets 
Code Comments 

over high & low pressure 
sodium lamps 

Min. Illumination 
(Sec. 5.7.3.k) 

 

Parking areas: 0.2 min 0.2 min   
Loading & unloading 
areas: 0.4 min 0.4 min  

Walkways: 0.2 min 0.2 min Yes 
Building entrances, 
frequent use: 1.0 min Not indicated No 

Building entrances, 
infrequent use: 0.2 min Not indicated No 

Max. Illumination 
adjacent to Non-
Residential  
(Sec. 5.7.3.K) 

When site abuts a non-
residential district, 
maximum illumination at 
the property line shall not 
exceed 1 foot candle 

  

 

Max. Illumination 
adjacent to 
Residential  
 (Sec. 5.7.3.L) 
 

When adjacent to 
residential districts 
- All cut off angles of 

fixtures must be 90°  
- maximum illumination 

at the property line 
shall not exceed 0.5 
foot candle 

Does not exceed 0.5 Yes 

 

Decorative Up 
lighting 
(Sec. 5.7.3.M) 
 

- use of decorative 
uplighting to illuminate 
the underside of a 
canopy or columns on 
a facade, where a 
canopy or roof 
projection restricts the 
projection of the light 
into the night sky 

Plan proposes a 
Armenian Genocide 
memorial which shoots 
lights up into the sky. 
The applicant has 
provided pictures of 
similar memorial 

No 

 

NOTES: 
1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi 

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details 
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 
  



 
 

ENGINEERING REVIEW



_______________________________________________________________________ 

Applicant 
Armenian Cultural Center 

Review Type 
Preliminary Site Plan 

Property Characteristics 
 Site Location: North of Twelve Mile Road, east of Meadowbrook Road 
 Site Size: 19.30 acres 
 Plan Date: 8/25/2017  
 Design Engineer: Ziemet Wozniak, Julian Wargo, P.E. 

Project Summary 
 Construction of an approximately 84,242 square-foot multi-use worship, community

and childcare building with associated parking.  Site access would be provided by 
a new driveway entrance off of Twelve Mile Road with secondary emergency only 
access also off of Twelve Mile Road. 

 Water service would be provided by an 8-inch loop from the existing 12-inch water
main in Twelve Mile Road.  A 2-inch domestic lead and a 4-inch fire lead would be
provided to serve the building, along with additional hydrants on the site.

 Sanitary sewer service would be provided by an 8-inch extension from the 12-inch
sanitary sewer in Twelve Mile.

 Storm water would be collected by a single storm sewer collection system and
detained in a new on-site detention pond.

Recommendation 
Approval of the Preliminary Site Plan and Preliminary Storm Water Management Plan is 
recommended. 

PLAN REVIEW CENTER REPORT 
09/21/2017 

Engineering Review 
Armenian Cultural Center Preliminary Site Plan 

JSP17-0037 
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Comments: 
The Preliminary Site Plan meets the general requirements of the Design and 
Construction Standards as set forth in Chapter 11 of the City of Novi Codified 
Ordinance, the Storm Water Management Ordinance and the Engineering Design 
Manual with the following items to be addressed at the time of Final Site Plan submittal 
(further engineering detail will be required at the time of the final site plan submittal): 
 
Additional Comments (to be addressed with Final Site Plan submittal): 

General 
1. A right-of-way permit will be required from the City of Novi and the Road 

Commission for Oakland County for work in the Twelve Mile Road right-of-
way. 

2. Provide location dimensions for all proposed water main, sanitary sewer, and 
storm sewer from a proposed fixed point. 

3. The City standard detail sheets are not required for the Final Site Plan 
submittal.  They will be required with the Stamping Set submittal.  They can be 
found on the City website (www.cityofnovi.org/DesignManual). 

Water Main 
4. Provide a tapping sleeve, valve and well at the connection to the existing 

water main. 
5. Use two 45-degree bends in lieu of any 90-degree water main bends 

proposed. 
6. Provide a profile for all proposed water main 8-inch and larger. 
7. Provide three (3) signed and sealed sets of revised utility plans along with the 

MDEQ permit application (6/12 rev.) for water main construction. The 
Streamlined Water Main Permit Checklist should be submitted to the 
Engineering Division for review, assuming no further design changes are 
anticipated. Utility plan sets shall include only the cover sheet, any applicable 
utility sheets and standard detail sheets. 

Sanitary Sewer 
8. Provide a sanitary sewer basis of design using the City’s standard Sewer Unit 

Factor chart (attached) for each applicable building use for each phase of 
development. The basis of design should show the current and ultimate 
average and peak flows for the development.  

9. The basis of design implies that all buildings will discharge to the 8-inch 
sanitary sewer main proposed along the east driveway, connecting to the 
existing 12-inch main in Twelve Mile Road. Provide information on the utility 
plan showing on-site sewer main and/or building leads for future buildings.  

10. Provide a sanitary sewer monitoring manhole for each building on the site. If 
a monitoring manhole is placed outside public sanitary sewer easement, 
show a 20-foot wide Sanitary Sewer Manhole Access Easement. A template 
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of the current standard easement can be found on the City’s website and 
shall be provided for review and approval. 

11. Provide a note on the construction materials table that 6-inch sanitary leads 
shall be a minimum SDR 23.5, and mains shall be SDR 26. 

12. Provide a note on the Utility Plan and sanitary sewer profile sheets stating that 
sanitary leads shall be buried at least 5 feet deep where under the influence 
of pavement. 

13. Provide seven (7) signed sealed sets of revised utility plans along with the 
MDEQ permit application (04/14 rev.) for sanitary sewer construction and the 
Streamlined Sanitary Sewer Permit Certification Checklist should be submitted 
to the Engineering Division for review, assuming no further design changes are 
anticipated.  Utility plan sets shall include only the cover sheet, any 
applicable utility sheets and standard detail sheets.  Also, the MDEQ can be 
contacted for an expedited review by their office.  

Paving & Grading 
14. Provide dimensions from back of curb to face of retaining wall. Ensure that 2-

foot clear overhang area is provided in the southeast parking lot area 
adjacent to 17 foot parking spaces. 

15. Retaining walls exceeding 4 feet in height require separate permit from the 
Building Division of the Community Development department.  

16. Clarify the parking dimensions on the Land Banked parking site plan sheet 
C1.1. Standard parking space dimensions are 19 feet in length, or 17 feet in 
length with a 4-inch curb height and 2-foot overhang area.  

17. The grade of the drive approach shall not exceed 2-percent within the first 25 
feet of the intersection, as described in Section 11-216 (d). Revise grades 
where possible to meet this requirement.  

18. Provide a high point at the right-of-way to capture all on-site runoff and route 
through the on-site detention basin, in accordance with the requirements of 
the Engineering Design Manual. Undetained on-site runoff cannot be 
directed to the Twelve Mile Road right-of-way without approval from the 
RCOC, and a request for variance from the City’s Design and Construction 
Standards.  

Storm Sewer 
19. A minimum cover depth of 3 feet shall be maintained over all storm sewers.    

In situations where the minimum cover cannot be achieved, Class V pipe 
must be used with an absolute minimum cover depth of 2 feet.  A Design and 
Construction standards variance application must be submitted under a 
separate cover where 3-feet of cover cannot be provided. 

20. Provide a 0.1-foot drop in the downstream invert of all storm structures where 
a change in direction of 30 degrees or greater occurs. 

21. Match the 0.80 diameter depth above invert for pipe size increases. 
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22. Storm manholes with differences in invert elevations exceeding two feet shall 
contain a 2-foot deep plunge pool.  

23. Provide a four-foot deep sump and an oil/gas separator in the last storm 
structure prior to discharge to the storm water basin.  

24. Provide profiles for all storm sewer 12 inch and larger. 
25. Label the 10-year HGL on the storm sewer profiles, and ensure the HGL 

remains at least 1-foot below the rim of each structure.  
26. Illustrate all pipes intersecting storm structures on the storm profiles. 
27. Provide a schedule listing the casting type and other relevant information for 

each proposed storm structure on the utility plan.  Round castings shall be 
provided on all catch basins except curb inlet structures. 

Storm Water Management Plan 
28. The Storm Water Management Plan for this development shall be designed in 

accordance with the Storm Water Ordinance and Chapter 5 of the new 
Engineering Design Manual. 

29. The SWMP must detail the storm water system design, calculations, details, 
and maintenance as stated in the ordinance.  The SWMP must address the 
discharge of storm water off-site, and evidence of its adequacy must be 
provided.  This should be done by comparing pre- and post-development 
discharge rates.   

30. The provided Storm Water Management Plan addresses the 5.05 acre and 
6.60 acre drainage areas routed to the Townline Drain at a controlled 
discharge rate of 0.15 cfs/acre. Provide calculations and information about 
the on-site, post-development runoff from the east and west driveway areas 
shown to discharge at an uncontrolled rate to the Twelve Mile Road right-of-
way, which is in the jurisdiction of the Road Commission for Oakland County 
(RCOC).  The City’s storm water ordinance requires all on-site runoff to be 
captured and detained on-site. Runoff cannot be routed to the Twelve Mile 
Road right-of-way without approval from the RCOC and a request for 
variance from the City’s Design and Construction Standards.  

31. Provide a 5-foot wide stone bridge allowing direct access to the standpipe 
from the bank of the basin during high-water conditions (i.e. stone 6-inches 
above high water elevation).  Provide a detail and/or note as necessary. 

32. Provide a draft Storm Drainage Facility Maintenance Agreement. A template 
of the current standard agreement can be found on the City’s website and 
shall be provided for review and approval. 
a. Include the Exhibit B as required in the agreement that provides site 

specific maintenance activities for the storm water management system. 
Include language specifying that the Vortechs structures shall be 
inspected quarterly and cleaned in accordance with the manufacturer’s 
recommendations, but at a minimum frequency of once annually.  
Removal of floatables shall also be addressed in addition to removal of 
sediments. 
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b. Exhibit C, the ingress/egress easement permitting required maintenance 
activities to the storm water detention and pretreatment facilities,  

c. Exhibit D, the easement over the detention and pretreatment facilities, 
shall be provided. 

Soil Erosion and Sediment Control 
33. A SESC permit is required. A full review has not been done at this time. The 

review checklist detailing all SESC requirements is attached to this letter. An 
informal review will be complete with the Final Site Plan if SESC plans are 
included in the submittal.  

Off-Site Easements 
34. Any off-site utility easements anticipated must be executed prior to final 

approval of the plans.  No off-site easements or agreements are anticipated 
for the site at this time.  

 

The following must be submitted at the time of Final Site Plan submittal: 
35. An itemized construction cost estimate must be submitted to the Community 

Development Department at the time of Final Site Plan submittal for the 
determination of plan review and construction inspection fees. This estimate 
should only include the civil site work and not any costs associated with 
construction of the building or any demolition work.  The cost estimate must 
be itemized for each utility (water, sanitary, storm sewer), on-site paving, right-
of-way paving (including proposed right-of-way), grading, and the storm 
water basin (basin construction, control structure, pretreatment structure and 
restoration). 

36. Draft copies of any applicable off-site easements or agreements, with a 
recent title search, and legal escrow funds must be submitted to the 
Community Development Department for review and approved by the 
Engineering Division and the City Attorney prior to being executed. 

37. Provide copies of OCWRC review and/or approval and a draft copy of the 
drainage easements associated with the Townline Drain. 

The following must be submitted at the time of Stamping Set submittal: 
1. A complete submittal of all draft copies of easement language and exhibits, 

with a recent title search, and legal escrow funds must be submitted to the 
Community Development Department for review and approved by the 
Engineering Division and the City Attorney prior to being executed. A copy of 
the City’s Legal Review Transmittal Form will be provided at the time of Final 
Site Plan review.  

2. A draft copy of the maintenance agreement for the storm water facilities, as 
outlined in the Storm Water Management Ordinance, must be submitted to 
the Community Development Department with the Final Site Plan.  Once the 
form of the agreement is approved, this agreement must be approved by 
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City Council and shall be recorded in the office of the Oakland County 
Register of Deeds.   

3. A draft copy of the 20-foot wide easement for the public water main to be 
constructed on the site must be submitted to the Community Development 
Department. 

4. A draft copy of the 20-foot wide easement for the public sanitary sewer to be 
constructed on the site must be submitted to the Community Development 
Department.  

5. If applicable, a draft copy of the 20-foot wide easement for the sanitary 
sewer manhole access must be submitted to the Community Development 
Department. 

6. A draft copy of public pathway easement for public sidewalk to be 
constructed on the site must be submitted to the Community Development 
Department.  

7. Provide copies of OCWRC approval and permit for discharge to the Townline 
Drain, and a copy of the final, executed drainage easement associated with 
the Townline Drain. 

The following must be addressed prior to construction: 
8. A pre-construction meeting shall be required prior to the commencement of 

any site work. Please contact Sarah Marchioni in the Community 
Development Department to setup a meeting (248-347-0430).  

9. 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.  There is no fee for 
this permit. 

10. An NPDES permit must be obtained from the MDEQ since the site is over 5 
acres in size.  The MDEQ requires an approved plan to be submitted with the 
Notice of Coverage. 

11. A Soil Erosion Control Permit must be obtained from the City of Novi.  Contact 
Sarah Marchioni in the Community Development Department (248-347-0430) 
for forms and information.   

12. A permit for work within the right-of-way of Twelve Mile Road must be 
obtained from the City of Novi.  The application is available from the City 
Engineering Division and should be filed at the time of Final Site Plan 
submittal.  Please contact the Engineering Division at 248-347-0454 for further 
information. Approval from RCOC is a prerequisite of the City’s ROW permit. 

13. A permit for work within the right-of-way of Twelve Mile must be obtained 
from the Road Commission for Oakland County.  Please contact the RCOC 
(248-858-4835) directly with any questions.  The applicant must forward a 
copy of this permit to the City.  Provide a note on the plans indicating all work 
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within the right-of-way will be constructed in accordance with the Road 
Commission for Oakland County standards. 

14. A permit for water main construction must be obtained from the MDEQ.  This 
permit application must be submitted through the Water and Sewer Senior 
Manager after the water main plans have been approved.   

15. A permit for sanitary sewer construction must be obtained from the MDEQ.  
This permit application must be submitted through the Water and Sewer 
Senior Manager after the sanitary sewer plans have been approved.  

16. Construction Inspection Fees, to be determined once the construction cost 
estimate is submitted, must be paid prior to the pre-construction meeting. 

17. A storm water performance guarantee, equal to 1.2 times the amount 
required to complete storm water management and facilities as specified in 
the Storm Water Management Ordinance, must be posted at the Treasurer’s 
Office. 

18. A street sign financial guarantee in an amount to be determined ($400 per 
traffic control sign proposed) must be posted at the Treasurer’s Office. 

19. Permits for the construction of each retaining wall must be obtained from the 
Community Development Department (248-347-0415). 

To the extent this review letter addresses items and requirements that require the 
approval of or a permit from an agency or entity other than the City, this review shall 
not be considered an indication or statement that such approvals or permits will be 
issued. 

Please contact Darcy Rechtien at (248) 735-5695 with any questions. 

 
___________________________________ 
 
 
cc: Theresa Bridges, Engineering 

George Melistas, Engineering 
Sri Komaragiri, Community Development  
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CITY OF NOVI ENGINEERING DIVISION 
SOIL EROSION AND SEDIMENTATION CONTROL PLAN 

CHECKLIST 

  

PROJECT:       SESC Application #: SE     -      

Contact Name:       DATE COMPLETED:       

Phone Number:       DATE OF PLAN:         

Fax Number:         STATUS:                        
    

General Requirements – Following the initial Soil Erosion and Sedimentation Control permit application to the Community 
Development Department, all SESC plan revisions shall be submitted directly to the Engineering Department for further 
review and/or permit approval.  One (1) copy of revised soil erosion plans, including response letter addressing the comments 
below, shall be submitted for each subsequent review until the plan has been given approval by the Engineering Department, 
at which point five (5) copies will be required for permit approval.  Plans shall be signed and sealed, and the bond must be 
submitted to the Treasurer’s Office prior to permit issuance.      
 

ITEM 
NO. 

ITEM Provided 
on Plans 

COMMENTS 

1. Plan shall be at scale of not more than 1” = 200’, 
include legal description, location, proximity to 
lakes, streams or wetlands, slopes, etc. 

               

2. Plan shall include a soil survey or a written 
description of soil types of the exposed land area.

               

3. Plan shall show the limits of earth disruption.                

4. Plan shall show tree protection fencing and 
location of trees to be protected. 

               

5. Plan shall show all existing and proposed on-site 
drainage and dewatering facilities (i.e. structure 
details, rim elev., etc.)  

               

6. Detailed sequence of construction shall be 
provided on plans structured similar to the 
following, supplemented with site specific items:  
1) Install tracking mat, 2) Install temp. SESC 
measures, 3) Construct storm water basins and install 
treatment structures, if applicable, 4) Install storm 
sewer, with inlet protection to follow immediately, 5) 
Remove all temp. SESC measures once site is 
stabilized. 

               

7. Plan must address maintenance of soil erosion 
and sedimentation control measures (temporary 
and permanent) 
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8. Provide a note stating if dewatering is anticipated 
or encountered during construction a dewatering 
plan must be submitted to the Engineering 
Division for review. 

               

9. A grading plan shall be provided, or grade 
information shown on plan. 

               

10. Note that it is the developer’s responsibility to 
grade and stabilize disturbances due to the 
installation of public utilities. 

               

11. The CSWO shall be listed on permit application.                

12. Plan sealed by registered civil engineer with 
original signature. 

               

13. An itemized cost estimate (Silt Fence, Inlet Filters, 
Topsoil/Seed/Mulch, Const. Access, etc.) shall be 
provided. 

         The SESC financial guarantee will be 
$     . 
The SESC inspection fees will be 
$     . 

14. Potential stockpile areas shall be shown on the 
plan, with note stating a ring of silt fence will be 
installed surrounding any stockpiled material. 

               

15. Sediment basin:  Provide filter on standpipe 
outlet structure until site is stabilized, then 
removed. Noted on plan and standpipe detail(s).  

               

16. Provide a note on the plan stating the storm 
water basin will be stabilized prior to directing 
flow to the basin.  

               

17. Pretreatment Structures:  Noted to inspect 
weekly for sediment accumulation until site is 
stabilized, and will clean as required. 

         .          

18. Attach the Oakland County standard detail sheet.                

19. Construction mud tracking entrance: 75’x20’, 6” 
of 1” to 3” stone, on geotextile fabric. 

               

20. Silt fence: 6” anchor trench, stakes 6’ on center.  
Prominent line type on plan, with legend. 

               

21. Provide Silt Sack with overflow capability as the 
inlet protection, and provide detail on plans. 

               

22. Catch basin inlet filters shall be provided on 
existing roadways along construction route for 
reasonable distance from site. 

               

23. Street sweeping and dust control shall be noted 
on plan as responsibility of contractor. 

               

24. Vegetation shall be established within 5 days of 
final grade, or whenever disturbed areas will 
remain unchanged for 30 days or greater.  3-4” of 
topsoil will be used where vegetation is required.  

               

25. Vegetated buffer strips (25’ wide wherever 
possible) shall be created or retained along the 
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edges of all water bodies, water courses or 
wetlands. 

26. Diversion berms or terracing shall be 
implemented where necessary. 

               

27. All drainage ditches shall be stabilized with 
erosion control blanket and shall utilize check 
dams as necessary.  Drainage ditches steeper 
than 3% shall be sodded. 

               

28. Slopes steeper than 1V:6H (16%) shall be 
stabilized with erosion control blanket.  Add this 
note as a general note, and also in a prominent 
location near any berm, etc. where a significant 
slope is proposed. 

               

29. All culvert end sections must contain grouted rip-
rap in accordance with ordinance specifications. 

               

ADDITIONAL COMMENTS: 
1. Please note that installation of silt fencing or tree protection fencing shall not occur prior to the initial City 

pre-construction meeting.  When natural features exist on the site, inspection of staking may be required 
prior to installation of the fencing. 

2. Provide an estimated time of earth disruption at the next submittal. At that time, an inspection fee will 
be provided.  

 

 
 
 

Reviewed By:  Lindon Ivezaj (248) 735-5694 
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Review Type 
Preliminary Landscape Review 
 
Property Characteristics 
• Site Location:   North side of 12 Mile Road, east of Meadowbrook  
• Site Acreage:  19.3 acres 
• Site Zoning:   RA 
• Adjacent Zoning: North, East, West:  RA; South: OST 
• Plan Date:    8/25/2017 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the revised Preliminary Site Plan submittal and underlined items should be addressed on 
the Final Site Plans. The items outlined on the accompanying landscape chart should be 
addressed similarly.  Please follow guidelines of the Zoning Ordinance and Landscape Design 
Guidelines. This review and the accompanying Landscape Chart is a summary and not intended 
to substitute for any Ordinance.  
 
Recommendation 
The project is recommended for approval.  There are several waivers that are required in order 
for the project to be completed as proposed, and a number of shortages that need to be 
addressed.  If the Planning Commission approves the required waivers, then the project can 
meet the remaining shortages without too much difficulty. 
 
Landscape Waivers required: 

1. No street trees are proposed due to the presence of a gas line and gas line easement 
along the entire right-of-way frontage.  17 trees not planted.  Supported by staff. 

2. No required berms are provided between the project and adjacent residential 
properties.  As currently proposed, staff would not support this waiver request.  Proof that 
existing vegetation will provide sufficient screening, or addition of more screening 
vegetation to form a dense screen in areas where the existing vegetation does not 
provide a sufficiently dense screen would help staff support these waiver requests. 

3. No required berm is provided along the Twelve Mile Road frontage.  Supported by staff 
for portions of frontage with wetland, the natural hill or dense vegetation to be preserved 
between the road and the site, not for the 120 feet of frontage just west of the entry drive 
where none of those natural features exist. 

4. A landscape waiver may be required for some of the access drive plantings that would 
be in the gas line easement.  This would be supported by staff. 

5. If the parking lot perimeter trees are not provided across the entire northern parking lot 
edge, a landscape waiver would be required for the area where trees are not planted.  
This waiver request would not be supported by staff. 

 
PLAN REVIEW CENTER REPORT 

September 5, 2017 
Preliminary Site Plan - Landscaping 

Armenian Cultural Center 
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6. A landscape waiver is required for the 16 space bay in the north parking lot.  This waiver 
request would be supported by staff as it makes more visual sense given the site 
pedestrian access point, and because it is only 1 space larger than the requirement. 

 
Ordinance Considerations 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

Provided. 
 
Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 

1. Provided. 
2. Please clearly note all overhead utility lines. 

 
Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2) ) 

1. Existing tree survey provided. 
2. Woodland replacement calculations provided. 
3. Tree fencing detail is provided per ordinance. 
4. Please copy the woodland protection fencing shown on Sheets WP-1 and WP-2 to Sheet 

C-3. 
5. Trees in poor health due to disease should be removed so the disease is not transmitted 

to nearby healthy trees.  This is particularly tree with the Scotch pines at the front of the 
site and Blue Spruces with needlecast.  Please add a note to this effect to the plans. 

6. The area north of the landbanked parking is labeled as both Outdoor Activity Area and 
Undisturbed area on different sheets.  Organized activities such as picnics or sporting 
events should not occur there as they would harm the natural condition of the woods.  
Please note this on the plans. 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. For a special land use involving a church, a landscaped berm 4.5-6 feet tall is required 

between the site and adjacent residential properties and no berms are provided.   A 
fairly dense mix of shrubs and trees is provided in addition to preserved vegetation along 
the property lines to screen the parking lot, but it is not clear if that landscaping provides 
sufficient screening to replace the required berms.  Please provide the required berms 
along the west, north and east boundaries. 

2. If the berms are not provided, a landscape waiver is required.  If the applicant does not 
wish to install one or more of the required berms, Justification for that waiver request must 
be provided.  This justification can be in the form or visual proof that the existing 
vegetation in conjunction with the proposed landscaping will provide sufficient 
screening.  Or the applicant may propose adding extra screening vegetation between 
the parking lot and the adjoining residential properties.  Either of these could help gain 
staff support for the waiver request.  Replacement trees could be used as additional 
screening vegetation. 

3. At least 140 feet of either woodland or open space is to remain in the north section of 
the property.  Heavy woodland replacement plantings are provided on the western part 
of the site where the existing vegetation is light to screen the parking lot from the north.  If 
any later development, including play fields, is proposed such that the currently existing 
or proposed screening does not provide a sufficient buffer, additional buffering 
landscaping will need to be installed.   
 

Adjacent to Public Rights-of-Way – Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. No berm is proposed along the Twelve Mile Road frontage.  A 4 foot tall undulating berm 

with a 4-foot wide crest is required.  A landscape waiver for this is required. 
2. Please provide justification for the berm not being provided.  Staff can support the waiver 

for areas where natural features are being preserved that fulfill the function of the berm 
requirement, but the berm will need to be provided for areas where such existing 



Preliminary Landscape Plan  September 5, 2017 
JSP 17-0057: ARMENIAN CULTURAL CENTER  Page 3 of 4 
 

 

buffering does not already exist. 
3. If no satisfactory justification can be provided for an area, the berm must be provided for 

those areas. 
 
Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 

1. A gas line and easement extend across the entire site frontage, making planting of street 
trees impossible. 

2. A landscape waiver for these trees should be requested.  It would be supported by staff. 
 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. Based on the vehicular use areas, 4065 sf of islands and 20 trees are required.  5273 sf of 
islands and 21 trees are provided. 

2. Per the new rules, each tree is to have at least 200sf of unpaved area in the island.  A 
number of islands are overcrowded. 

3. Please enlarge islands and/or move trees to conform to the new ordinance requirements. 
4. Please add trees to islands used to break up parking bays into bays of no more than 15 

spaces. 
5. Please shorten any parking lot bays greater than 15 spaces to 15 spaces or fewer.  A 

landscape waiver is required to maintain the 16 space bay in the north lot, but it would 
be supported by staff as the extent of the waiver is only 1 space and the location of the 
island makes more visual sense than to move it one space to the east. 

 
Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)   

1. The parking lot perimeters appear to be calculated correctly, and the correct number of 
trees is provided for the parking lots. 

2. Please place parking lot perimeter trees along the northern edge of the parking lot where 
the land banked parking is.  As noted on the chart, if the land-banked spaces are built 
with a retaining wall, it appears that there are a number of existing trees that would 
remain within 15 feet of the back of curb.  If that is the case, then few if any new trees 
would need to be planted along the new perimeter.  A landscape waiver would be 
required to not plant trees along the  

3. Perimeter trees are also required along each side of the main driveway and the fire 
access lane. 

4. Please calculate the trees required for the access ways and provide the required trees. 
5. Woodland replacement trees cannot be used to meet this requirement. 

 
Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   

The loading zone is in the interior of the site, well screened by parking lot and buffer trees. 
 
Building Foundation Landscape (Zoning Sec 5.5.3.D.) 

1. Please recalculate the required landscaping, using a line around all of the building 
edges. 

2. Please provide the required amount of foundation landscaping. 
3. The ordinance calls for 60% of the building frontage visible from the road to be 

landscaped.  Only 95 of 325 lf (29%) of the front of the building is landscaped.  Please 
add additional landscaping along the front of the building to achieve 60%. 

 
Plant List (LDM 2.h. and t.) 

1. Please include the detention pond landscaping and all foundation landscaping in the 
Final Site Plan plant list. 

2. Picea pungens cannot be used as a woodland replacement tree.  Please select a 
different species from the Woodland Replacement Chart (Section 37). 

 
Planting Notations and Details (LDM) 

Please revise the details provided per the instructions on the landscape chart. 
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Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 

1. Only about 41% of the basin has planted or naturally occurring landscaping along it.  
Please add sufficient large native shrubs along the high water line of the pond to bring 
the coverage to 70-75%. 

2. Per the revised ordinance, please identify all of the populations of Phragmites australis on 
the site and remove it.  This should be done in late summer/early fall by a licensed 
pesticide applicator and may take more than 1 year to accomplish.  Add notes to the 
plans that this is to be done. 

 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

The proposed landscaping must be provided with sufficient water to become established 
and survive over the long term.  Please note how this will be accomplished if an irrigation 
plan is not provided. 
 

Proposed topography. 2’ contour minimum (LDM 2.e.(1))  
Provided. 

 
Snow Deposit (LDM.2.q.) 

Provided. 
 

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  
1. Shown on Sheets WP-1 and WP-2. 
2. Please freeze all labels of trees to be removed on LP-2 and LP-3 but keep the trees to 

remain. 
 

Corner Clearance (Zoning Sec 5.9) 
Provided, but please show the required site vision zones per the Road Commission for 
Oakland County’s regulations at Twelve Mile Road. 

 
If the applicant has any questions concerning the above review or the process in general, do 
not hesitate to contact me at 248.735.5621 or rmeader rmeader@cityofnovi.org. 
 
 
 

 

_____________________________________________________ 
Rick Meader – Landscape Architect 
 
 
 
 

mailto:rmeader@cityofnovi.org
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September 26, 2017 
ECT No. 170587-0200 
 
Ms. Barbara McBeth 
City Planner 
Community Development Department 
City of Novi 
45175 West Ten Mile Road 
Novi, MI   48375 
 
Re:  Armenian Cultural Center (JSP17-0037) 

Woodland Review of the Preliminary Site Plan (PSP17-0096)  
  
Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan (Plan) for the proposed 
Armenian Cultural Center project prepared by Zeimet Wozniak & Associates dated August 25, 2017 (Plan).  The 
Plan was reviewed for conformance with the City of Novi Woodland Protection Ordinance Chapter 37.  ECT 
conducted a woodland evaluation for the property on September 5, 2017.   
   
ECT recommends approval of the Preliminary Site Plan for Woodlands; however, the Applicant should 
address the items noted below in the Woodland Comments Section of this letter prior to receiving 
Woodland approval of the Final Site Plan. 
 
The following woodland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

Woodland Permit Required 

Woodland Fence Required 

Woodland Conservation Easement Required 

 
The proposed development is located north of Twelve Mile Road and east of Meadowbrook Road in Section 12.  
The project is to be located directly east of the future Shoppes at Beacon Hill and Beacon Hill Meadows 
Condominium residential development.  The project includes the development of a church and cultural center, 
associated parking, utilities and a stormwater detention basin. 
 
Based on our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official Wetlands and Woodlands 
Maps (see Figure 1), it appears as if this proposed project site contains Regulated Wetlands as well as Regulated 
Woodlands.  The site appears to contain disturbed open space, a section of stream (i.e., the Townline Drain) which 
is tributary to the Walled Lake Branch of the Rouge River and associated wetland, and a significant amount of area 
that is mapped as City of Novi Regulated Woodland.  The Townline Drain is a County Drain.  The site is bounded 
by single-family residential development to the north and east, the future Beacon Hill development to the west, and 
Twelve Mile Road to the south.  A tree survey and inventory has been completed for the site.   
 
The purpose of the Woodlands Protection Ordinance is to: 
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1) Provide for the protection, preservation, replacement, proper maintenance and use of trees and 
woodlands located in the city in order to minimize disturbance to them and to prevent damage from erosion 
and siltation, a loss of wildlife and vegetation, and/or from the destruction of the natural habitat.  In this 
regard, it is the intent of this chapter to protect the integrity of woodland areas as a whole, in recognition 
that woodlands serve as part of an ecosystem, and to place priority on the preservation of woodlands, 
trees, similar woody vegetation, and related natural resources over development when there are no 
location alternatives; 
 

2) Protect the woodlands, including trees and other forms of vegetation, of the city for their economic support 
of local property values when allowed to remain uncleared and/or unharvested and for their natural beauty, 
wilderness character of geological, ecological, or historical significance; and  
 

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

 
What follows is a summary of our findings regarding on-site woodlands associated with the proposed project. 
 
On-Site Woodland Evaluation 
ECT has reviewed the City of Novi Official Woodlands Map and completed an onsite Woodland Evaluation on 
September 5, 2017.  ECT's in-office review of available materials included the City of Novi Regulated Woodland 
map and other available mapping.  The subject property includes area that is indicated as City-regulated woodland 
on the official City of Novi Regulated Wetland and Watercourse Map (see Figure 1).  These areas are generally 
located in the northern and eastern sections of the site.  Some of the project site contains shrubby, somewhat-
disturbed, open field character as well as some trees and understory (shrubs).  This area is located in the 
southwestern portion of the property.       
 
An existing tree survey has been completed for the site and is included as Sheet CS1.0 (Topographic & Tree Survey 
Plan).  The Plan also includes a Tree Inventory (Sheets CS2.0 through CS2.3) that identifies tree tag numbers, 
diameter-at-breast-height (DBH), common/botanical name, and condition of all surveyed trees.  This Tree Inventory 
shall be updated as the “Save/Remove” column has not been completed.  The “Required Replacements” on these 
sheets also needs to be completed.  The Plan also includes a Woodland Impact Plan (Sheet WP-1) that lists 
woodland data for the project site including the total woodland replacements credits that are required for the 
proposed tree removals.   
   
The surveyed trees have been marked with white spray paint allowing ECT to compare the tree diameters reported 
on the Tree Inventory to the existing tree diameters in the field.  ECT found that the Plan appears to accurately 
depict the location, species composition, size, and condition of the existing trees.  ECT took a sample of diameter-
at-breast-height (DBH) measurements and found that the data provided on the Plan was consistent with the field 
measurements. 
 
The highest quality woodlands on site are found along the northern and eastern sections of the project site.  In 
general, the on-site trees consist of basswood (Tilia Americana), American elm (Ulmus Americana), white ash 
(Franxinus americana), Colorado blue spruce (Picea pungens), black cherry (Prunus serotina), Scotch pine (Pinus 
sylvestris), apple (Malus spp.), and several other species.  
In terms of habitat quality and diversity of tree species, the overall subject site consists of fair to good quality trees.  
It should be noted that the applicant has noted on the Tree Inventory that a number of existing trees are either dead 
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or in very poor condition.  The majority of the dead trees are elm, ash, black cherry and Scotch pine.  The elm and 
ash trees that have been indicated as dead or very poor condition appear to have Dutch elm diseases or have been 
infested with the Emerald Ash borer, respectively.  The trees listed as dead or very poor appear to be accurate.  
 
In terms of a scenic asset, wildlife habitat, windblock, noise buffer or other environmental asset, the forested area 
located on the subject site is considered to be of fair to good quality.  As noted above, the northern and eastern 
sections of the site are mapped as Regulated Woodland on the City of Novi’s Regulated Woodland Map. There are 
a number of trees to be removed for the proposed development however the proposed site plan will preserve a 
wooded buffer of variable width along the northern, western and eastern sides of the property.  
 
Proposed Woodland Impacts 
The Applicant has noted the following woodland impacts associated with the Plan: 
 

 Total Trees Surveyed:                       980  
 Total Trees Preserved:      519 (53% of total surveyed) 
 Total Trees Removed:                            461 (47% of total surveyed) 

o Dead Trees Removed:                                  46 
o Poor Condition Trees Removed          87 
o Very Poor Condition Trees Removed:       74 

 Trees Requiring Replacement Removed:   221 
 Multi-stem Trees Requiring Replacement Removed:        33 

  
 Stems to be Removed 8” to 11”: 81 x 1 replacement     (Requiring 81 Replacements) 
 Stems to be Removed 11” to 20”:     117 x 2 replacements           (Requiring 234 Replacements) 
 Stems to be Removed 20” to 30”:       18 x 3 replacements           (Requiring 54 Replacements) 
 Stems to be Removed 30”+:                5 x 4 replacements            (Requiring 20 Replacements) 
 Multi-stem Replacements Required:                                              (Requires 139) 

 
 Total Woodland Replacements Required:                                      528 

Sheet WP-1 (Woodland Impact Plan) notes that a total of 146 Woodland Replacement Credits will be replaced on-
site through the planting of the following Woodland Replacement materials: 
 

 150 deciduous trees (2.5” caliper) at a 1:1 replacement ratio:  150 credits 
 24 evergreen trees (6’ height min.) at a 1.5:1 replacement ratio: 16 credits 
 8,075 square yards of native seed area at a 70 SY:1 replacement ratio: 115 credits 
 Total Proposed Credits:      281 credits 

 

It should be noted that the Woodland Impact Plan notes that 146 Woodland Replacement Credits are to be provided 
on-site and 382 credits will be paid to the City of Novi Tree Fund for a total of 528 Woodland Replacement Credits.  
The applicant shall review and revise the Plan as necessary as there appear to be some errors in the Woodland 
Data section on this sheet (i.e., Sheet WP-1).  Specifically, the proposed replacement credits for the deciduous 
trees, evergreen trees, and native woodland seed mix area as shown do not appear to sum to 146 credits. 
 
It should be noted that the applicant is proposing land bank parking for this development in the northeast section 
of the development.  Per conversations with City of Novi Community Development Department Staff, the applicant 
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is now providing 219 spaces for the proposed construction and 262 after the land banked parking is constructed. 
Therefore, the Plan is proposing 43 landbank parking spaces.  The plan shall accurately indicate the trees to be 
removed within this area.  The Plan must also accurately provide the calculations for Woodland Replacement 
credits required for the removal of trees within the land bank parking area as well as information detailing any 
proposed on-site replacement trees (i.e., location, species, size, etc.). 
 
City of Novi Woodland Review Standards, Woodland Permit Requirements & Proposed Impacts 
Based on Section 37-29 (Application Review Standards) of the City of Novi Woodland Ordinance, the following 
standards shall govern the grant or denial of an application for a use permit required by this article: 
 

No application shall be denied solely on the basis that some trees are growing on the property under 
consideration. However, the protection and conservation of irreplaceable natural resources from pollution, 
impairment, or destruction is of paramount concern. Therefore, the preservation of woodlands, trees, 
similar woody vegetation, and related natural resources shall have priority over development when there 
are location alternatives. 

 
In addition, 

“The removal or relocation of trees shall be limited to those instances when necessary for the location of 
a structure or site improvements and when no feasible and prudent alternative location for the structure or 
improvements can be had without causing undue hardship”. 

                                                                                         
The City of Novi regulates all trees 8-inches diameter-at-breast-height (DBH) and greater that are located within 
the areas delineated as regulated woodlands on the City-Regulated Woodlands Map.  The City also regulates any 
individual tree greater than or equal to 36-inches DBH, irrespective of whether such tree is within a regulated 
woodland.  Proposed woodland impacts will require a Woodland Permit and the regulated trees shall be relocated 
or replaced by the permit grantee.   
 
It should be noted that the Plan proposes to removal a total of 461 of the 980 surveyed trees (i.e., removal of 47% 
of the trees surveyed).  Of these, the applicant notes that 46 trees to be removed are dead, 74 are in very poor 
condition, and 87 are in poor condition.  
 
While ECT is in agreement that the trees listed as dead and very poor should not require Woodland Replacement 
Credits, the 87 trees in “poor” condition did not appear to be exempt from replacement.  In previous woodland 
assessments for other sites, the ISA (International Society of Arboriculture) rating has been used that evaluates 
whether a tree is 50% healthy.  The trees that are currently listed as being in “poor” condition may have some dead 
smaller/lower branches however the overall tree health does not appear to warrant exemption from replacement.  
The applicant should review and revise the Plan and woodland sheets to reflect this change.    
 
Proposed Woodland Replacements 
The Landscape Detail Plans (Sheet LP-4) states that the following Woodland Replacement material is proposed 
on-site: 
 
38 – 2.5” caliper northern hackberry trees @ 1:1 replacement ratio for 38 credits; 
30 – 2.5” caliper bur oak trees @ 1:1 replacement ratio for 30 credits; 
52 – 2.5” caliper tulip trees @ 1:1 replacement ratio for 52 credits; 
29 – 2.5” caliper swamp white oak trees @ 1:1 replacement ratio for 29 credits; 
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5 – 7’ height green spruce trees @ 1.5:1 replacement ratio for 3.3 credits; 
19 – 7’ height white pine trees @ 1.5:1 replacement ratio for 12.6 credits. 
 
It should be noted that green spruce (Picea pungens) is not a City of Novi approved Woodland Replacement 
species.  Please see the Woodland Tree Replacement Chart of an acceptable substitution and revise the Plan as 
necessary. 
This plan also notes the use of a ‘Woodland Naturalized Seed Mix”. The seed mix details are included on Sheet 
LP-5.  This proposed seed mix includes both white prairie (Dalea candida) and purple prairie clover (Dalea 
purpurea), both of which are thought to be extirpated from the wild in Michigan (per the Michigan Department of 
Environmental Quality, MDNR).  ECT recommends that the applicant select a woodland seed mix from a more-
local source/distributor such as Michigan Wildflower Farm (Portland, MI), Wildtype Native Plant Nursery (Mason, 
MI), Nativescape (Manchester, MI) or Cardno. 
 
Woodland Comments 
Please consider the following comments when submitting future site development plan submittals: 

 
1. The Tree Inventory (Sheets CS2.0 through CS2.3) shall be updated as the “Save/Remove” column has 

not been completed.  The “Required Replacements” on these sheets also needs to be completed.    
 

2. The Woodland Impact Plan notes that 146 Woodland Replacement Credits are to be provided on-site and 
382 credits will be paid to the City of Novi Tree Fund for a total of 528 Woodland Replacement Credits.  
The applicant shall review and revise the Plan as necessary as there appear to be some errors in the 
Woodland Data section on this sheet (i.e., Sheet WP-1).  Specifically, the proposed replacement credits 
for the deciduous trees, evergreen trees, and native woodland seed mix area as shown do not appear to 
sum to 146 credits. 
 

3. The applicant is proposing land bank parking for this development in the northeast section of the 
development.  Per conversations with City of Novi Community Development Department Staff, the 
applicant is now providing 219 spaces for the proposed construction and 262 after the land banked parking 
is constructed. Therefore, the Plan is proposing 43 landbank parking spaces.  As such, the plan shall 
accurately indicate the trees to be removed within this area.  The Plan must accurately provide the 
calculations for Woodland Replacement credits required for the removal of trees within the land bank 
parking area as well as information detailing any proposed on-site replacement trees (i.e., location, 
species, size, etc.). 
 

4. While ECT is in agreement that the trees listed as dead and very poor should not require Woodland 
Replacement Credits, the 87 trees in “poor” condition did not appear to be exempt from replacement.  In 
previous woodland assessments for other sites, the ISA (International Society of Arboriculture) rating has 
been used that evaluates whether a tree is 50% healthy.  The trees that are currently listed as being in 
“poor” condition may have some dead smaller/lower branches however the overall tree health does not 
appear to warrant exemption from replacement.  The applicant should review and revise the Plan and 
woodland sheets to reflect this change.  
 

5. It should be noted that green spruce (Picea pungens) is not a City of Novi approved Woodland 
Replacement species.  Please see the Woodland Tree Replacement Chart of an acceptable substitution 
and revise the Plan as necessary. 
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6. The proposed woodland seed mix includes both white prairie (Dalea candida) and purple prairie clover 

(Dalea purpurea), both of which are thought to be extirpated from the wild in Michigan (per the Michigan 
Department of Environmental Quality, MDNR).  ECT recommends that the applicant select a woodland 
seed mix from a more-local source/distributor such as Michigan Wildflower Farm (Portland, MI), Wildtype 
Native Plant Nursery (Mason, MI), Nativescape (Manchester, MI) or Cardno. 
 

7. Please clarify the quantity of woodland seed mix to be installed in the Plant List – Woodland on Sheet LP-
4 (i.e., provide the proposed square yards). 

 

8. A Woodland Replacement Performance financial guarantee for the planting of replacement trees will be 
required.  This financial guarantee will be based on the number of on-site woodland replacement trees 
(credits) being provided at a per tree value of $400.   
 

9. The Applicant will be required to pay the City of Novi Tree Fund at a value of $400/credit for any Woodland 
Replacement tree credits that cannot be placed on site. 

 
10. Based on a successful inspection of the installed on-site Woodland Replacement trees, the Woodland 

Replacement Performance Guarantee shall be returned to the Applicant.  A Woodland Maintenance and 
Guarantee bond equal to twenty-five percent (25%) of the value of the original Woodland Replacement 
material will then be kept for a period of 2-years after the successful inspection of the tree replacement 
installation. 
 

11. The Applicant shall provide preservation/conservation easements as directed by the City of Novi 
Community Development Department for any areas of remaining woodland and woodland replacement 
trees.  The applicant shall demonstrate that the all proposed woodland replacement trees and existing 
regulated woodland trees to remain will be guaranteed to be preserved as planted with a conservation 
easement or landscape easement to be granted to the city.  This language shall be submitted to the City 
Attorney for review.  The executed easement must be returned to the City Attorney within 60 days of the 
issuance of the City of Novi Woodland permit. 
 

12. Replacement material should not be located 1) within 10’ of built structures or the edges of utility 
easements and 2) over underground structures/utilities or within their associated easements.  In addition, 
replacement tree spacing should follow the Plant Material Spacing Relationship Chart for Landscape 
Purposes found in the City of Novi Landscape Design Manual.  
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Recommendation 
ECT recommends approval of the Preliminary Site Plan for Woodlands; however, the Applicant should address the 
items noted in the Woodland Comments Section of this letter prior to receiving Woodland approval of the Final Site 
Plan. 
 
If you have any questions regarding the contents of this letter, please contact us.   
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
 
Pete Hill, P.E. 
Senior Associate Engineer  
 
cc:  Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
   
Attachments:  Figure 1 – City of Novi Regulated Wetland & Woodland Map 
 Site Photos 
 Woodland Tree Replacement Chart 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in 
red).  Regulated Woodland areas are shown in green and regulated Wetland areas are shown in blue. 

Hino Motors 
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                                                                                  Site Photos 
 

 

 

 

 

 

 

 

 

 

 

 

Photo  1.    Looking  northeast  at  the  relatively  open  area  of  the  site  from  the  area  located  in  the 
southwest portion of the site, north of the Townline Drain.  Shrubby, somewhat‐disturbed, open‐field 
character (ECT 9/5/2017).  
 
 
 

 

 

 

 

 

 

 

 

 

 

Photo 2.  Looking north near the northern property boundary near central portion of subject site.  This 
area is within the area mapped as City‐regulated woodlands (ECT 9/5/2017).  
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Photo 3.  Area of scotch pine located in the northern/central portion of the subject site.  Several of 
these trees are either in poor condition or are dead (ECT 9/5/2017).  

 
 
 

 

 

 

 

 

 

 

 

 
 

 
Photo 4.  Looking southwest at area of forested wetland in the southeast section of the subject site 
(ECT 9/5/2017).  
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WETLANDS REVIEW 
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September 13, 2017 
ECT No. 170587-0100 
 
Ms. Barbara McBeth 
City Planner 
Community Development Department 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
Re:  Armenian Cultural Center (JSP17-0037) 

Wetland Review of the Preliminary Site Plan (PSP17-0096) 
 

Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan (Plan) for 
the proposed Armenian Cultural Center project prepared by Zeimet Wozniak & Associates dated 
August 25, 2017 (Plan).  The Plan was reviewed for conformance with the City of Novi Wetland and 
Watercourse Protection Ordinance and the natural features setback provisions in the Zoning 
Ordinance.  ECT also visited the site on September 5, 2017 in order to verify wetland boundaries.   
 
ECT currently recommends approval of the Preliminary Site Plan for Wetlands.   ECT recommends 
that the Applicant address the items noted in the Wetland/Watercourse Comments section of this 
letter prior to approval of the Final Site Plan. 
 
The following wetland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

Wetland Permit (specify Non-Minor or Minor) Required (Non-Minor) 

Wetland Mitigation Not Required 

Wetland Buffer Authorization Required 

MDEQ Permit 
Likely required.  To Be Determined - It is the 
applicant’s responsibility to contact the MDEQ in 
order to determine the need for a wetland use 
permit. 

Wetland Conservation Easement Required (for any areas of wetland located outside 
of the proposed drain easement to OCWRC). 

 
The proposed development is located north of Twelve Mile Road and east of Meadowbrook Road in 
Section 12.  The project is to be located directly east of the future Shoppes at Beacon Hill and Beacon 
Hill Meadows Condominium residential development.  The project includes the development of a 
church and cultural center, associated parking, utilities and a stormwater detention basin. 
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Based on our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official Wetlands 
and Woodlands Maps (see Figure 1), it appears as if this proposed project site contains Regulated 
Wetlands as well as Regulated Woodlands.  The site appears to contain disturbed open space, a section 
of stream (i.e., the Townline Drain) which is tributary to the Walled Lake Branch of the Rouge River, 
wetland associated with the Drain, and a significant amount of area that is mapped as City of Novi 
Regulated Woodland.  It should be noted that the Townline Drain is a County Drain under the 
jurisdiction of the Oakland County Water Resources Commissioner (OCWRC).  The site is bounded by 
single-family residential development to the north and east, the future Beacon Hill development to 
the west, and Twelve Mile Road to the south.   
 
The site was reviewed for the presence of regulated wetlands as defined in the City of Novi Wetland 
and Watercourse Protection Ordinance.  ECT suggests that the City of Novi Engineering Department 
review this plan in order to verify that the site’s stormwater will be adequately managed and meet the 
City’s stormwater storage requirements. 
 
Onsite Wetland Evaluation 
ECT has reviewed the City of Novi Official Wetland and Woodlands Map and completed an onsite 
wetland verification on September 5, 2017.  As noted above, the Townline Drain is located along the 
southern section of the project site and flows from west to east.  There are surveyed wetlands along 
either side of the existing drain totaling approximately 0.66-acre in size (see Figure 2, Wetland 
Delineation Map, attached).  The wetland areas contain emergent, scrub-shrub, and forested type 
wetland vegetation.  The areas of emergent wetlands are most commonly characterized by dense 
stands of reed canary grass with smaller areas of cattail and rush species.  The areas of forested 
wetland include some small areas of open water containing silver maple (Acer saccharinum), American 
elm (Ulmus americana), ash (Fraxinus spp.), and several other tree species.  The wetland boundaries 
appear to be accurately flagged in the field and displayed on the Plan. 
 
It should be noted that in addition to wetlands, the City of Novi also regulates the 25-foot wetland 
setback (i.e., wetland buffer).  In addition to the surveyed wetland boundaries (i.e., wetland flag 
numbers Z1 to Z57) the 25-foot wetland buffers appear to be accurately indicated on the Plan.  What 
follows is a summary of the wetland impacts associated with the proposed site design.  
 
Wetland Impact Review 
As noted above, one (1) area of wetland has been confirmed on the subject property by the applicant’s 
wetland consultant, King & MacGregor Environmental, Inc. (KME).  Currently, the Plan indicates several 
direct impacts to on-site wetlands.  The wetland/drain will be crossed in two (2) locations for site 
access (i.e., west and east access) and the bottom of the Drain will be cleaned/restored in order to 
facilitate improved storm water flow.  Tables included on the Plan note that the overall impacts to 
wetlands will be approximately 0.09-acre. 
 
The Grading and Drainage Detail Plan (Sheet C-4.1) notes that the following activities will be associated 
with the drain improvement/clean-out: 
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1.  Improve plant species diversity within the drain channel through mechanical and chemical 
treatment of common reed (Phragmites australis), reed canary grass (Phalaris arundinacea), 
and buckthorn (Rhamnus cathartica); 

2. All work within the drain shall be performed during dry periods or periods of low flow to 
prevent erosion.  Any dewatering shall be considered to be incidental to the work; 

3. All brush and trees and stumps shall be removed from within the bottom of the drain by 
cutting and pulling and disposed of.  Burning and/or burying of material on-site is not 
permitted; 

4. Due care shall be exercised to avoid placing any fill within the drain.  No spoils shall be 
deposited within 25-feet of the top edges of the drain; 

5. No change in grade or cross-section of the drain shall be made without the approval of the 
drain commissioner’s office (i.e., OCWRC); 

6. Replant all raw and disturbed areas within the drain and wetland buffer zone as follows: 
a. Clear area of large clods and stones.  The soil shall be brought to a friable condition 

by loosening the ground to a depth of 4-inches; 
b. Spread wetland seed mixture; 
c. Mulch all seeded areas with small grain straw spread at a rate of one (1) ton per 

acre.  Use revegetation mats anchored in place where slopes exceed 3-on-1; 
7. Water and maintain all restored areas until vegetation is firmly re-established. 

 
The following table summarizes the proposed wetland impacts as listed on the Grading and Drainage 
Detail Plan (Sheet C-4.1): 
 

   Table 1. Proposed Wetland Impacts 

Wetland 
Impact 
Area  

City 
Regulated? 

MDEQ 
Regulated? 

Impact 
Area 

Impact 
Area 

Estimated 
Cut Volume 

Estimated 
Fill Volume 

Net 
Impact 

Square 
Feet Acre Cubic Yards Cubic 

Yards 
Cubic 
Yards 

1 (West 
Entrance 

Drive) 

Yes City 
Regulated 
/Essential 

Likely 1,092 0.025 31 201 170 (fill) 

2 (East 
Entrance 

Drive) 

Yes City 
Regulated 
/Essential 

Likely 1,381 0.032 24 276 252 (fill) 

3 (Drain 
Clean-
Out) 

Yes City 
Regulated 
/Essential 

Likely 1,556 0.036 None 
Indicated 

None 
Indicated 

None  
Indicated 

TOTAL -- -- 4,029 0.09 55 477 422 (fill) 
 
The Plan also includes the construction of a storm water management basin located adjacent to (i.e., 
north of) the existing wetland/drain.  There will be a storm water outlet to the wetland/drain on the 
eastern side of the development.     
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The currently proposed wetland impacts will not likely require wetland mitigation as the City’s 
threshold for wetland mitigation is 0.25-acre of wetland impact and the MDEQ’s threshold is 0.30-acre.  
The current proposed wetland total impact is 0.09-acre. 
 
In addition to the proposed wetland impacts, the Plan proposes disturbance to 0.35-acre of on-site 25-
foot wetland/watercourse buffer area.  The wetland buffer impacts are for the purpose of constructing 
the proposed site access (i.e., ingress/egress driveways).  
 
The following table summarizes the proposed wetland/watercourse setback impacts as listed on the 
Plan:             
 
Table 2. Proposed 25-Foot Wetland/Watercourse Buffer Impacts 

Wetland/Watercourse 
Buffer Impact Area 

Impact Area Impact Area  Estimated 
Cut Volume 

Estimated 
Fill Volume Net Impact  

Square Feet Acre Cubic Yards Cubic Yards Cubic Yards 
1 (West Entrance 

Drive) 6,979 0.160 134 730 596 (fill) 

2 (East Entrance Drive) 8,458 0.194 131 1,007 876 (fill) 
TOTAL 15,437 0.354 265 1,737 1,472 (fill) 

 
Permits & Regulatory Status 
The purpose of the City of Novi Wetland and Watercourse Protection Ordinance is described in the 
City of Novi Code of Ordinances, Part II, Chapter 12, Article V.; Division 1.  This section states that: 
  

(a) The wetlands and watercourses of the city are indispensable and fragile natural resources 
subject to floodwater capacity limitations, erosion, soil bearing capacity limitations and other 
hazards. In their natural state, wetlands and watercourses provide many public benefits, such 
as the maintenance of water quality through nutrient cycling and sediment trapping, and flood 
and stormwater runoff control through temporary water storage, slow release and 
groundwater recharge. In addition, wetlands provide open space, passive recreation, fish and 
wildlife habitat, including migratory waterfowl and rare, threatened or endangered animal and 
plant species. The continued destruction and loss of wetlands and watercourses constitutes a 
distinct and immediate danger to the public health, safety and general welfare. 
 

(b) Throughout the state, considerable acreage of these important natural resources has been lost 
or impaired by draining, dredging, filling, excavating, building, pollution and other acts 
inconsistent with the natural uses of such areas. Remaining wetlands and watercourses are in 
jeopardy of being despoiled or impaired. Consequently, it is the policy of the city to prevent a 
further net loss of those wetlands that are: (1) contiguous to a lake, pond, river or stream, as 
defined in Administrative Rule 281.921; (2) two (2) acres in size or greater; or (3) less than two 
(2) acres in size, but deemed essential to the preservation of the natural resources of the city 
under the criteria set forth in subsection 12-174(b). 
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(c) Pursuant to Mich. Const. 1963, Art. IV, § 52, the conservation and development of natural 
resources of the state is a matter of paramount public concern in the interest of the health, 
safety and general welfare of the people. Pursuant to the Michigan Environmental Protection 
Act, MCL 324.1701, et seq., it is the responsibility of public and private entities to prevent the 
pollution, impairment or destruction of the air, water or other natural resources by their 
conduct. It is, therefore, the policy of the city to protect wetlands and watercourses while 
taking into account varying ecological, hydrologic, economic, recreational and aesthetic 
values. Activities which may damage wetlands and watercourses shall be located on upland 
sites outside of upland woodland areas, unless there are no less harmful, feasible and prudent 
alternatives to the proposed activity. When an activity will result in the impairment or 
destruction of a wetland, mitigation shall be required in accordance with section 12-173(e)1.b. 
 

(d) It is the purpose of this article to protect the public health, safety and welfare through the 
protection of wetlands and watercourses. To meet these purposes, this article establishes 
standards and procedures for the review of proposed activities in wetlands and watercourses, 
provides for the issuance of use permits for approved activities, requires coordination with 
other applicable ordinances, statutes and regulations and establishes penalties for the 
violation of this article. 

 
Any proposed impacts to the on-site wetlands would require a City of Novi Wetland Use Permit as well 
as an Authorization to Encroach the 25-Foot Natural Features Setback for any proposed impacts to the 
25-foot wetland buffers.  The on-site wetlands are considered essential by the City as they appear to 
meet one or more of the essentiality criteria set forth in the City’s Wetland and Watercourse Protection 
Ordinance (i.e., storm water storage/flood control, wildlife habitat, etc.).  
 
The Michigan Department of Environmental Quality (MDEQ) generally regulates wetlands that are 
within 500 feet of a waterbody, regulated stream or are part of wetland system greater than 5 acres 
in size.  It is the applicant’s responsibility to contact MDEQ in order to confirm the regulatory authority 
with respect to the on-site wetland areas.  The MDEQ does not regulate the 25-foot wetland buffer as 
does the City of Novi. 
 
Wetland/Watercourse Comments 
The following are repeat comments from our Pre-Application Review for Wetlands & Woodlands letter 
dated May 10, 2017.  The current status of each comment follows in bold italics: 
 

1. The Plan should differentiate the proposed impacts to wetlands from those to the 25-foot 
wetland buffers.  Subsequent site plans should indicate the area (square feet or acres) and 
volume of all proposed wetland impacts.  The area (square feet or acres) of all proposed 
impacts to the 25-foot wetland/watercourse buffers should be indicated on the Plan.   
 
This comment has been satisfactorily addressed.  The impact information is shown on Plan 
Sheets C-4.1 (Grading and Drainage Detail Plan) and C-5.1 (Townline Drain and Wetland 
Details Plan). 
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2. It should be noted that a portion of this stream running through the future Beacon Hill 
development to the west of the subject property will be relocated.  The Beacon Hill 
development will relocate approximately 480 lineal feet of the stream channel and reconstruct 
using natural stream channel design.  The applicant for Beacon Hill has proposed to improve 
plant species diversity within the existing channel through mechanical and chemical treatment 
of common reed and reed canary grass.  These areas will be replanted with native species.  
Have any overall drain improvements been considered by this applicant? 

 
This comment has been satisfactorily addressed.  The Grading and Drainage Detail Plan 
outlines the proposed drain improvement activities.  In addition, the applicant has stated 
that the proposed seed mix to be employed for restoration is specified on Sheet C-5.1.  This 
mix is the same mix that will be used to revegetate the drain relocation project at the Beacon 
Hill development directly west of the subject site.  This seed mix appears to be acceptable.   
 

3. The applicant shall provide information for any proposed seed mixes that will be used to 
restore the areas of temporary disturbance along the existing wetland/stream and the 25-foot 
setback.  ECT would like to ensure that the proposed plant/seed material contains native plants 
as opposed to invasive or threatened plant types.  In addition, sod or common grass seed will 
not be acceptable in these areas. 
 
This comment has been satisfactorily addressed (see Item No. 2, above). 
 

4. The Applicant shall provide wetland conservation easements as directed by the City of Novi 
Community Development Department for any areas of remaining wetland as well as for any 
proposed wetland mitigation areas (if necessary).  A Conservation Easement shall be executed 
covering all remaining wetland areas on site as shown on the approved plans.  This language 
shall be submitted to the City Attorney for review.  The executed easement must be returned 
to the City Attorney within 60 days of the issuance of the City of Novi Wetland and 
Watercourse permit. 

 
This comment is still applicable.  The applicant has stated that it is not practical to grant a 
conservation easement to the City when a drain easement is being granted to the County.  
Any areas delineated as wetland that are not included within the drain easement that is 
being granted to the County shall be placed into a conservation easement.      
 

5. The preservation of 25-foot wetland/watercourse buffer areas is important to the overall 
health of existing wetlands and watercourses as the existing buffers serve to filter pollutants 
and nutrients from storm water before entering the wetlands, as well as provide additional 
wildlife habitat.  ECT recommends that the applicant provide assurance that the 25-foot 
watercourse setback be maintained through a conservation easement or deed restriction, etc.  
Any proposed conservation easement areas should be demarcated on-site through the use of 
proposed easement signage and potentially other means such as boulders or decorative 
fencing along the setback boundaries.  These buffers should be left unmowed as a filter strip. 
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This comment has been partially addressed.  The applicant has noted that signage will be 
installed to demark the buffer zone and inform visitors of the need to preserve the buffer 
zone as an unmowed filter strip.  Subsequent site plan submittals shall include details with 
regard to the proposed signage such as proposed language/content, sign size, and proposed 
spacing along the buffer.  
 

6. As long linear ecosystems, rivers and streams are particularly vulnerable to fragmentation. A 
number of human activities can disrupt the continuity of river and stream ecosystems.  There 
is growing concern about the role of road crossings, and especially culverts, in altering habitats 
and disrupting river and stream continuity.  It is generally believed that culverts are more 
detrimental to creeks and streams than are bridges.  Consequently, wildlife regulatory agency 
biologists routinely recommend installation of a bridge instead of a culvert.  Culvert crossings 
tend to provide very little or no habitat within the culvert.  Some habitat can be provided if the 
culvert is sufficiently embedded such that the substrate in the culvert resembles the natural 
streambed. Open-bottom or arch culverts and bridge crossings often maintain natural 
streambeds, although some habitat may be lost to footings, piers, and abutments.  ECT 
recommends that the applicant provide additional culvert details with the next plan submittal.  
A proposed bridge or open-bottom, arch, or otherwise embedded culvert crossing would help 
in preserving the continuity of the stream. 

 
This comment has been addressed.  The applicant has noted that a buried concrete arch pipe 
shall be installed at the proposed crossings.  It has been noted that this is the same method 
that was approved for installation at the adjacent Beacon Hill development.  
 

7. It appears as though a MDEQ Wetland Permit, City of Novi Wetland Non-Minor Use Permit and 
Authorization to Encroach the 25-Foot Natural Features Setback would be required for the 
proposed impacts.  It is the Applicant’s responsibility to contact MDEQ in order to determine 
if the proposed development would require a wetland use permit from the MDEQ.  The on-
site wetlands could be regulated by the Michigan Department of Environmental Quality 
(MDEQ) as they are located within 500-feet of a pond, stream, drain or lake.  Final 
determination of regulatory status should be made by the MDEQ. A permit from this agency 
may be required for any direct impacts, or potentially for storm water discharge from the 
proposed detention basin to existing wetlands. 

 
This comment still applies.  The applicant notes that a permit request shall be filed with the 
MDEQ shortly.  When the application is completed, a copy shall be provided.  Correspondence 
from the MDEQ should be provided as a City of Novi Wetland Permit cannot be issued prior 
to receiving this information.   
 

Recommendation 
ECT currently recommends approval of the Preliminary Site Plan for Wetlands.   ECT recommends that 
the Applicant address the items noted in the Wetland/Watercourse Comments section of this letter 
prior to approval of the Final Site Plan. 
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If you have any questions regarding the contents of this letter, please contact us.   
 
Sincerely, 
 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Peter Hill, P.E.                                            
Senior Associate Engineer                          
                                  
 
cc:  Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
  
 
Attachments: Figure 1. City of Novi Regulated Wetland & Woodland Map 
 Figure 2. Wetland Delineation Map 
 Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland GIS Coverage Map (approximate project 
boundary shown in red).  Regulated Woodland areas are shown in green and regulated 
Wetland areas are shown in blue. 
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Figure 2. Wetland Delineation Map (map source: King & MacGregor Environmental, Inc.)  
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Site Photos 
 

 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

   
  Photo 1.  Looking southwest at existing forested wetland near the eastern 
  edge of the project site (ECT, September 5, 2017). 
 

    

 

 

 

 

 

 

 

 

 

   
    
   
  Photo 2.  Looking southwest at existing forested wetland near the eastern edge of the 
  project site (ECT, September 5, 2017). 
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  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP17-0037 Armenian Community Center 
Preliminary Traffic Review 
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Memo 
Subject:  Armenian Community Center Preliminary Traffic Review 
 
The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval for the applicant 
to move forward with the condition that the comments provided below are adequately addressed to the satisfaction of the 
City. 

GENERAL COMMENTS 
1. The applicant, Armenian Cultural Center, is proposing an Armenian Church and Cultural Center with a gross building 

area of 66,793 square feet. The site is located on the north side of Twelve Mile Road, east of Meadowbrook Road.  
2. Twelve Mile Road is under the jurisdiction of the Road Commission for Oakland County (RCOC).  
3. The site is currently zoned R-A (Residential Acreage). Places of worship are allowed as a special land use under R-

A zoning.   
4. The applicant has previously submitted a parking study in addition to a trip generation estimate. Both documents have 

been recommended for approval.  

TRAFFIC IMPACTS 
1. The applicant submitted a trip generation estimate with the preliminary site plan. The results of the estimate are 

summarized below.  
 
ITE Code: 565 (Daycare Center), 931 (Quality Restaurant), 715 (Single Tenant Office Building) 
Development-specific Quantity: 12 employees (Daycare Center), 2,728 sq. ft. GFA (Quality Restaurant), 1,361 sq. ft. 
(Office Building) 
Zoning Change: N/A  
 

Trip Generation Summary 

 City of Novi 
Threshold Estimated Trips Method Above 

Threshold? 

AM Peak-Hour,  
Peak-Direction 

Trips 
100 46 Study No 
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PM Peak-Hour,  
Peak-Direction 

Trips 
100 45 Study No 

Daily (One-
Directional) 

Trips 
750 582 Study No 

 

2. The number of trips does not exceed the City’s threshold of more than 750 trips per day or 100 trips per either the 
AM or PM peak hour. AECOM recommends performing the following traffic impact study in accordance with the 
City’s requirements: 
 

Traffic Impact Study Recommendation 
Type of Study Justification 
None Based on the trip generation estimate 

performed in a separate letter dated 
8/17/2017, the trip generation estimates 
do not exceed the City’s thresholds.  

 
EXTERNAL SITE ACCESS AND OPERATIONS 
The following comments relate to the external interface between the proposed development and the surrounding roadway(s). 

1. The applicant has proposed the entrance to be located on Twelve Mile Road. While the driveway is located in the 
middle of a left turn lane taper for the median crossover, the driveway cannot be relocated due to the existing 
wetland and wetland buffer requirement.  

2. The driveway dimension for width is below the City standard of 30 feet; however, the proposed width of 28 feet is 
within an allowable range. Because the standard dimension for driveway width was not used, the applicant should 
indicate a cause for using 28 feet as opposed to 30 feet or update the plans to include a 30 foot wide driveway. 
Please reference Figure IX.1 in the City’s Code of Ordinances for further clarification.  

3. The driveway turning radii are above the City standard of 20 feet for a driveway; however, the proposed turning radii 
are within an allowable range. Because the standard dimension for driveway turning radii was not used, the 
applicant should indicate a cause for using 35 feet as opposed to 20 feet or update the plans to include 20 foot 
turning radii at the driveway. Please reference Figure IX.1 in the City’s Code of Ordinances for further clarification. 

4. The proposed grade of the driveway is 3.2% within the first 25 feet. The maximum driveway grade should not 
exceed 2% within the first 25 feet. Revise the driveway grade to meet City standards. Please reference Sec. 11-
216.d.10 for more information.  

5. Per SEMCOG traffic count data, the Average Annual Daily Traffic (AADT) of Twelve Mile Road east of Meadowbrook 
Road is 15,140 vehicles. Based on the trip generation estimate letter, the peak hour right turn volume in to the 
development is 46 vehicles. Therefore, a right turn taper is required at the driveway on Twelve Mile Road per Figure 
IX.10 of the City’s Code of Ordinances. Please reference Figure IX.11 for right turn taper standards.  

6. The applicant should indicate on the plans the proposed sight distance at the 12 Mile Road driveway. Please 
reference Figure XIII-E in the City’s Code of Ordinances for more information.  

7. The applicant should dimension the plans to show spacing between driveways. Please reference Figure IX.12 and 
Sec. 11-216.d.1.d for more information.  

8. The applicant has proposed an emergency access driveway on the west side of the development on 12 Mile Road.  
9. The emergency access driveway dimensions for width and turning radii exceed City standards.  
10. The applicant should provide sight distance in both directions at the emergency access driveway. Please reference 

Figure XIII-E in the City’s Code of Ordinances for more information. 
11. The applicant should consider aligning the emergency access driveway with the eastbound 12 Mile Road crossover 

in order to increase accessibility to the emergency access gate.  
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12. The applicant should provide width dimensions for the emergency access gate detail. Please reference Figure VIII-K 
within the City’s Code of Ordinances for additional guidance. Sheet C-1 references sheet C-10 for the emergency 
access gate detail, revise to reference sheet C-11.  

13. The grade of the proposed emergency access driveway is 2.3% and exceeds the City’s maximum of 2.0% within the 
first 25 feet of a driveway.  Revise the driveway grade to meet City standards. Please reference Sec. 11-216.d.10 for 
more information.  

INTERNAL SITE OPERATIONS 
The following comments relate to the on-site design and traffic flow operations. 

1. General Traffic Flow 
a. The applicant should consider making the drop-off area operate as a one-way drive and add the 

appropriate signing. Also, the fire Marshal should confirm the maneuverability throughout the circle drop-off 
area as necessary.  

b. The applicant has provided a 442 sq. ft. loading zone. The applicant should indicate the largest vehicle that 
is expected to access the loading zone so that accessibility may be determined. 

c. The proposed location of the trash enclosure may interfere with parking operations.  
2. Parking Facilities 

a. The applicant submitted a parking study that was previously approved. The parking study detailed the 
number of required parking spaces based on the proposed land-uses. Based on the parking study the 
development is required to provide a total of 262 parking spaces.  

b. The development has proposed a total of 293 spaces, which includes 75 landbanked spaces. However, as 
indicated on the site plan, there are only 220 parking spaces and 45 landbanked parking spaces, totaling 
265 spaces. Since the proposed amount of parking exceeds the required amount, the applicant should 
adjust the parking calculations to reflect the conditions of the site plan. It should also be noted that the 
construction of landbanked parking indicates a reduction of seven parking spaces and the development 
would fall below the required amount of parking spaces.  

c. The applicant has proposed 75 landbanked parking spaces; however, only 45 are indicated on the plans. It 
should be noted that landbanked parking spaces cannot exceed 25% of the required parking or 66 parking 
spaces.  

d. Should the landbanked parking spaces be developed, the proposed regular parking row in the northwest 
corner will no longer be in compliance with city standards. The applicant should increase the parking space 
length of the parking row adjacent to the landbanked parking to 19 feet in length with a six inch curb while 
preserving the 24 foot aide access aisle behind the parking row.  

e. The developer should provide dimensions for the proposed landbanked spaces.  
f. Parking space dimensions are generally in compliance with City standards. However, the four parallel 

parking spaces are not in compliance with the City standards for length of parallel parking spaces adjacent 
to two-way traffic. Please reference Section 5.3 of the City’s Zoning Ordinance for more information.  

g. The applicant should provide end island dimensions in future submittals. Several end island turning radii 
and other turning radii throughout the site are not in compliance with City standards. Please reference 
Section 5.3.12 in the City’s Zoning Ordinance for more information.   

h. The applicant has proposed 10 barrier free parking spaces, six of which are designed for van accessibility. 
The proposed number of barrier free spaces exceeds the standards warranted in the 2010 ADA Standards 
for Accessible Design.  

i. Barrier free space and aisle width dimensions are not in compliance with the 2010 Standards for 
Accessible Design. Please reference Section 502.2 of the 2010 Standards for Accessible Design.  

j. The applicant should provide information related to the total proposed bicycle parking. Reference Section 
5.16.1 and Section 5.16.3 of the City’s Zoning Ordinance for clarification. 
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k. The applicant should provide a bicycle parking layout detail in future submittals. Please reference Section 
5.16.6 of the City’s Zoning Ordinance for additional information.  

3. Sidewalk Requirements 
a. Sidewalk widths and ramp details are in compliance with City and MDOT standards.  

4. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic 
Control Devices. The following is a discussion of the proposed signing and pavement markings. 

a. The applicant should include a signing layout and sign quantities in the final site plan. 
i. The proposed R1-1 (stop) sign on the detail sheet should be increased to 30” in size.  
ii. The proposed R1-1 (stop) sign at the northern emergency access gate is not necessary. 
iii. The sign quantity table on sheet C-2 should be updated to show a total of one R3-31 sign and not 

four.  
iv. The W11a-2 (pedestrian crossing) sign should be W11-2.  
v. The City requires 3# U-channel sign posts. Please revise the sign details to reflect the required 

sign post sizing.  
b. The applicant should provide details regarding color and size of all proposed pavement markings in the 

final site plan.  
 

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

 

Sincerely,  

AECOM 

 
Sterling J. Frazier, E.I.T. 
Reviewer, Traffic/ITS Engineer 

 

Maureen N. Peters, PE 
Senior Traffic/ITS Engineer 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Sri Komaragiri, Kirsten Mellem, George Melistas, 
Theresa Bridges, Richelle Leskun, Darcy Rechtien 
 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP17-0037 Aremenian Community Center 
Shared Parking Study Review 
 
From: 
AECOM 
 
Date: 
July 17, 2017 

  
 

 

Memo 
Subject:  Armenian Community Center Shared Parking Study Review 

 
The parking study was reviewed to the level of detail provided and AECOM approves the applicant to proceed based on the 
fact that the number of proposed parking spaces exceeds the minimum required as calculated through the shared use 
parking analysis. 

GENERAL COMMENTS 
1. The developer has provided a detailed parking analysis that includes information related to the number of 

parking spaces required for each land use of the Armenian Cultural Center (ACC). 

2. The analysis states that a minimum of 20% of the total parking spaces could potentially be land banked. The 
44 potential land banked parking spaces are under the City's maximum allowable threshold of 25% of the total 
parking spaces.  

3. The analysis uses the two largest functional areas (church and fellowship hall) of the ACC in order to establish 
a total number of parking spaces. However, the two areas will not be used at the same time based on 
information provided by the applicant.  

4. There are discrepancies between the parking requirements text and the table for each land use provided by 
the applicant. The applicant should update the outlined text to reflect the values in the tables.  

5. The study includes a breakdown of the number of the expected parking requirements for each land use.  

6. The applicant may revise the plan to meet the minimum requirement of 262 spaces, of which 20% of spaces 
are proposed to be land banked. 



Memo 
 

  

 

 

AECOM 
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Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

 

Sincerely,  

AECOM 

 

Sterling Frazier, EIT 
Reviewer, Traffic/ITS Engineer 
 

 

Maureen N. Peters, PE 
Senior Traffic/ITS Engineer 
 

Land Use: Parking Spaces Land Use: Parking Spaces
ACC Offices 6 Fellowship Hall 163
Childcare Center 19 Church 134
Multi-purpose 67 Art Gallery 31
Fellowship Hall 162 Recreational Facility 91
Recreational Facility 91 Auditorium 100
Auditorium 100
Art Gallery 31
Total 218 Total 194
Total + Additional 20% Contingency 262 Total + Additional 20% Contingency 233

Armenian Cultural Center Required Parking

A strikethrough indicates that there is a different non-concurrent land use with a greater parking demand and is not used in the total parking calculation.

WeekendWeekday
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September 14, 2017 
 
City of Novi Planning Department              
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 
 
Re:  FACADE ORDINANCE - Facade Review (for PSP) 
 Armenian Cultural Center, PSP17-0096 
 Façade Region: 1,  Zoning District: R-A,  Building Size: 67,000 S.F. 
 
Dear Ms. McBeth; 
 
The following is the Facade Review for Preliminary Site Plan Approval of the above 
referenced project based on the drawings prepared by Constantine George Pappas 
Architects, dated 8/25/17. The percentages of materials proposed for each façade are as 
shown on the table below. The maximum percentages allowed by the Schedule 
Regulating Façade Materials (AKA Façade Chart) of Ordinance Section 5.15 are shown 
in the right hand column. Materials in non-compliance with the Façade Chart, if any, are 
highlighted in bold.  
  

Phase I Elev. A Elev. B Elev. C Elev. D Elev. E
Ordinance Maximum 

(Minimum)

Brick 84% 64% 73% 82% 100% 100% (30% Minimum)

Flat Metal Panels 8% 13% 15% 8% 0% 50%

Flat Metal (Corten) 3% 13% 10% 5% 0% 50%

Painted Steel (Trim) 5% 4% 1% 3% 0% 15%

Spanderl Glass 0% 6% 1% 2% 0% 50%  
 
 

Phase II Elev. A Elev. B Elev. C Elev. D
Ordinance Maximum 

(Minimum)

Brick 73% 64% 73% 70% 100% (30% Minimum)

Flat Metal Panels 27% 13% 27% 30% 50%

Flat Metal (Corten) 0% 13% 0% 5% 50%

Painted Steel (Trim) 0% 4% 0% 3% 15%

Spanderl Glass 0% 6% 0% 2% 50%  
 
 
 
 
 

Façade Review Status Summary:  
Full Compliance, Section 9 Waiver Not Required 
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Phase III Elev. A   
(Int. Ct.)

Elev. B   
(Int. Ct.)

Elev. C Elev. D Elev. E
Ordinance Maximum 

(Minimum)

Brick 77% 28% 90% 96% 95% 100% (30% Minimum)

Flat Metal Panels 23% 20% 7% 4% 5% 50%

Flat Metal (Corten) 0% 0% 0% 0% 0% 50%

Painted Steel (Trim) 0% 52% 3% 0% 0% 15%

Spanderl Glass 0% 0% 0% 2% 0% 50%  
 

Monument Sign North South East West
Ordinance Maximum 

(Minimum)

Brick 70% 70% 95% 95% 100% (30% Minimum)

Limestone 5% 5% 5% 5% 50%

Flat Metal (Corten) 25% 25% 0% 0% 50%  
 

Dumpster Enclosure North South East West
Ordinance Maximum 

(Minimum)

Brick 95% 95% 95% 95% 100% (30% Minimum)

Flat Metal 5% 5% 5% 5% 50%  
 
As shown above, all façade materials are in full compliance with the Façade Ordinance, 
with the exception of the percentage of Painted Steel Trim on Phase III, Elevation B 
(52%). This elevation occurs at an interior courtyard (Int. Ct.) and will not be visible to 
the public. A Section 9 Waiver is therefore not required for this project. The overall 
project exhibits excellent siting and relationship between the proposed phases. A 
photographic sample board has been provided on Sheet A-7 which shows high quality 
materials and carefully coordinated colors. The 60’ tall tower that is part of the Genocide 
Memorial will be visible from a great distance and will serve as a landmark in the vicinity 
of the project. The applicant should clarify that the tower will in fact be part of Phase I, as 
shown on the drawings.  The precise profile of metal panels to be used on the roof 
screens is not specified. The applicant should note that corrugated metal is not allowed 
and that said panels should be substantially flat. The dumpster enclosure and monument 
sign are constructed primarily of brick to match the building. 
 
Phases - Although detailed drawings for Phases II and III have not been provided at this 
time, the applicant has provided excel sheets showing the proposed percentage of 
materials on these elevations. The drawings for Phases II and III should be 
administratively reviewed for consistency with the excel sheets and consistency with the 
overall design at the time of submittal. Of particular concern will be Phase II, the Church, 
which occupies a prominent lactation on the overall site plan.  
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Renderings - The renderings that were provided at the time of the Pre-Application 
Meeting have not been included in this submittal. It is recommended that these be 
included in the formal submittal so as to become part of the record and be displayed to 
the Planning Commission and/or City Council during the Public Hearings. 
 
Notes to the Applicant:  
 
1. The façade Ordinance requires that roof top equipment be screened from view from 

all vantage points both on and off site using approved materials. Although roof 
screens are indicated additional screens may be required depending on locations of 
roof top equipment.  

 
2. Façade Ordinance requires inspection(s) for all projects. Materials displayed on the 

approved sample board will be compared to materials delivered to the site. It is the 
applicant’s responsibility to request the inspection of each façade material at the 
appropriate time. Inspections may be requested using the Novi Building 
Department’s Online Inspection Portal with the following link. Please click on 
“Click here to Request an Inspection” under “Contractors”, then click “Façade”. 

 
http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  

    
 
If you have any questions regarding this project please do not hesitate to call. 
 
Sincerely, 
DRN & Associates, Architects PC 
 
 
 
Douglas R. Necci, AIA 
 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp


 
FIRE REVIEW 



 
 
 
 

 
 
 

September 1, 2017 

 

TO: Barbara McBeth- City Planner 
       Sri Ravali Komaragiri- Plan Review Center 
       Kirsten Mellem- Plan Review Center 
        
 
RE: Armenian Community Center 
 
PSP# 17-0096 
 
 
Project Description:  
Build a Cultural Center 
 
Comments: 

1) Fire Hydrant spacing is NO more than 300’ from fire hydrant 
to fire hydrant. Novi City Ordinance Sec 11-68.F.1.C. 

 
 
Recommendation:  
             Not APPROVED 
 
Sincerely, 
 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
 

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Gwen Markham 
 
Andrew Mutch 
 
Wayne Wrobel 
 
Laura Marie Casey 
 
Brian Burke 
 
 
City Manager 
Pete Auger 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Director of EMS/Fire Operations 
Jeffery R. Johnson 
 
Assistant Chief of Police 
Erick W. Zinser 
 
Assistant Chief of Police 
Jerrod S. Hart 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 W. Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 
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SHARED PARKING STUDY 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
June 29, 2017 
 
Sri Komaragiri 
City of Novi - Planner 
45175 Ten Mile  
Novi, Michigan 48375 

Project: Armenian Community Center – Novi, MI 
Shared Parking Study Review Package 
 
 

Dear Ms. Sri Komaragiri, 
Per your request, please find enclosed a copy of the Shared Parking Study Review Package. 
 
Based on the review of our previous submitted information and meeting with the traffic consultant 
AECOM (Maureen Peters and Sterling Frazier) the proposed center requires at least 218 physical parking 
spaces. This is the required amount based on calculations of land use, building code square foot 
requirements, and persons per vehicle; then a minimum of 20% contingency (44 spaces) could potentially 
be accommodated for with land banked spaces, pending approval from the City. The 20% contingency 
falls within the 25% allowable land banked spaces, per the Zoning Ordinance. We hope this package 
meets your requirements and if you need any other information please contact our office. 
 
Sincerely, 
Evans P Caruso 
 

Draft



Draft



Draft



Draft



Draft



Draft



Land Use: Parking Spaces Land Use: Parking Spaces
ACC Offices 6 Fellowship Hall 162
Childcare Center 19 Church 134
Multi-purpose 67 Art Gallery 31
Fellowship Hall 162 Recreational Facility 80
Recreational Facility 80 Auditorium 88
Auditorium 88
Art Gallery 31
Total 218 Total 193
Total + Additional 20% Contingency 262 Total + Additional 20% Contingency 232

Armenian Cultural Center Required Parking

A strikethrough indicates that there is a different non-concurrent land use with a greater parking demand and is not used in the total parking calculation.

WeekendWeekday
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EvansCaruso
Text Box
 Chart generated by AECOM(Traffic Consultants - Maureen Peters and Sterling Frazier)



Designated Area (See 
Floor Plan)

Proposed Use Time of Use Gross 
Square Footage

Net 
Square Footage

Occupant Load
(Based on Net Sq. Ft.)

Parking Spaces 

Phase I: 44,233
ACC Administrative Offices ( 7 staff members) Weekdays / Weeknights / Weekends - Time of Operations Varies 1,361 1,361 / 100 = 14 1,361 / 222 = 6 
Childcare Center Weekdays (50 children + 12 staff) - Time of Operation 7am - 6pm 2,386 2,386 / 35 = 68 2,386 / 350 =  7

      + staff = 12
Total = 19

Multipurpose Rooms - 200 persons Weekdays / Sundays after Church  
*Will NOT be used for a large seating event simultaneously w/ Fellowship Hall. 3,009 3,009 / 15 = 201 201 / 3 = 67

Temporary Church / Fellowship Hall Two Analysis:

1) Temporary Church Area(Chairs Only) and after Church Social Area
(Coffee Gathering - Tables and Chairs).
*These two areas will NOT be used simultaneously during Sunday Services.

3,411 3,411 / 7 = 487 487 / 3 = 162

2) Entire Area of Fellowship (Tables and Chairs - with Dance Floor) 6,158 6,158 / 15 = 411 411 / 3 = 137

3) Entire Area of Fellowship (Tables and Chairs - without Dance Floor) 7,298 7,298 / 15 = 486 486 / 3 = 162

Weekdays / Weekends

Weekends after Church for coffee social

Weekends for ACC wedding, baptism, ACC Social Event

Weekdays for funeral luncheons

Full Service Kitchen and Support Area Used when needed for Fellowship activities. 2,473 2,473 / 200 = 12

Art Gallery / Multipurpose Space Weekdays / Weeknights / Weekends 1,390 1,390 / 5 = 278

Armenian Genocide Memorial Court Open Outdoor Space 3,400 3,400 / 5 = 680

Armenian Community Café - 200 persons Weekdays / Weeknights / Weekends 2,728 2,728 / 15 = 182

  -Café Patio 2,849 2,849 / 15 = 190

  -Cigar Room 730 730 / 15 = 49

  -Kitchen 169 169 / 200 = 1

Phase II: 16,979
Church - 402 fixed seats Sundays and Holy Holidays 402 402 / 3 = 134

Church Administrative Offices Weekdays (5 staff members) 1,504 1,604 / 100 = 15 1,604 / 222 =  7

Religious Education Classrooms Sundays 1,852 1,852 / 20 = 93

Phase III: 25,532
Recreational Facility for Youth Programs 

  -Bleacher Seating (272 fixed seats) 272 272/3.4 = 80 

  -Locker Rooms 618 618 / 50 = 12

  -Gymnasium 7,800 7,800  /50 = 156 

Youth Offices & Youth Program Areas

  -Gathering 1,051 1,051 / 15 = 70 

  -Concession & Kitchen 400 400 / 200 = 2

  -Office 206 206 / 100 = 2

  -Exercise Room 634 634 / 50 = 13

Phase IV: 6,827
Auditorium (300 fixed seats) Weeknights / Weekends  

*Will NOT be in operation while Church or Fellowship Hall is in session
300 300/3.4 =  88

Total 93,571

Armenian Community Center
Master Plan Area and Use Designation

Novi, Michigan 
                   May 26, 2017

Weekdays / Weeknights / Weekends 
*Will NOT be in operation while Church or Fellowship Hall is in session

P:\sdsk\PROJ\201528 - Armenian\04 - SD\05 - CGPA Items\201523-Masterplan Area Usage
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Designated Area (See 
Floor Plan)

Proposed Use Time of Use Gross 
Square Footage

Net 
Square Footage

Occupant Load
(Based on Net Sq. Ft.)

Parking Spaces 

Phase I: 44,233
ACC Administrative Offices ( 7 staff members) Weekdays / Weeknights / Weekends - Time of Operations Varies 1,361 1,361 / 100 = 14 1,361 / 222 = 6 
Childcare Center Weekdays (50 children + 12 staff) - Time of Operation 7am - 6pm 2,386 2,386 / 35 = 68 2,386 / 350 =  7

      + staff = 12
Total = 19

Multipurpose Rooms - 200 persons Weekdays / Sundays after Church  
*Will NOT be used for a large seating event simultaneously w/ Fellowship Hall. 3,009 3,009 / 15 = 201 201 / 3 = 67

Temporary Church / Fellowship Hall Two Analysis:

1) Temporary Church Area(Chairs Only) and after Church Social Area
(Coffee Gathering - Tables and Chairs).
*These two areas will NOT be used simultaneously during Sunday Services.

3,411 3,411 / 7 = 487 487 / 3 = 162

2) Entire Area of Fellowship (Tables and Chairs - with Dance Floor) 6,158 6,158 / 15 = 411 411 / 3 = 137

3) Entire Area of Fellowship (Tables and Chairs - without Dance Floor) 7,298 7,298 / 15 = 486 486 / 3 = 162

Weekdays / Weekends

Weekends after Church for coffee social

Weekends for ACC wedding, baptism, ACC Social Event

Weekdays for funeral luncheons

Full Service Kitchen and Support Area Used when needed for Fellowship activities. 2,473 2,473 / 200 = 12

Art Gallery / Multipurpose Space Weekdays / Weeknights / Weekends 1,390 1,390 / 5 = 278

Armenian Genocide Memorial Court Open Outdoor Space 3,400 3,400 / 5 = 680

Armenian Community Café - 200 persons Weekdays / Weeknights / Weekends 2,728 2,728 / 15 = 182

  -Café Patio 2,849 2,849 / 15 = 190

  -Cigar Room 730 730 / 15 = 49

  -Kitchen 169 169 / 200 = 1

Phase II: 16,979
Church - 402 fixed seats Sundays and Holy Holidays 402 402 / 3 = 134

Church Administrative Offices Weekdays (5 staff members) 1,504 1,604 / 100 = 15 1,604 / 222 =  7

Religious Education Classrooms Sundays 1,852 1,852 / 20 = 93

Phase III: 25,532
Recreational Facility for Youth Programs 

  -Bleacher Seating (272 fixed seats) 272 272/3.4 = 80 

  -Locker Rooms 618 618 / 50 = 12

  -Gymnasium 7,800 7,800  /50 = 156 

Youth Offices & Youth Program Areas

  -Gathering 1,051 1,051 / 15 = 70 

  -Concession & Kitchen 400 400 / 200 = 2

  -Office 206 206 / 100 = 2

  -Exercise Room 634 634 / 50 = 13

Phase IV: 6,827
Auditorium (300 fixed seats) Weeknights / Weekends  

*Will NOT be in operation while Church or Fellowship Hall is in session
300 300/3.4 =  88

Total 93,571

Armenian Community Center
Master Plan Area and Use Designation

Novi, Michigan 
                   May 26, 2017

Weekdays / Weeknights / Weekends 
*Will NOT be in operation while Church or Fellowship Hall is in session
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TRIP GENERATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 









APPLICANT RESPONSE LETTER 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 






















































































