
 

    TO:   MEMBERS OF THE PLANNING COMMISSION  

    FROM:  MADELEINE DANIELS, PLANNER, COMMUNITY DEVELOPMENT 

    SUBJECT:     JSP19-44 OAK POINTE CHURCH: 

   PRELIMINARY SITE PLAN EXTENSION  

    DATE:           JANUARY 21, 2022 
 

 
 

The subject property is located in Section 19 north of Ten Mile Road and west of Wixom 
Road, and is zoned RA, Residential Acreage. The applicant received Preliminary Site 
Plan approval to construct a 16,596 square foot addition (Phase 4A) on the east side of 
the existing church building, as well as an additional 11,512 square foot (Phase 4B) 
future expansion. Modifications of the previous Phasing Plan were also approved.   
 
The Planning Commission approved the Preliminary Site Plan, Phasing Plan, and 
Stormwater Management Plan at the January 15, 2020 meeting.  Planning Commission 
approval is valid for two years.   
 
As stated in the attached letter, the applicant is requesting a one-year extension of 
Preliminary Site Plan approval, “due to all of the issues regarding COVID.”  This is the 
applicant’s first site plan extension request.  
 
The time limit for site plan approvals as set forth in subpart 6.1.6.A, may be extended by 
the body which approved the Preliminary Site Plan, subject to a number of conditions, 
included the following as provided in Section 6.1.7.F of the Zoning Ordinance: 
 

It is the burden of the applicant to show good cause for the granting of the 
requested extension.  The body which approved the preliminary site plan shall 
consider the following factors in its determination of whether good cause exists: 
i. The applicant has demonstrated that needed utility services have been 

delayed; 
ii. The applicant has demonstrated that technical reviews of the final site plan 

have raised unforeseen development problems; 
iii. The applicant has demonstrated that unforeseen economic events or 

conditions have caused delays; 
iv. The approved plan to be extended is in compliance with all current site plan 

criteria and current ordinances, laws, codes and regulations; 
v. There is no pending zoning ordinance which would substantially change the 

requirements of the approved plan. 
 
If approved by the Planning Commission, the Preliminary Site Plan approval will be 
effective until January 14, 2023.  The Zoning Ordinance allows for up to three, one-year 
extensions of Preliminary Site Plan Approval.  
 

MEMORANDUM 
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At this time, the Planning Staff is not aware of any changes to the Ordinances, or 
surrounding land uses, which would adversely affect the approval of the requested 
extension for one year.  Approval of the extension of Preliminary Site Plan is 
recommended.  
 
Attached for reference are the following: 

1. Letter of request for extension dated January 12, 2022 from Daryl Rice.  
2. A copy of approved Preliminary Site Plan.  
3. Action summary from January 15, 2020 Planning Commission meeting. 
4. Minutes from January 15, 2020 Planning Commission meeting. 

 
 
  



 
APPLICANT LETTER OF EXTENSION REQUEST  

 
 
 
 
 
 
 





 
SITE PLAN 















architecture

33610 grand river
farmington, mi 48335
s3architecture.com
tel. 248.427.0007

s3

27725 Stansbury Blvd, Suite #195
Farmington Hills, MI 48334

OAK POINTE CHURCH ADDITION

CITY OF NOVI
OAKLAND COUNTY, MICHIGAN

NOVEMBER, 2019

VICINITY MAP

OAKLAND COUNTY 

LOCATION MAP

Know what's

PROJECT LOCATION

INDEX OF DRAWINGS

DESCRIPTION SHEET NUMBER

COVER SHEET CS

DEMOLITION PLAN C1

SITE LAYOUT, GRADING & UTILITY PLAN C2

STORM WATER MANAGEMENT CALCULATIONS C3

SOIL EROSION & SEDIMENT CONTROL PLAN C4

CITY PAVING & STORM SEWER DETAILS DT1-DT4

OAKLAND COUNTY SESC DETAILS DT5

N

ENGINEER:
FLEIS & VANDENBRINK ENGINEERING
27725 STANSBURY BLVD., SUITE 195
FARMINGTON HILLS, MICHIGAN 48334

ARCHITECT:
S3 ARCHITECTURE
33610 GRAND RIVER
FARMINGTON, MICHIGAN  48335



architecture

33610 grand river
farmington, mi 48335
s3architecture.com
tel. 248.427.0007

s3

27725 Stansbury Blvd, Suite #195
Farmington Hills, MI 48334

Know what's

DEMOLITION NOTES:



architecture

33610 grand river
farmington, mi 48335
s3architecture.com
tel. 248.427.0007

s3

27725 Stansbury Blvd, Suite #195
Farmington Hills, MI 48334

Know what's

PROPOSED  (4A) ADDITION

12,484 SQ FT

F.F. 972.71

PROPOSED  (4B) FUTURE

EXPANSION

11,500 SQ FT



architecture

33610 grand river
farmington, mi 48335
s3architecture.com
tel. 248.427.0007

s3

27725 Stansbury Blvd, Suite #195
Farmington Hills, MI 48334

Know what's



architecture

33610 grand river
farmington, mi 48335
s3architecture.com
tel. 248.427.0007

s3

27725 Stansbury Blvd, Suite #195
Farmington Hills, MI 48334

Know what's

LOCATION MAP

NOTE:
EXCAVATION MATERIAL TO BE SPOILED
ON SITE, RESTORE THE DISTURBED AREA
TO MATCH ADJACENT APPEARANCE.

PROPOSED (4A) ADDITION

12,484 SQ FT

F.F. 972.83

PROPOSED  (4B) FUTURE

EXPANSION

11,500 SQ FT





O
ak

 P
oi

n
te

 C
h

u
rc

h
N

ov
i,

 M
I

S
it

e 
re

n
ov

at
io

n
 P

h
ot

om
et

ri
cs

Designer
WZ
Date
11/26/2019
Scale
1'=20'-0"
Drawing No.

Summary

1 of 1

0.7

0.6

0.3

0.1

6.6

8.1

4.8

1.6

0.4

0.1

3.5

6.4

8.9

9.0

5.8

1.0

0.1

0.1

0.2

1.5

5.3

10.2

7.5

1.1

0.1

0.1

0.4

3.3

9.3

6.0

0.7

0.1

0.3

4.3

9.7

2.9

0.3

0.1

0.1

0.9

8.1

9.8

1.4

0.1

0.2

0.4

3.8

10.5

4.0

3.4

0.1

0.1

0.2

0.5

2.8

12.1

11.9

19.2

12.6

0.1

0.1

0.3

0.8

2.6

11.1

24.6

33.5

28.1

13.8

0.1

0.2

0.4

1.0

3.7

16.3

33.8

35.1

33.1

22.6

10.0

0.1

0.2

0.4

1.1

4.3

20.1

33.9

30.9

30.4

10.4

0.1

0.1

0.3

0.9

3.5

16.3

29.6

28.1

27.2

29.8

13.9

0.1

0.1

0.3

0.6

5.0

4.7

9.8

8.8

9.7

12.7

0.1

0.1

0.2

2.1

10.1

6.8

2.2

2.0

0.1

0.2

1.5

6.5

7.8

3.1

0.6

0.2

0.8

2.8

6.9

10.8

4.0

0.3

0.2

1.5

4.3

7.5

8.9

10.2

2.5

0.2

0.1

5.4

6.5

4.7

1.0

0.1

0.1

1.5

0.2

0.1

0.0

0.0

0.0

0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

35.9

0.1

0.2

0.2

0.2

0.1

0.3

0.4

0.4

0.3

0.2

1.2

1.1

0.7

0.4

3.4

2.8

1.5

0.6

8.2

5.6

2.4

0.9

11.2

6.8

2.8

0.9

6.2

4.5

2.1

0.8

2.3

2.0

1.2

0.5

0.8

0.8

0.6

0.3

0.3

0.3

0.3

0.2

0.1

0.1

0.1

0.1

0.1

0.1

1.5

1.4

1.1

0.6

0.3

0.2

0.1

0.1

0.1

0.1

4.8

3.8

2.5

1.1

0.5

0.2

0.1

0.1

12.4

7.8

4.3

1.6

0.6

0.2

0.1

0.1

14.8

8.8

4.7

1.7

0.6

0.2

6.9

7.0

5.0

3.1

1.3

2.9

2.9

2.4

1.6

2.3

1.9

1.5

0.8

1.1

1.2

1.2

1.2

1.0

0.8

0.7

0.7

0.6

0.4

0.6

0.6

0.6

0.5

0.5

0.4

0.3

0.3

0.3

0.2

0.3

0.3

0.3

0.3

0.4

0.6

1.3

4.0

10.0

11.4

0.2

0.2

0.1

0.1

0.2

0.2

0.2

0.2

0.3

0.6

1.3

3.6

8.2

10.9

6.2

2.4

0.4

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.3

0.5

1.2

3.0

5.6

6.6

4.3

1.8

1.4

3.9

9.2

11.1

5.6

2.1

0.7

0.3

0.2

0.2

0.5

1.3

3.7

9.0

11.4

6.0

2.4

1.4

2.3

5.6

11.2

9.4

4.0

1.4

0.5

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.4

0.8

1.5

2.3

2.7

2.0

1.1

0.5

0.2

0.1

0.1

0.1

0.3

0.8

2.6

7.8

10.2

3.7

1.2

0.5

0.6

1.3

3.2

6.1

6.9

4.3

1.8

0.7

0.3

0.2

0.2

0.5

1.2

3.1

6.0

7.0

4.5

2.2

1.4

2.0

4.3

6.9

6.2

3.3

1.3

0.5

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.4

0.6

0.8

0.9

0.8

0.5

0.3

0.2

0.1

0.1

0.1

0.3

0.8

2.4

6.1

10.3

7.5

3.2

1.2

0.6

0.5

0.9

1.7

2.6

2.9

2.1

1.1

0.5

0.3

0.2

0.2

0.4

0.8

1.7

2.6

2.9

2.2

1.4

1.0

1.3

2.2

2.9

2.7

1.7

0.9

0.4

0.2

0.1

0.1

0.1

0.1

0.2

0.3

0.3

0.3

0.3

0.2

0.2

0.1

0.1

0.1

0.1

0.3

0.8

2.0

4.2

6.1

5.0

2.6

1.1

0.5

0.4

0.5

0.7

0.9

1.0

0.8

0.5

0.3

0.2

0.1

0.2

0.2

0.4

0.7

0.9

1.0

0.9

0.7

0.6

0.7

0.9

1.0

1.0

0.7

0.4

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

15.0

C-1

C-2

C-3

C-4

C-5

C-6

C-7
C-8

C-9

C-10

C-11

C-12

C-13

D-1

E-1
E-2
E-3
E-4

E-5
E-6

E-7
E-8
E-9

E-10
E-11
E-12

E-13

E-14

E-15
E-16
E-17
E-18

E-19
E-20
E-21
E-22

E-23

E-24
E-25
E-26

E-27

E-28

E-29
E-30
E-31
E-32

E-33

E-34
E-35
E-36

D-2

D-3

D-4

D-5

D-6

D-7

Plan View
Scale - 1" = 30ft

Schedule

Symbol Label Manufacturer Catalog Number Description Lumens Per
Lamp Light Loss Factor Wattage

C
Lithonia Lighting KBR8 LED 16C 350 40K SYM

MVOLT
KBR8 WITH 4 LIGHT BOARDS (16
LEDs), 350mA DRIVER, 4000K COLOR
TEMP, AND SYMMETRIC OPTIC

1640 0.85 20

D
Lithonia Lighting WST LED P2 40K VF MVOLT WST LED, Performance package 2,

4000 K, visual comfort forward throw,
MVOLT

3469 0.85 25

E
AXIS LIGHTING INC.
LASALLE, QUEBEC

BBRLED-400-80-35-SO-FL-4-W AXIS LIGHTING LED RECESSED
LUMINAIRE WITH WHITE REFLECTOR
AND FLUSH SO LENS

1600 0.85 18.1

Statistics

Description Max Symbol Avg Min Max/Min Avg/Min

Drop Off Circle & Front
Canopy 35.9 fc 5.1 fc 0.0 fc N/A N/A

New Addition Perimeter 15.0 fc 1.8 fc 0.0 fc N/A N/A

D
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PLANNING COMMISSION  
ACTION SUMMARY 

CITY OF NOVI 
Regular Meeting 

January 15, 2020 7:00 PM 
Council Chambers | Novi Civic Center  

45175 W. Ten Mile (248) 347-0475 
 

 
CALL TO ORDER 

 The meeting was called to order at 7:00 PM. 

ROLL CALL  

Present:  Member Avdoulos, Member Ferrell, Member Gronachan, 
Member Lynch, Member Maday, Chair Pehrson 

 
 Absent:   Member Anthony 
 

Also Present: Barbara McBeth, City Planner; Lindsay Bell, Senior Planner; Sri 
Komaragiri, Senior Planner; Rick Meader, Landscape Architect; 
Kate Richardson, Staff Engineer; Thomas Schultz, City Attorney; 
Pete Hill, Environmental Consultant; Josh Bocks, Traffic 
Engineering Consultant; Doug Necci, Façade Consultant  

APPROVAL OF AGENDA  

Motion to approve the January 15, 2020 Planning Commission Agenda.  Motion 
carried 6-0. 
 

MATTERS FOR CONSIDERATION  

1. OAK POINTE CHURCH ADDITION JSP19-44 
Consideration at the request of Oak Pointe Church, for Preliminary Site Plan and 
Storm Water Management Plan approval. The subject property is located in 
Section 19 north of Ten Mile Road and west of Wixom Road, and is zoned RA, 
Residential Acreage. The applicant is seeking approval to construct a 16,596 
square foot addition (Phase 4A) on the east side of the existing church building, as 
well as an additional 11,512 square foot (Phase 4B) future expansion. Modifications 
of the previous Phasing Plan are also proposed. 
 

In the matter of Oak Pointe Church Addition, JSP19-44, motion to approve the Preliminary 
Site Plan and revised Phasing Plan based on and subject to the following: 
 

a. Fourteen previously approved bicycle parking spaces shall be included on the 
Final Site Plan submittal; 

b. Landscape waiver for location of building foundation landscaping away from 
building, as it will be located nearby, and total required area shall be provided, 
which is hereby granted; 



c. A Section 9 façade waiver for an overage of Perforated Corrugated Metal Panels 
on the south, east and north facades of the addition, because the design is 
consistent with the intent and purpose of the ordinance, which is hereby granted; 

d. 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. 

 
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.  Motion carried 6-0. 
 
In the matter of Oak Pointe Church Addition, JSP19-44, motion to approve the Storm Water 
Management Plan, subject to 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.  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. Motion carried 6-0. 
 

2. GUERNSEY FARMS DAIRY REMODEL JSP 19-41 
Consideration at the request of McGuire Brothers, LLC for Planning Commission’s 
approval of Preliminary Site Plan and Storm Water Management plan. The subject 
property is located eastside of Novi Road north of Eight Mile Road.  The applicant is 
proposing to make some interior changes to restaurant seating layout and outdoor 
seating area. The plan also proposes a number of changes to exterior site layout 
and traffic circulation by reducing the number of curb cuts along Novi Road. It also 
proposes an alternate location for ‘Welcome to Novi’ sign along its frontage. 

 
In the matter of Guernsey Farms Dairy Remodel JSP 19-41, motion to approve the 
Preliminary Site Plan based on and subject to the following: 

1. Landscape waiver from Sec. 5.5.3.B.ii for lack of berm along Novi Road due to lack 
of space from existing conditions, which is hereby granted; 

2. Landscape waiver from Sec. 5.5.3.B.ii for reduction in required greenbelt width for 
areas where the deficiency is an existing condition, which is hereby granted; 

3. The applicants shall revise the plans to comply with greenbelt landscaping for other 
areas where the deficiency is not due to an existing condition; 

4. Landscape waiver from Section 5.5.3.B.ii, iii for not providing street trees due to lack 
of room within the Novi Road right-of-way for trees, which is hereby granted; 

5. Landscape waiver from Sec. 5.5.3.F.ii.B(2) for reduction in number of interior parking 
perimeter trees based on the revised landscape plan submitted on January 09, 
2019, which is hereby granted; 

6. Landscape waiver from Sec. 5.5.3.F.ii.B(2) for reduction in number of parking lot 
perimeter trees, provided the applicant shall work with the City’s landscape 
architect to provide better growing conditions for the proposed trees along the 
perimeter of the outdoor seating area, which is hereby granted; 

7. Landscape waiver for exceeding the maximum number of parking spaces 
between landscape end islands. A maximum of 15 is allowed, the plans propose 
17, which is hereby granted; 

8. Planning Commission waiver for not meeting the minimum distance requirements 
for opposite side driveway spacing per Section 11.216 and Figure IX.12 of the City’s 
Code of Ordinances, which is hereby granted; 

9. Planning Commission waiver for the use of painted islands in place of raised end 
islands and curbs, which is hereby granted; 



10. Planning Commission waiver for not meeting the minimum requirements for access 
path to bicycle parking. A minimum of 6 feet is required, 5 feet is existing), which is 
hereby granted; 

11. A section 9 waiver is required for Overage of EIFS (25% maximum allowed, 41% on 
West façade and 59% on South façade proposed), which is hereby granted; 

12. Subject to Zoning Board of Appeals variance for lack of raised curbs around the 
landscape islands as shown on the site plan; 

13. A City Council variance for use of bumper blocks in lieu of raised curb; 
14. The applicant shall work with the City to identify an alternate acceptable location 

for relocation of the existing Welcome to Novi sign; 
15. The applicant shall designate the parking spaces opposite the southern entrance 

for employee parking to avoid conflicts with the incoming traffic; 
16. The findings of compliance with Ordinance standards in the staff and consultant 

review letters and the remaining items listed in those letters being addressed on the 
Final Site Plan. 

 
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.  Motion Carried 6-0. 
 
In the matter of Guernsey Farms Dairy Remodel JSP 19-41, motion to approve the Storm 
Water Management Plan based on and subject to 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.  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.  Motion carried 6-0. 

 
3. SAKURA NOVI JZ19-31 WITH REZONING 18.732 

Consideration at the request of Robert B. Aikens & Associates, LLC and Robertson 
Brothers Homes for Planning Commission’s recommendation to City Council for a 
Zoning Map amendment from Office Service (OS-1), Office Service Commercial 
(OSC) and Light Industrial (I-1) to Town Center-1 (TC-1) with a Planned Rezoning 
Overlay. The subject property is approximately 15.59 acres and is located north of 
Grand River Avenue, south of Eleven Mile Road and east of Town Center Drive 
(Section 23). The applicant is proposing to develop the property as an Asian-
themed mixed-use development.   
 

In the matter of Sakura Novi, JZ19-31, with Zoning Map Amendment 18.732, motion to 
postpone making a recommendation to the City Council to rezone the subject property 
from Office Service (OS-1), Office Service Commercial (OSC) and Light Industrial (I-1) to 
Town Center-1 (TC-1) with a Planned Rezoning Overlay Concept Plan. This motion is made 
for the following reasons: 

1. To allow the applicant time to provide additional details as indicated in the staff 
and consultant review letters; 

2. To allow the applicant time to determine details such as wetland mitigation, 
woodland discrepancies; 

3. To allow the applicant to work with staff to resolve some of the deviations 
requested;  

4. To allow additional time for the applicant to submit additional 
evidence/information in support of the public benefits to be achieved through this 
development and to justify the proposed ordinance deviations and the intent of 
the Section 7.13.2.D.ii that the proposed PRO rezoning would be in the public 



interest and the benefits to the public of the proposed PRO rezoning would clearly 
outweigh the detriments. 

5. The applicant shall have the opportunity to clarify through a modified submittal if 
any PRO conditions are being offered under the PRO provisions of the Zoning 
Ordinance.  Motion carried 6-0. 

4. INTRODUCE TEXT AMENDMENT 18.292 – INSTRUCTIONAL CENTERS IN OS-1 
Set a public hearing for Text Amendment 18.292 to update the Zoning Ordinance 
to allow ‘instructional centers’ as an allowable use in the OS-1, Office Service 
District throughout the City of Novi subject to conditions and related changes.  

 
Motion to set a public hearing for Text Amendment 18.292 to consider 
amending the City of Novi Zoning Ordinance as presented this evening. Motion 
carried 6-0. 

 
5. APPROVAL OF THE DECEMBER 11, 2019 PLANNING COMMISSION MINUTES.      

Motion to approve the December 11, 2019 Planning Commission Minutes. 
Motion carried 6-0. 

 

ADJOURNMENT 

The meeting was adjourned at 8:35 PM. 
 
*Actual language of the motions subject to review. 
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PLANNING COMMISSION  
MINUTES 

CITY OF NOVI 
Regular Meeting 

January 15, 2020 7:00 PM 
Council Chambers | Novi Civic Center  

45175 W. Ten Mile (248) 347-0475 
 
CALL TO ORDER 
The meeting was called to order at 7:00 PM. 
 
ROLL CALL 
Present: Member Avdoulos, Member Ferrell, Member Gronachan, Member 

Lynch, Member Maday, Chair Pehrson 
 
Absent: Member Anthony 
 
Also Present: Barbara McBeth, City Planner; Lindsay Bell, Senior Planner; Sri 

Komaragiri, Senior Planner; Rick Meader, Landscape Architect; Kate 
Richardson, Staff Engineer; Thomas Schultz, City Attorney; Pete Hill, 
Environmental Consultant; Josh Bocks, Traffic Engineering Consultant; 
Doug Necci, Façade Consultant 

 
PLEDGE OF ALLEGIANCE  
Member Gronachan led the meeting attendees in the recitation of the Pledge of 
Allegiance.   
 
APPROVAL OF AGENDA  
Moved by Member Avdoulos and seconded by Member Gronachan. 
 
VOICE VOTE TO APPROVE THE JANUARY 15, 2020 PLANNING COMMISSION AGENDA MADE 
BY MEMBER AVDOULOS AND SECONDED BY MEMBER GRONACHAN. 
  

Motion to approve the January 15, 2020 Planning Commission Agenda.  Motion 
carried 6-0. 
 

AUDIENCE PARTICIPATION  
Mike Duchesneau, 1191 South Lake Drive, said I’d like to talk about the concept plan for 
Sakura Novi.  One of the items in the proposal is parallel parking.  I am opposed to parallel 
parking on Eleven Mile Road.  This road has a 35 mile per hour speed limit.  I don’t know of 
any other roads in Novi that have 35 mile per hour speed limits that are classified as major 
public streets.  The 2016 Thoroughfare Master Plan showed the current proposal is on a 
segment where the volume exceeds the capacity in the future.  The area that they are 
proposing parallel parking just happens to be between Lee BeGole Drive and Town 
Center Drive.  I would not be supportive of that as far as the concept plan.  I understand 
this project is in its very early stages.   



CONSENT AGENDA - REMOVALS AND APPROVALS 

There were no items on the consent agenda.   

PUBLIC HEARINGS 

There were no public hearings.  

MATTERS FOR CONSIDERATION  

1. OAK POINTE CHURCH ADDITION JSP19-44
Consideration at the request of Oak Pointe Church, for Preliminary Site Plan,
Phasing Plan and Storm Water Management Plan approval. The subject property is
located in Section 19 north of Ten Mile Road and west of Wixom Road, and is
zoned RA, Residential Acreage. The applicant is seeking approval to construct a
16,596 square-foot addition (Phase 4A) on the east side of the existing church
building, as well as an additional 11,512 square-foot (Phase 4B) future expansion.
Modifications of the previous Phasing Plan are also proposed.

Planner Bell said as you mentioned, the subject property is in Section 19 on the north side 
of 10 Mile Road and west of Wixom Road. The parcel is 27.23 acres and zoned RA, 
Residential Acreage, and is the location of the existing Oak Pointe Church.  Parcels on the 
north, east, and west sides are also zoned RA and are part of the Island Lake subdivision. 
On the south is a parcel zoned R-1, One Family Residential, as well as a bit of RA and is the 
location of a golf course.  The Future Land Use Map indicates this area and the 
surrounding area as Single Family Residential uses, except for some of the private park 
areas.  There are no natural features impacted by the proposal, although, there is a small 
detention basin marked as a wetland in the northeast corner.  

The applicant is proposing to construct a 16,596 square-foot two-story addition (Phase 4A) 
and a future 11,512 square-foot, one-story expansion (Phase 4B) on the east side of the 
existing Oak Pointe Church, as well as modifications to the Phasing Plan.  The previously 
approved Master Plan for the church included this area with a larger addition identified 
as Phase 6, which is shown as P5 in the exhibit shown; it has been renumbered with this 
submittal.  The parking to accommodate this expansion was already constructed with 
Phase 3.  The new phase 5 consists of a 65,479 square-foot building expansion, which 
would be brought forward later.  On the west side of the building, Phase 6 consists of a 
5,145 square-foot building expansion along with more parking and recreation fields and 
Phase 7 would be a two-story, 25,796 square-foot addition.  All of these building additions 
were previously identified in the original phasing master plan, however the order of 
construction has shifted and only a portion of the previous phase 6 is proposed at this 
time. No other significant changes from the approved plan are proposed. 

The applicant is requesting a landscape waiver, to allow foundation landscaping to be 
located away from the building, which is supported by staff.  

Planner Bell continued to say a Section 9 façade waiver is recommended for an overage 
of perforated corrugated metal material. Our façade consultant determined the use of 
the material in this design is consistent with the intent and purpose of the ordinance and 
recommends approval of that Section 9 waiver.  In addition, we found that 14 bicycle 
parking spaces had been on the Phase 3 plan previously approved a few years ago for 
the parking addition, but were never installed. We have asked the applicant to ensure 



they are provided at the time the addition will be constructed.  
 
The site plan meets all other Zoning Ordinance requirements, and all reviewers are 
recommending approval with additional comments to be addressed in the Final Site Plan. 
 
The Planning Commission is asked tonight to approve or deny the Preliminary Site Plan and 
the Storm Water Management Plan.  Representing the project tonight is Steven 
Schneeman from S3 Architecture and the applicant from Oak Point Church to answer any 
questions you may have. 
 
Steve Schneeman said I’m representing S3 Architecture on behalf of Oak Point Church.  I 
think Lindsay did a fine job on introducing the project to you.  The comments that have 
been made for the requirements of the bike parking we’re happy to comply with that 
and we’ll make sure that’s included in the Final Site Plan approval. 
 
Chair Pehrson asked the Planning Commission if they had any comments for 
consideration.   
 
Member Lynch said I looked through this and I think it looks really nice, I have no issues 
with the bike parking and I’m glad you agreed to it.  The landscaping has no problems.  I 
don’t see an issue with the Section 9 Waiver.  I think we need to discuss the Storm Water 
Management Plan.  As I was reading through this, the storm water management abides 
by the 10-year flood from when the project was approved in 2001.  In 2002 we went to the 
100-year.  That’s significantly different than the 10-year.  Right now, it says that with the 
new impervious design we’re going to exceed the limits of the existing under scaled by 
today’s standard Storm Water Management Plan. 
 
Plan Review Engineer Kate Richardson said we determined that change in the impervious 
cover was negligible in comparison to the size of the basin as it is currently.  So right now it 
holds about 95,000 cubic feet.  We determined that if we were going to hold them to our 
current standards, the 100-year flood, then they would have to increase the pond by 3-
4%, which would be around 3,000 cubic feet.  We felt that that was insignificant enough 
to actually increase the basin by volume it would create more disturbance and it could 
create soil erosion problems.  It would be a big hassle for a very small increase and we 
don’t actually think there is an issue out there with this space.  So when they go to do the 
additional phases, it’s in the letter that they will be required to be held to the 100-year 
storm event.  So they will have to increase the basin when they go to do the other phases. 
 
Member Lynch said we learned our lesson with the 10-year, that’s the reason why we 
changed to the 100-year.  You just heard one of the residents come in and talk about a 
project that hasn’t even been built yet and the conditions that they’re facing.  One other 
thing in that area, that whole north-west quadrant is invaded by phragmites and I think 
the Ordinance states that absolutely no phragmites can exist.  
 
Landscape Architect Meader said correct, by the end of a project’s construction. 
 
Member Lynch said has there been any active management on treating existing 
phragmites?  That site has been full of them.   
 
Landscape Architect Meader said I am not aware of any, maybe the Church can say 
something, but I haven’t heard of anything going on. 
 



Daryl Rice, Oak Pointe Church, said it has been brought to our attention through this 
planning process.  We are planning to take care of it.  
 
Steven Schneeman said we do have mitigation of the phragmites planned. 
 
Member Lynch said I saw that you put it on the drawing, but what I’ve found in practice is 
that these phragmites, if you don’t kill them, they propagate.  It’s the whole northwest 
quadrant and it’s not just your property.  How do we verify this and how do we enforce it? 
 
Landscape Architect Meader said we ask them to submit a report when they’ve done 
treatment.  This is actually the first time this has happened.  The idea is that they will submit 
a report to us when it’s done because it has to be chemically treated.  I will receive a 
copy of their report that it was done and then we’ll go out after two years to see if it’s 
done.  If it still needs treatment because the phragmites are not all gone, we’ll tell them 
they have to keep treating. 
 
Mike Lynch said it’s not just this property, it’s that whole quadrant of the city that is 
inundated with these phragmites and you know how invasive these things are.  What are 
we doing as a City to make sure this is addressed?  We just had that terrible traffic 
accident over on Seaglen Drive and Napier Road and that was strictly due to the 
abundance of phragmites where you can’t even see.  What is the City doing about it?  
Are we going to enforce that Ordinance?  Are we going to have someone actively going 
out and looking around?  Can we work with the property owners explaining they have to 
do something about it by sending them a letter?  How do we make sure this stops?  
 
Landscape Architect Meader said per the Ordinance, it is only about the actual 
development project.  The area you are talking about at the intersection, that’s really not 
a part of this development.  The City is going to treat it. 
 
Member Lynch said and I know this is not about the project and I apologize for bringing it 
up.  This is more of a question for the planning staff, the legal staff, and the planner.  It’s a 
bigger problem and it’s nice we can go site by site but a lot of this stuff is already 
developed. 
 
Landscape Architect Meader said right now the City is treating phragmites along rights-of-
way and in ponds, but when it comes to private property which is what that is, we don’t 
have an Ordinance to take care of that at this time.  We can only encourage people to 
do it.   
 
Member Lynch said in the Ordinance it says absolutely no phragmites.   
 
Landscape Architect Meader said that Ordinance is for a new development project.  It’s 
not for an existing development.   
 
Member Lynch said even if there is a RUD or PRO agreement? 
 
Landscape Architect Meader said if it’s a new development since the new Ordinance 
started, then yes it would be in the agreement.  Anything before that, it was not in the 
Ordinance.  It would have developed when the Ordinance did not address phragmites. 
 
Member Lynch said okay, I’ll leave it at that.  I want to avoid the situation with the young 
lady that came before you that said we could have possibly done something about it.  



These trees according to the agreement have to be maintained and replaced when they 
die, is that happening? 
 
Landscape Architect Meader said we hold the maintenance bond for two years and go 
back and inspect the trees to make sure they get any necessary replacements done.  
After that, then it becomes an Ordinance issue.  We do request property owners replace 
their landscaping when it dies, sometimes they do and sometimes they don’t.   
 
Member Lynch said we approve these projects and landscaping plans, and then assume 
it’s going to live in perpetuity and it doesn’t.  Then what recourse do we take?  We go 
through these plans and say it looks great.  A lot of the times we approve these plans 
because they’re going to put some landscaping in to isolate the neighbors.  I’m just 
curious on what do we have written on for this particular project that’s says they’re going 
to have to replace those trees when they die. 
 
Landscape Architect Meader said that’s part of the standard maintenance.  It’s part of 
the Landscape Ordinance that all landscaping is kept up to the standard of the final 
approved site plan.  Also, I’ve lately been saying if it’s an established project, any 
landscape missing from the original site plan must be replaced as part of this project.  
  
Member Lynch said other than that, I guess I don’t have a problem approving the entire 
thing. 
 
Member Gronachan said I just want to confirm something in regards to the lighting.  I was 
a part of this back on the Zoning Board in 2001, so I do remember there being issues and 
questions about lighting.  I just want to make sure that with the addition of this project 
there’s not going to be any negative impact on the existing area because there’s a lot 
more houses there now than there were back when this project started.   
 
Planner Bell said we did look at a preliminary lighting plan and we’ve asked them to 
include the existing lighting.  It looked like the proposed lighting was shown on the plans so 
we asked them to show the existing as well but none of the photometrics show any light 
at the property lines. 
 
Member Gronachan said I just wanted to confirm that and I am in full support of this.   
 
Motion made by Member Gronachan and seconded my Member Avdoulos.   
 
ROLL CALL VOTE TO APPROVE THE PRELIMINARY SITE PLAN OF OAK POINT CHURCH 
ADDITION JSP19-44 MADE BY MEMBER GRONACHAN AND SECONDED BY MEMBER 
AVDOULOS.   
 
In the matter of Oak Pointe Church Addition, JSP19-44, motion to approve the Preliminary 
Site Plan and revised Phasing Plan based on and subject to the following: 

a. Fourteen previously approved bicycle parking spaces shall be included on the 
Final Site Plan submittal; 

b. Landscape waiver for location of building foundation landscaping away from 
building, as it will be located nearby, and total required area shall be provided, 
which is hereby granted; 

c. A Section 9 façade waiver for an overage of Perforated Corrugated Metal Panels 
on the south, east and north facades of the addition, because the design is 
consistent with the intent and purpose of the ordinance, which is hereby granted; 



d. 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. 

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.  Motion carried 6-0. 
 
Motion made by Member Gronachan and seconded by Member Lynch.  
 
ROLL CALL VOTE TO APPROVE THE STORM WATER MANAGEMENT PLAN OF OAK POINT 
CHURCH ADDITION JSP19-44 MADE BY MEMBER GRONACHAN AND SECONDED BY MEMBER 
LYNCH.   
 
In the matter of Oak Pointe Church Addition, JSP19-44, motion to approve the Storm Water 
Management Plan, subject to 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.  Motion carried 6-0. 
 

2. GUERNSEY FARMS DAIRY REMODEL JSP 19-41 
Consideration at the request of McGuire Brothers, LLC for Planning Commission’s 
approval of Preliminary Site Plan and Storm Water Management plan. The subject 
property is located eastside of Novi Road north of Eight Mile Road.  The applicant is 
proposing to make some interior changes to restaurant seating layout and outdoor 
seating area. The plan also proposes a number of changes to exterior site layout 
and traffic circulation by reducing the number of curb cuts along Novi Road. It also 
proposes an alternate location for ‘Welcome to Novi’ sign along its frontage. 

 
Planner Komaragiri said I think I can safely say we all know where Guernsey Farms Dairy is 
located.  Guernsey is celebrating their 80th anniversary this year and is proposing some 
upgrades to the interior and exterior of their facility.  The subject property is currently 
zoned B-3, General Business, and is located at the Novi and Northville boundary. It is 
surrounded by B-3 to the north and R-4, One Family Residential, to the east and residential 
and retail to the west in the City of Northville.  All the surrounding uses are well established 
and are unlikely to change.  
 
The subject property has an existing single story building.  Guernsey Farms Dairy along with 
its restaurant occupies approximately one-fifth of the building and the warehouse along 
with the ice-cream processing center occupies the rest. The applicant is proposing to 
make some interior changes to the restaurant seating layout and add approximately 18 
seats outdoors.  The restaurant offers carry-out and sit-down service.  Alcohol service is 
proposed to be provided inside the restaurant only.  The site plan also proposes a number 
of changes to the exterior site layout.  
 
They currently have three curb cuts along Novi Road.  The site plan is proposing to 
eliminate the middle curb cut and move the southern entrance farther south.  Due to the 
relocation of the southern curb cut they are proposing to relocate the ‘Welcome to Novi’ 
sign to another location that staff approves of at time of Final Site Plan.  As you can see, it 
appears that a part of the loading area and some of the existing landscaping 
encroaches onto the railroad right-of-way.  The current site plan is not proposing any 
changes in that area.  Current site plan approval does not include approval of the pre-
existing conditions.  The owners are still investigating any possible easement that may exist 
with the railroad right-of-way or if an additional easement is required.  As noted in the 




