
 

CITY OF NOVI CITY COUNCIL 

DECEMBER 20, 2021 

 

 

SUBJECT: Consideration of a Third Amendment to the Selective Development 

Consent Judgment in order to allow ‘Places of Worship’ as permitted uses 

for the subject property, known as Oak Pointe Plaza.  The subject property 

is located on the east side of Novi Road, south of Nine Mile Road, in 

Section 35.   

SUBMITTING DEPARTMENT: Community Development 

 

BACKGROUND INFORMATION:  

In 1988, the City and the then owner Selective Development entered into a consent 

judgement. The judgment indicates that the property can be developed with permitted 

uses under B-1 zoning as it existed in 1988. A first amendment in 1992 added restaurant 

use. The applicant received approval in 2020 for a second amendment to the consent 

judgment, which allowed two additional uses for the subject property: indoor 

recreational facility and instructional centers. The applicant now requests a third 

amendment of the consent judgement in order to permit Places of Worship uses. 

 

The subject property is known as ‘Oak Pointe Plaza’. It is a 51,375 sq.ft. 4-building shopping 

center built on a 7.5 acre site. Each building is on a separate parcel and under separate 

ownership. The proposed amendment is requested in order to allow Impact Church to 

lease space in the building at 22104 Novi Road.  

The church proposes to occupy 9,000 square feet of the 20,500 square foot building, with 

no changes to the exterior. The facility would include an auditorium with stage, office, 

two rooms for children’s services, two rooms for specialized and volunteer team services, 

a lobby and restrooms.  The letter from Impact Church in your packet explains that their 

weekly attendance ranges from 75-100 people. If the church experiences a growth in 

attendance, they state that they would add a second service on Sundays. All services 

take place weekly on Sundays and religious holidays. According to the current owner, 

the lease space has been vacant for over thirteen years.  

The attached memo addresses the following items in order to provide more information 

on applicant’s request and staff review:  

1. Allowable use per the approved consent judgment 

2. Consent judgment versus zoning ordinance: proposed use applicability 



3. Impact of proposed Church on surrounding uses 

4. Master Plan guidance 

5. Staff Recommendation 

 

STAFF RECOMMENDATION 

Based on our review, it is staff’s opinion that Impact Church is a less intense use which will 

have minor to no impact on the other uses in the shopping center or the residential 

neighborhoods to the west of Novi Road. Please refer to the memo for a more detailed 

analysis of projected impacts on surrounding uses. However, the amendment, if 

approved, 1) would apply to all four properties of the Consent Judgment and 2) would 

apply to all types of places of worship.  

 

Staff recommends that future Places of Worship should be reviewed on an individual 

basis. As the impacts of other Places of Worship are currently unknown, staff recommends 

the following changes in bold and underline to the current language (in italics) of the 

Second Amended Judgement, item F:  

“Upon completion, said development shall be utilized solely for uses permitted within 

the B-1 local business district, together with restaurant use, pursuant to the City of Novi 

Zoning Ordinance No. 84-18, as amended as of October 18, 1988. In addition, public 

or private indoor recreation facilities shall be permitted, subject to the following 

conditions:  

1. The proposed indoor recreation use as described in the attached Exhibit C shall 

be permitted at 22104 Novi Road. 

2. Any other future indoor recreational uses smaller than 2,000 square feet shall be 

considered a principal permitted use. 

3. Any other future indoor recreational uses larger than 2,000 square feet shall be 

subject to the special land use requirements listed in 6.1.2.C of the Zoning 

Ordinance. 

4. All such future uses shall be subject to requirements of Section 4.89 of Zoning 

Ordinance relating to service of alcoholic beverages. 

5. No outside uses other than parking and loading shall be permitted. 

 

Further, places of worship shall be permitted, subject to the following conditions: 

1. The proposed Place of Worship, Impact Church, shall be permitted to lease space 

in the building at 22104 Novi Road, subject to administrative site plan review and 

approval for any exterior modifications of the site. 

2. Any future Place of Worship smaller than 10,000 square feet shall be permitted 

provided services are held during non-peak traffic hours.  

3. Any future Places of Worship larger than 10,000 square feet, and/or those that hold 

services during peak traffic hours, shall be subject to the special land use 



requirements listed in 6.1.2.C of the Zoning Ordinance, including approval by the 

Planning Commission.  

4. No outside uses other than parking and loading shall be permitted. 

 

NEXT STEPS  

If the Council approves the amendment, the City Attorney will work with the applicant’s 

attorney to administratively draft the necessary legal filing prior bringing the item to City 

Council for consideration.  If approved, the amendment will go to Circuit Court for 

approval of the Third Amended Judgement. The development would then proceed in 

the normal course for any development project subject to listed conditions in the 

amended judgment. 

 

RECOMMENDED ACTION: Direct the City Attorney to work with the applicant’s attorney 

to draft the necessary legal filing for a Third Amendment to Consent Judgment in the 

case of Selective Development v City of Novi in order to allow ‘Places of Worship’ as 

a permitted uses for the subject property, subject to conditions listed in the motion as 

follows: 

  

Places of worship shall be permitted, subject to the following conditions: 

1. The proposed Place of Worship, Impact Church, shall be permitted to lease space 

in the building at 22104 Novi Road, subject to administrative site plan review and 

approval for any exterior modifications of the site. 

2. Any future Place of Worship smaller than 10,000 square feet shall be permitted 

provided services are held during non-peak traffic hours.  

3. Any future Places of Worship larger than 10,000 square feet, and/or those that hold 

services during peak traffic hours, shall be subject to the special land use 

requirements listed in 6.1.2.C of the Zoning Ordinance, includindg approval by the 

Planning Commission.  

4. No outside uses other than parking and loading shall be permitted. 
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    TO:    PETE AUGER, CITY MANAGER 

    FROM:  LINDSAY BELL, AICP, SENIOR PLANNER 

    THROUGH:  BARBARA MCBETH, AICP, CITY PLANNER 

    SUBJECT:     THIRD AMENDMENT TO SELECTIVE DEVELOPMENT V  
  CITY OF NOVI  

    DATE:          NOVEMBER 15, 2021 
     
 
Recently, the owner of the property 22104 Novi Road approached the Community 
Development Department to discuss a prospective tenant for his building. The subject 

property is known as ‘Oak Pointe Plaza’. It is a        
51,375 square foot, 4-building shopping center built 
on a 7.5 acre site, split into four parcels. One of the 
four properties was acquired by a successor owner, 
Nova Oak Properties, LLC, in July 2018, who seeks to 
secure approval to allow Impact Church to lease 
existing space at this location.  

In 1988, the City and the then-owner Selective 
Development entered into a court-ordered 
Consent Judgement. The City of Novi Zoning Map 
refers to Light Industrial for the subject property. 
However, the Consent Judgment indicated that 
the property shall be developed with permitted 
uses under the B-1 zoning district as described in 
1988.  A copy of the list of uses is provided with the 
applicant’s submittal packet, Exhibit B. A first 
amendment in 1992 added restaurants as a 
permitted use. A Second Amended Judgement 
(Exhibit D) was requested and approved by City 
Council in February 2020 to allow public or private 

recreation facilities and instructional centers, subject to conditions. The original site plan 
for this shopping center was approved in 1992. A copy of the plan is attached to the 
applicants submittal as Exhibit C.  

This memo addresses the following items in order to provide more information on 
applicant’s request and staff review:  

1. Allowable uses per the approved consent judgment 
2. Consent judgment versus zoning ordinance: proposed use applicability 

MEMORANDUM 
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3. Impact of proposed Church on surrounding uses 
4. Master Plan goals 
5. Staff Recommendation 

ALLOWABLE USES PER THE APPROVED CONSENT JUDGMENT 

Neither churches, places of worship, nor other uses that would include places of 
assembly (such as theatres, concert halls or private clubs) were listed as a permitted use 
in the B-1 District in the 1988 Zoning Ordinance. They were permitted in other districts 
either as principal permitted uses or as special land uses, including in the One-Family 
residential districts, OS-1, and OSC.  

 

CONSENT JUDGMENT VERSUS ZONING ORDINANCE: PROPOSED USE APPLICABILITY 

The larger suite in the existing building is built for a large warehouse style uses. It was 
previously occupied by an ACE Hardware store. According to the current owner, it has 
been vacant for over a decade. Staff reviewed the proposed uses in four different 
scenarios as listed below to review how it fits in these cases. The uses would not be 
permitted under either the B-1 or I-1 zoning districts, either at the time the consent 
judgement took effect or now. 

 Places of Worship/Churches Places of Assembly 

Local Business, B-1 
(1988) 

Allowed per Consent 
Judgment 

Not permitted  Not permitted 

Local Business, B-1 
(2020) 

Recommended 
Future land use 
category 

Not permitted Not permitted  

Light Industrial, I-1 
(1988) 

City’s adopted 
zoning at the time of 
consent judgment 

Not permitted Not permitted  
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Light Industrial, I-1 
(2020) 

For reference to 
current underlying 
zoning  

Not permitted Not permitted 

Churches fall under the category of “Places of Worship” in the current City of Novi 
Zoning Ordinance. Places of worship are permitted as a special land use in single family 
districts (RA, R-1, R-2, R-3, R-4), and the NCC Non-Center Commercial districts, subject to 
certain qualifying conditions.  In the B-2 Community Commercial, OS-1 Office Service, 
OSC Office Service Commercial, and RC Regional Center districts places of worship are 
principal permitted uses and are not subject to those qualifying conditions.   

The proposed amendment would provide an opportunity to allow Impact Church as a 
permitted use via the Consent Judgement, although such use would not be permitted 
under the terms of the Zoning Ordinance for other properties throughout the city zoned 
B-1.  

Figure 1: Zoning Map of Surrounding Area. Green Dot denotes location of Subject property 
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IMPACT OF PROPOSED CHURCH ON SURROUNDING USES 

The proposed amendment to include ‘Places of Worship’ is requested to allow ‘Impact 
Church’ at this location. The church proposes to occupy 9,000 square feet of the 20,500 
square foot building. The facility would include an auditorium with stage, office, two 
rooms for children’s services, two rooms for specialized and volunteer team services, a 
lobby and restrooms.  The letter from Impact Church in your packet explains that their 
weekly Sunday service attendance ranges from 75-100 people. If the church 
experiences a growth in attendance, they state that they would add a second service 
on Sundays rather than exceed this capacity. All church services take place weekly on 
Sundays and religious holidays.  

The subject property is surrounded by I-1 zoned properties with office and warehouse 
uses to the east, north and south, and single family neighborhoods to the west across 
Novi Road. The southern part of Novi is predominantly single family residential, with 
some areas of industrial that border the railroad. These industrial uses are typically office 
and warehouse uses that are compatible with residential neighbors. The east side of 
Novi Road is developed with commercial uses from the city border north of Eight Mile to 
Nine Mile. See Figure 1 above for context.   

• Current uses: Oak Pointe Plaza has a mix of businesses ranging from retail, office and 
restaurants as noted in the table below. The hours of operation for the existing uses 
range from 8 am to 9 pm. Most of the businesses closed on Sundays. The building 
owned by the applicant has two tenants: Jazzercise and Everyday Health Massage 
& Spa. It was previously occupied by a Hardware store and restaurant and retail 
uses. Below is a list of current uses for the consent judgment properties. It also lists 
how the uses are identified subject to consent judgment conditions.  

Address Current uses 

Uses identified per 
1988 B-1 uses together 
with a restaurant, 
indoor recreation, 
instructional center 
uses 

22264 Novi Road Novi Home Design Center Professional service 

22240 Novi Road 

CVS Retail Business 

Frames Unlimited Retail Business 

China Crown Restaurant 

Bento 39 Japanese Carry Out  Restaurant 

Vacant space  
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22104 Novi Road 

Vacant: Proposed Impact Church Requires amendment 

Everyday Health Massage & Spa Personal Service 
Establishment 

Jazzercize Instructional Center 

22136 Novi Road Artflux Dance Lab Instructional Center 

22002 Novi Road 

 

 

Sylvan Learning Instructional Center  

Brazilian Jiu Jitsu Instructional Center  

Dentist  Professional service 

 

• Traffic: The existing businesses have varied hours of operation, but most of them are 
open between 8 am to 9 pm. Peak hour usages for each use varies throughout the 
day. Impact Church indicated that they will almost exclusively be open on Sundays 
and religious holidays, which are off-peak times for traffic on Novi Road. The peak 
traffic hours along Novi Road are typically between 6 am to 8 am and 4 pm to 6 pm 
on weekdays.  
 

• Parking: As part of 1992 site plan approval, a minimum of 357 spaces were required 
for this shopping center and 363 spaces are provided. The minimum parking 
requirements at that time (1 per 110 sf for the first 15,000 and 1 per 125 up to 450,000 
square feet) were much higher the current standards (1 per 250 square feet). A 
church use requires 1 space for each three seats or persons permitted to capacity 
per current standards. With 100 attendees, 34 parking spaces would be required, 
which is nearly the same as the 1 per 250 square feet standard (9,000/250 sf = 36 
spaces). There is ample parking available per current standards. It appears that 
parking would not be a concern at this location. There is a shared parking 
agreement across the four parcels. The church will almost exclusively be open on 
Sundays during hours when many of the other businesses are closed, so they will not 
be competing for parking spaces.  
 

• Outside uses: One of the B-1 required conditions state that all business shall be 
conducted within enclosed building. The proposed floor plans do not indicate any 
outside activities. The applicant confirmed that there will be no outside use other 
than parking.  
 

• Changes to the Site/Building: The applicant completed exterior building renovations 
in August 2019. The proposed use is not proposing additional exterior changes 
except for a sign, which would be subject to approval under the Sign Ordinance.  
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MASTER PLAN GUIDANCE 

The 2016 Master Plan for Land Use addresses the need for economic development and 
strengthening community identity. One of the stated goals is to “Create a stronger 
cultural presence and identity for the City by…creating gathering places for residents 
and community activity.” Places of worship are considered gathering places and 
generate community activity that could further this goal. In addition, bringing a church 
that is currently operating in Livonia to a location in Novi would further the goal to 
“Retain and support the growth of existing businesses and attract new businesses to the 
City of Novi.”  As the building is owned by a private company, leasing the space to a 
non-profit place of worship would not exempt the landowner from paying property 
taxes.  

STAFF RECOMMENDATION 

Staff recommends allowing Places of Worship as a permitted use under the Consent 
Judgement because it is not anticipated to have an adverse impact on the existing 
uses in the shopping center or surrounding land uses. Traffic, parking and noise 
concerns are anticipated to be less than many of the uses that could be permitted in 
the shopping center. In addition, utilizing existing vacant space supports the goals of 
the Master Plan.   

Based on our preliminary review, it is staff’s opinion that the specific proposed tenant 
Impact Church is a less intense use which will have minor to no impact on the 
surrounding residential neighborhood or on the traffic along Novi Road. Please refer to 
the bold and underline statements in this memo that support the request. Impact 
Church appears to be a good fit for the current location. However, the specific 
operations of other Places of Worship could have negative consequences if they have 
a larger number of congregants, outdoor activities, or hold services at times that would 
add traffic at peak rush hour on Novi Road.   

The proposed amendment is requested by the applicant in order to allow Impact 
Church to lease space in the 22104 Novi Road building. However, the amendment, if 
approved, 1) would apply to all four properties of the Consent Judgment and 2) would 
apply to all types of places of worship.  

Staff recommends that future Places of Worship should be reviewed on an individual 
basis. As the impacts of other Places of Worship are currently unknown, staff 
recommends the following changes in bold and underline to the current language (in 
italics) of the Second Amended Judgement, item F:  

“Upon completion, said development shall be utilized solely for uses permitted within 
the B-1 local business district, together with restaurant use, pursuant to the City of 
Novi Zoning Ordinance No. 84-18, as amended as of October 18, 1988. In addition, 
public or private indoor recreation facilities shall be permitted, subject to the 
following conditions:  
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1. The proposed indoor recreation use as described in the attached Exhibit C shall 
be permitted at 22104 Novi Road. 

2. Any other future indoor recreational uses smaller than 2,000 square feet shall be 
considered a principal permitted use. 

3. Any other future indoor recreational uses larger than 2,000 square feet shall be 
subject to the special land use requirements listed in 6.1.2.C of the Zoning 
Ordinance. 

4. All such future uses shall be subject to requirements of Section 4.89 of Zoning 
Ordinance relating to service of alcoholic beverages. 

5. No outside uses other than parking and loading shall be permitted. 
 
Further, places of worship shall be permitted, subject to the following conditions: 
1. The proposed Place of Worship, Impact Church, shall be permitted to lease 

space in the building at 22104 Novi Road, subject to administrative site plan 
review and approval for any exterior modifications of the site. 

2. Any future Place of Worship smaller than 10,000 square feet shall be permitted 
provided services are held during non-peak traffic hours.  

3. Any future Places of Worship larger than 10,000 square feet, and/or those that 
hold services during peak traffic hours, shall be subject to the special land use 
requirements listed in 6.1.2.C of the Zoning Ordinance.  

4. No outside uses other than parking and loading shall be permitted. 
 

If the City Council approves the request to amend as presented by the staff, the City 
attorney will work with the applicant’s attorney to administratively draft the necessary 
legal filing prior bringing the item to Circuit Court for approval of the Third Amended 
Judgement.  



 
APPLICANT SUBMITTAL PACKET 

  











 
EXHIBIT A: ORIGINAL CONSENT JUDGEMENT 

  















EXHIBIT B: 1984 ZONING ORDINANCE FOR B-1 DISTRICT 
 

  







EXHIBIT C: SUBJECT PROPERTY 
 

  





EXHIBIT D: SECOND AMENDED JUDGEMENT 
 

  





















































































































































EXHIBIT E: IMPACT CHURCH STATEMENT 
 

  





EXHIBIT F: PROPOSED CHURCH FLOORPLAN 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 

  





EXHIBIT G: NOVI PLAY PROPOSED FLOORPLAN 
  





EXHIBIT H: CITY COUNCIL MEETING MINUTES EXCERPT 
FEBRUARY 10, 2020 

 
  











APPLICANT RESPONSE LETTER 
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