
TO: CITY OF NOVI PLANNING COMMISSION 

FROM: LINDSAY BELL, SENIOR PLANNER 

THROUGH: BARBARA MCBETH, AICP, CITY PLANNER 
SUBJECT: JSP 17-37 ARMENIAN CHURCH AND CULTURAL   

CENTER: FINAL SITE PLAN AND SPECIAL LAND USE EXTENSION 

DATE: OCTOBER 18, 2024 

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 received 
Final Stamping Set approval for a church and a cultural center with accessory uses such as 
multipurpose hall, café, religious educational rooms, Armenian Genocide Memorial and 
recreational facility on November 11, 2021. The applicant is proposing to construct in three 
phases. The project area is approximately 19.30 acres.  

The Planning Commission originally held a public hearing and approved the Preliminary Site 
Plan, Special Land Use, Wetland Permit, Woodland Permit and Storm Water Management 
Plan at the October 11, 2018 meeting. A revised Special Land Use Permit was granted by 
the Planning Commission on October 14, 2020 to permit a Place of Worship, a daycare in a 
residential district, and a proposed Armenian Genocide Memorial structure within the 
courtyard. All sitework is proposed to be completed in one phase and the building will be 
completed in multiple phases.  

The applicant has received Final Site Plan approval and received Final Stamping Set 
approval on November 11, 2021. Final Stamping Set approval is valid for two years. The 
applicant is requesting a second one-year extension of Final Site Plan, Special Land Use, 
Wetland Permit, Woodland Permit, and Stormwater Management Plan till November 11, 
2025, as they are not yet ready to commence construction on the development due to 
economic conditions. The Zoning Ordinance allows for three, one-year extensions of 
Preliminary and Final Site Plan approvals.   

At this time, the Planning staff is not aware of any changes to the ordinances, or surrounding 
land uses, which would affect the approval of the requested extension for one year. 
Approval of the extension of is recommended.   

Following list of items that are attached to this memo: 
1. Letter of request for extension dated October 2, 2024 from Julian Wargo Jr., PE.
2. A copy of the approved Final Stamping Set.
3. Action Summary from October 14, 2020 Planning Commission meeting
4. Minutes from October 14, 2020 Planning Commission meeting

MEMORANDUM 
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SITE PLAN 
(Full plan set available for viewing at the Community Development Department.)
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A-6
Scale: 1/4"=1'-0"

SIGN RIGHT SIDE ELEVATION02
A-6

B.O. WALL
(BWL)
913.50'

CORTEN METAL PANEL SIGN
WITH 2" RAISED LETTERING

03
A-6

Scale: 3/4" = 1'-0"

SECTION THRU SIGN03
A-6

LIMESTONE SLOPING CAP SET
ON MORTAR BED

SLOPE SLOPE PRE-FINISHED METAL FLASHING
WITH DRIP-EDGE

LIGHTING FIXTURE

STEEL SUPPORTS FOR
CORTEN PANEL

4" BRICK ON 2" AIR SPACE ON  8" CONCRETE BLOCK
ON 2" AIR SPACE ON 4" BRICK,
PROVIDE #5 BARS AT 32" O.C. VERTICALLY
AND HORIZ. REINF. EVERY OTHER COURSE.
PROVIDE WEEP HOLES AT 12" O.C.
(BOTH SIDES)

METAL FLASHING THRU WALL
WITH DRIP EDGE (BOTH SIDES)

GROUT SOLID

FINISH GRADE

CONCRETE FOUNDATION (MIN.
3'-6" BELOW FINISH GRADE)
PROVIDE (2) #5 BARS TOP AND
BOTTOM

2'-0" - T.O.M
915.50'

Scale: 1/4"=1'-0"

SIGN FRONT SIDE ELEVATION01
A-6

CORTEN METAL PANEL SIGN
WITH 2" RAISED LETTERING

B.O. WALL
(BWL)
913.50'

LIMESTONE CAP

FINISH GRADE

B.O. WALL
(BWL)

CORTEN METAL PANEL SIGN
WITH 2" RAISED LETTERING

4" BRICK #1 TO MATCH BUILDING

LIMESTONE CAP

4" BRICK #1 TO MATCH BUILDING

Scale: NOT TO SCALE

TYPICAL SECTION DETAIL @
DUMPSTER SCREEN WALL LOCATION05

A-6Scale: NOT TO SCALE

TYPICAL PLAN DETAIL @
DUMPSTER SCREEN WALL LOCATION06

A-6

Scale: NOT TO SCALE

SIGN FRONT SIDE PERSPECTIVE04
A-6

CORTEN METAL

2" RAISED LETTERING

LIMESTONE CAP

4" BRICK #1 TO MATCH BUILDING

LINE OF SIGN BEYOND

Sign Area = 69 Square Feet

FINISH GRADE

6'-0"-T.O.M.

Scale: 1/8"=1'-0"

DUMPSTER ELEVATION07
A-6

Scale: 1/8"=1'-0"

DUMPSTER ELEVATION08
A-6

FINISH GRADE

6'-0"-T.O.M.

FINISH GRADE

6'-0"-T.O.M.

FINISH GRADE

6'-0"-T.O.M.

Scale: 1/8"=1'-0"

DUMPSTER ELEVATION09
A-6

Scale: 1/8"=1'-0"

DUMPSTER ELEVATION10
A-6

4" PRE-FINISHED METAL COPING TO
MATCH BUILDING. PROVIDE LAP
SPLICE SEALED JOINT SET IN
SILICONE

CHAIN-LINK GATE (PAINTED)
W/ VINYL PVC SLATS - (COLOR
TO MATCH BRICK) TO BE SCREENED
PER CITY OF NOVI ORDINANCE. TYP.

3"x3"x5
16" GALV. STEEL COLUMN,

PAINTED - (COLOR TO MATCH BRICK).
ANCHOR COLUMN TO MASONRY W/
WELDED PLATE ANCHORS @ 24" O.C.
VERT. IN MASONRY BED JOINT,
GROUT SOLID. TYP. OF 2 LOCATIONS,
VERIFY W/ GATE CONTRACTOR

6" DIA. STEEL BOLLARD
FILLED WITH CONCRETE AT
4'-0" HIGH (PAINTED) TYP.

4" BRICK ON 3/4" AIR SPACE ON
8" CONCRETE BLOCK (PAINTED). PROVIDE
#5 BARS AT 32" O.C. VERTICALLY AND HORIZ.
REINF. EVERY OTHER COURSE. PROVIDE
WEEP HOLES @ 12" O.C.
BRICK COLOR TO MATCH BUILDING
BRICK COLOR. TYPICAL.

4" PRE-FINISHED METAL COPING TO
MATCH BUILDING. PROVIDE LAP
SPLICE SEALED JOINT SET IN
SILICONE

4" BRICK ON 3/4" AIR SPACE ON
8" CONCRETE BLOCK (PAINTED). PROVIDE
#5 BARS AT 32" O.C. VERTICALLY AND HORIZ.
REINF. EVERY OTHER COURSE. PROVIDE
WEEP HOLES @ 12" O.C.
BRICK COLOR TO MATCH BUILDING
BRICK COLOR. TYPICAL.

REFUSE BIN
BEYOND

REFUSE BIN
BEYOND

6" DIA. STEEL BOLLARD
BEYOND.

6" DIA. STEEL BOLLARD
FILLED WITH CONCRETE AT
4'-0" HIGH (PAINTED) TYP.

4" BRICK ON 3/4" AIR SPACE ON
8" CONCRETE BLOCK (PAINTED). PROVIDE
#5 BARS AT 32" O.C. VERTICALLY AND HORIZ.
REINF. EVERY OTHER COURSE. PROVIDE
WEEP HOLES @ 12" O.C.
BRICK COLOR TO MATCH BUILDING
BRICK COLOR. TYPICAL.

REFUSE BIN
BEYOND

4" PRE-FINISHED METAL COPING TO
MATCH BUILDING. PROVIDE LAP
SPLICE SEALED JOINT SET IN
SILICONE

4" PRE-FINISHED METAL COPING TO
MATCH BUILDING. PROVIDE LAP
SPLICE SEALED JOINT SET IN
SILICONE

4" BRICK ON 3/4" AIR SPACE ON
8" CONCRETE BLOCK (PAINTED). PROVIDE
#5 BARS AT 32" O.C. VERTICALLY AND HORIZ.
REINF. EVERY OTHER COURSE. PROVIDE
WEEP HOLES @ 12" O.C.
BRICK COLOR TO MATCH BUILDING
BRICK COLOR. TYPICAL.

6" DIA. STEEL BOLLARD
FILLED WITH CONCRETE AT
4'-0" HIGH (PAINTED) TYP.

REFUSE BIN
BEYOND

6" DIA. STEEL BOLLARD
BEYOND.

6" DIA. STEEL BOLLARD
BEYOND.

SEE CIVIL

SEE CIVILSEE CIVIL

SEE CIVIL

PER CITY OF NOVI
ORDINANCE

PER CITY OF NOVI
ORDINANCE

PER CITY OF NOVI
ORDINANCE

PER CITY OF NOVI
ORDINANCE
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SITE PLANTING PLAN
SCALE: 1" = 40'

143 cadycentre #79
northville, mi 48167
[T] 866 355-4204

deakplanningdesign.comNOT TO BE USED AS CONSTRUCTION DRAWING

THE WORK SHALL CONSIST OF PROVIDING ALL NECESSARY
MATERIAL, LABOR, EQUIPMENT, TOOLS, AND SUPERVISION
REQUIRED FOR THE COMPLETION AS SHOWN ON THE DRAWING.

ALL PLANT MATERIALS SHALL CONFORM TO THE TYPE STATED ON
THE PLANT LIST.  SIZES SHALL BE THE MINIMUM STATED ON THE
PLANT LIST OR LARGER.  ALL MEASUREMENTS SHALL BE IN
ACCORDANCE WITH THE LATEST EDITION OF THE "A.A.N.
STANDARDS FOR GRADE NO. 1 NURSERY STOCK" AND NORTHERN
NURSERY GROWN.

ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE
CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF THE
LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF THE PLANT
MATERIAL.

ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL LEADER,
TREES WITH FORKED OR IRREGULAR TRUNKS WILL NOT BE
ACCEPTED. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT
TRUNKS AND SYMMETRICAL CROWNS.

ALL MULTI-STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE
SYMMETRICAL CROWNS. ONE SIDED TREES OR THOSE WITH THIN
OR OPEN CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND FULL TO
THE GROUND, SYMMETRICAL IN SHAPE AND NOT SHEARED FOR THE
LAST FIVE GROWING SEASONS.

THE CONTRACTOR IS RESPONSIBLE FOR PLANTING THE MATERIALS
AT THE CORRECT GRADES AND SPACING. THE PLANTS SHALL BE
ORIENTED AS TO GIVE THE BEST APPEARANCE.

WHEN THE PLANT HAS BEEN PROPERLY SET, THE PIT SHALL BE
BACKFILLED WITH A  TOPSOIL AND NATIVE SOIL MIXTURE,
GRADUALLY FILLING, PATTING AND SETTLING WITH WATER.

ALL PLANT MATERIALS SHALL BE PRUNED AND INJURIES REPAIRED.
THE AMOUNT OF  PRUNING SHALL BE LIMITED TO THE REMOVAL OF
DEAD OR INJURED TWIGS AND TO COMPENSATE FOR THE LOSS  OF
ROOTS FROM TRANSPLANTING.  CUTS SHOULD BE FLUSH, LEAVING
NO STUBS.

THE CONTRACTOR AGREES TO GUARANTEE ALL PLANT MATERIALS
FOR THE PERIOD OF TWO (2) YEARS. ALL PLANT MATERIAL SHALL
HAVE A MINIMUM OF ONE CULTIVATION IN JUNE, JULY, AND AUGUST
FOR THE TWO YEAR WARRANTY.   AT THAT TIME THE OWNER'S
REPRESENTATIVE RESERVES THE RIGHT FOR A FINAL INSPECTION.
PLANT MATERIAL WITH 25% DIE BACK, AS DETERMINED BY THE
OWNER'S REPRESENTATIVE SHALL BE REPLACED.  THIS
GUARANTEE INCLUDES THE FURNISHING OF NEW PLANTS, LABOR
AND MATERIALS.  THESE NEW  PLANTS SHALL ALSO BE
GUARANTEED FOR THE PERIOD OF ONE YEAR.

TOPSOIL SHALL BE FRIABLE, FERTILE TOPSOIL OF CLAY LOAM
CHARACTER CONTAINING AT LEAST 5% BUT NOT MORE THAN 20%
BY WEIGHT OF ORGANIC MATTER WITH A PH RANGE FROM 6.0 TO
7.0. SOIL SHALL BE FREE FROM CLAY LUMPS, COARSE SAND, PLANT
ROOTS, STICKS AND OTHER FOREIGN MATERIALS.

NO MACHINERY IS TO BE USED WITHIN THE DRIP LINE OF EXISTING
TREES. HAND GRADE ALL LAWN AREAS WITHIN DRIP LINE OF
EXISTING TREES.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED AWAY
FROM ALL BUILDINGS, WALKS AND PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 4" SHREDDED BARK MULCH.
SEE SPECIFICATIONS.

SOD/ SEED LAWN AREAS - ALL LAWN AREAS BETWEEN CURBS AND
BUILDINGS OR BETWEEN BUILDINGS, DISK SOIL TO 4" DEEP BEFORE
TOPSOIL PLACEMENT

SOD SHALL BE TWO YEAR OLD "BARON/CHERIADELPHI" KENTUCKY
BLUE GRASS GROWN IN A SOD NURSERY ON LOAM SOIL.

GENERAL PLANTING REQ.:
A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

ALL PLANTING/ PERENNIAL BEDS TO RECEIVE:

    1 - 6 CU FT. QTY. OF COMPOST

    1 - 40 LB BAG DRIMANURE

    1 - 1 LB BAG SHEMINS 13-13-13
         MULTI PURPOSE FERTILIZER

PER 100 SQ FT BED AREA.
HAND TILL INTO SOIL TO A DEPTH OF 12" MINIMUM

PLANT MIX

MULCH
MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK
MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

TOPSOIL
CONTRACTOR TO TILL OR DISK SUBGRADE TO 4" DEPTH
AND INSTALL 4" COMPACTED DEPTH TOPSOIL IN ALL
LAWN AREAS - TOPSOIL SHALL BE PROVIDED BY
CONTRACTOR

UA3
3

PLANT KEY

IRRIGATION
ALL LANDSCAPE AREAS WILL BE IRRIGATED WITH A FULLY AUTOMATIC
IRRIGATION SYSTEM.

SEE PLANT LIST SHEET LP-4

QUANTITY

TREE TYPE KEY -

TREE SYMBOL

SEE SHEET LP-4
NOVI PLANTING DETAILS
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PLANTING KEY

GREENBELT TREES

PARKING LOT TREES

WOODLAND
REPLACEMENT
TREES

W

WW

W

B

G G
G

P

BUFFER PLANTINGS

W
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W

P P
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LP-6

JW(B)
3

JW(B)
1

POD(B)
11

VD(B)
9

POD(B)
10

SP(B)
15

CC(B)
6

VD(B)
15

POD(B)
9

JW(B)
9

QB(P)
2

QB(P)
6

UP(P)
1

UP(P)
2

R

SP(B)
11

PB(P)
3

UP(P)
1

CO(P)
3

UP(P)
1

AC(B)
8

JK(B)
5

VD(B)
7

UP(P)
1

GT(P)
1

SP(B)
7

JK(B)
5

VD(B)
9

SP(B)
10 POD(B)

9
VD(B)

9
SP(B)

7

JW(B)
2

PD(B)
4

AC(B)
2

JW(B)
5

JK(B)
5

VD(B)
11

AC(B)
3

SP(B)
9

POD(B)
9

JK(B)
5

PD(B)
3

VD(B)
9

SP(B)
9 POD(B)

7

VD(B)
10

PD(B)
8

POD(B)
9

VD(B)
9

SP(B)
9

POD(B)
9

CO(W)
5

QM(W)
4

LT(W)
4

CO(W)
3

12

12

128

LT(W)
3

11
7

11
7

6

3

7

NOTE KEY: 1

1

3

2

WETLAND LIMITS

25 FT. WETLAND SETBACK

CONCRETE SIDEWALK - SEE CIVIL DWGS.

FIRE ACCESS LANE - SEE CIVIL DWS

EMERGENCY ACCESS GATE - SEE CIVIL DWS

LAND BANKED PARKING, SEE CIVIL DWGS

SEEDED LAWN OVER MINIMUM 4" DEPTH TOPSOIL.
SEE TOPSOIL NOTE BELOW

SNOW DEPOSIT AREA

CONTINUOUS MULCH BED - TYP.

SHOVEL CUT BED EDGE - TYP.

EDGE OF MOWED LAWN

4

5

6

7

8

UNDISTURBED AREA

25' CLEAR VISION TRIANGLE

2" DIA. EGGSTONE OVER FILTER MAT

4" RYERSON STEEL EDGING, 1
4" THICK

PROJECT SIGN - SEE ARCH. DRAWINGS.

PROPOSED BIKE RACKS - SEE CIVIL DWGS.

CROSS SECTION - SEE SHEET LP-4

PROJECT SIGN & WALL - SEE ARCH. DWGS.

DUMPSTER ENCLOSURE - SEE ARCH. DWGS.

LIGHT POLE LOCATION TYP.

WETLAND CONSERVATION EASEMENT- NO MOW
SIGN.  SEE CIVIL DRAWINGS FOR SIGN DETAIL.

12

13

14

15

16

9

10

17

18

19

20

21

11
22

7

7

7

7

7 7

3

7

4
8

5

WNM(W)
8.0 LBS

107

7
3

9

9

11
7

10

9

9

7

3

9

7

7

POD(B)
9

JW(B)
7

VD(B)
17

SP(B)
11

UP(P)
3

3

7

7

PB(P)
2

POD(B)
9

7

7

PHASE II

PHASE I

PHASE III

NOTES:
1. NO OVERHEAD UTILITIES EXIST OR ARE PROPOSED ON SITE.
2. SEE CIVIL DRAWINGS FOR SOIL MAP AND TYPES PRESENT ON SITE.
3. EXISTING TREES IN POOR HEALTH TO BE REMOVED BY OWNER -
    SPECIFICALLY SCOTCH PINES AND BLUE SPRUCE WITH NEEDLE CAST.
4. OWNER WILL IDENTIFY  ALL PHRAGMITES AUSTRALIS ON SITE AND
    HAVE REMOVED BY A LICENSED PESTICIDE APPLICATOR DURING THE
    LATE SUMMER OR EARLY FALL WHICH MAY REQUIRE MULTIPLE SEASONS
    OF REMOVAL AS DIRECTED BY THE CITY LANDSCAPE ARCHITECT.

18

18

8

12
7

7

GT(P)
3

CO(P)
1

GT(P)
2

11

EXISTING TREES
TO REMAIN WITHIN
15 FT. OF BANKED

PARKING TYP.

NOTE: PLANT MATERIAL SHALL NOT BE
PLANTED WITHIN 4 FT. OF PROPERTY LINE
PER CITY REQUIREMENTS.
NOTE: ALL TREES TO BE PLANTED A MIN. OF
10 FT. AWAY FROM ANY HYDRANT OR UTILITY
STRUCTURE PER CITY REQUIREMENTS.

1. Wherever in this Ordinance landscape plantings are required or permitted, they shall
be planted in accordance with the approved final stamped landscape plan.

2. All plant materials shall be installed between April 15th and November 15th.  All
installed landscapes including plant materials, mulch, staking, irrigation, and sodding,
must be installed and inspected by the City prior to issuance of a Temporary
Certificate of Occupancy. At that time, a financial guarantee of 1.2 times the cost of
any deficiencies will be held until inspection occurs for a Final Certificate of
Occupancy. In order to receive a Final Certificate of Occupancy, the deficiencies must
be addressed within 30 days during the April 15th to November 15th planting
season.   If the deficiencies are not addressed in the time period outlined above, the
City will cash in the amount being held for the outstanding items and remedy those
items.

3. A City representative will perform landscape inspections following a request from the
developer or owner. The inspection time period is from April 15th to November 15th.
If an inspection is requested between November 16 and April 31, a financial
guarantee is to be provided based on 1.2 times the percent incomplete for a
Temporary Certificate of Occupancy as outlined above. Beginning April 31st, the
Applicant then has 30 days to complete items or the City will cash in the amount being
held and finish the job.

4. The establishment period for the plant material guarantee will occur beginning at the
Final Certificate of Occupancy inspection approval to 2 years from that date. All
plantings shall be properly planted as to be in a healthy, growing condition at the
commencement of the establishment period. At the end of the establishment period,
any plantings, which are 20% dead or greater, shall be replaced.

5. Notice of Installation/Minor changes:
(1)   The owner or developer must notify the City of the installation schedule. The City

may reject any material which is defective or in generally poor condition.
(2)   Minor changes regarding plant materials per the approved and stamped

landscape plan may be altered upon written notification to, and written sign-off
by, the City Landscape Architect of species, size, change, and location.

(3)   Minor changes due to seasonal planting problems and lack of plant availability
may be approved in writing by the City Landscape Architect when there is no
reduction in the quality of plant materials, no significant change in size or location
of plant material, the new plant material is compatible with the area and is the
same general type(deciduous/evergreen), exhibiting same design characteristics
(mature height, crown), as the material being replaced. If these criteria are not
fulfilled or changes are significant from approved plan, the landscape plan shall
be revised and resubmitted for plan approval.

6. Maintenance:
(a)   Maintenance of required plantings by the owner shall be carried out so as to

present a healthy, neat and orderly appearance, free from refuse and debris.
(b)   To insure proper maintenance and as a condition of Final Site Plan approval, the

property owner shall enter into and record with the office of the Oakland County
Register of Deeds a Landscape Maintenance Agreement, or include such
provisions as part of subdivision restrictions or condominium master deed, each
of which shall be approved by the City Attorney. Such instrument shall identify
the minimum plan of maintenance, the person or entity responsible for
maintenance, and shall provide the procedure, authority and finance for City cure
of breaches by the responsible entity. Such instrument shall also include
provisions that all unhealthy and dead material shall be replaced within one (3)
months, or the next appropriate planting period, whichever occurs first; all
landscaped areas shall be provided with an irrigation system; tree stakes, guy
wires and tree wrap are to be removed after one winter season; plantings shall
be guaranteed for two (2) growing seasons after date of the acceptance of the
installation; if grass or weeds exceed the height specified in Chapter 21 of the
Novi Code of Ordinances, or if shrubs are allowed to obstruct vision across any
portion of the island and the responsible party is unwilling to rectify the problem,
the City will abate such violations and shall assess the cost of such abatement
measures in the manner proposed by the developer and approved by the City in
such instrument.

7. Responsibility and Certificates of Occupancy.  The owner of the property subject to
the requirements of this Section shall be responsible for installing and maintaining
per landscaping the approved final landscape plan as specified in this Section. Where
the property is occupied by a person other than the owner, the occupant shall also
be responsible for maintenance. All landscaping work required pursuant to this
Section shall be treated as a site improvement for purposes of Subsections 3005-8
and 9.

* These requirements supersede all other planting requirements or specifications.

NOVI SPECIFICATIONS11

21

21

AB(P)
4

21

21

GT(P)
4

GT(P)
1

CO(P)
4

UP(P)
6

PB(P)
4

CO(P)
2

QB(P)
4

AB(P)
3

AB(P)
3

7

AB(P)
4

GT(P)
4

AB(P)
4

PB(P)
4

VD(B)
9

SP(B)
10

AB(P)
1

NOTE: IF, ON INSPECTION, THE PROVIDED BUFFER PLANTINGS DO NOT
PROVIDE SUFFICIENT SCREENING OF THE DEVELOPED PORTIONS OF
THE SITE FROM ADJACENT RESIDENTIAL PROPERTIES, ADDITIONAL
PLANTINGS MAY BE REQUIRED AS DETERMINED BY THE CITY.
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PRESERVED TREES

ORNAMENTAL TREE - BUFFER (NEW)

 LARGE SHRUB - BUFFER (NEW)

PR
O

PE
R

TY
 L

IN
E

PR
O

P.
 L

IN
E

PARKING/ DRIVE LANE

PARKING/ DRIVE LANE

SECTION A-A'
SCALE: HORZ. 1" = 10' VERT. 1" = 5'

SECTION B-B'
SCALE: HORZ. 1" = 10' VERT. 1" = 5'

PRESERVED TREES

EVERGREEN TREE - BUFFER (NEW)

LARGE SHRUB - BUFFER (NEW)

PA
R
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G
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BA

C
K
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G
 S
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NOVI PLANTING DETAILS

NOTE:
1. CONTRACTOR TO VERIFY ALL PLANT QUANTITIES
    ON PLANS.
2. PLANT SPECIES SELECTIONS PROVIDED TO MEET
    CITY REQUIREMENTS.
3. DO NOT USE DWARF SPECIES OF CORNUS SERICEA.

1. The seed mixes shall be applied at the specified rate of for each mix.
2. Must be installed to manufacturer specification and

requirements.
3. The planting mix for the rain garden shall be

70% sharp sand and 30% compost.

Manufacturer: JFNew, Inc.
128 Sunset Drive
Walkerton, IN 46574
574-586-2412

During the first growing season, native areas should be mowed a minimum of four times
to height of about 4"-6" when the growth reaches 10"-12".  Selective herbicide
applications or hand pulling may be needed to control unwanted weed populations.  If a
mower cannot be set high enough, a string trimmer may be used.

During the second growing season, native areas should be mowed a minimum of two
times to height of about 8" when the growth reaches 10"-18".  Selective herbicide
applications or hand pulling may be needed to control unwanted weed populations.

By the second growing season it should be apparent if some areas need reseeding.
Reseed or overseed as needed to provide for full coverage.

Long term management my include prescribed burning, mowing, hand pulling, and
selective herbicide applications.  if burning is not allowed or feasible, the planting may be
mowed to a short height and the clippings removed in the early spring before ground
nesting birds begin nesting.

EROSION CONTROL BLANKET

Low-profile Prairie Seed Mix

Botanical Name Common Name Ounces/Acre
Permanent Grasses:
Bouteloua curtipendula Side Oats Grama 10.00
Carex spp. Prairie Carex Mix 4.00
Elymus canadensis Canada Wild Rye 32.00
Koeleria cristata June Grass 1.00
Panicum virgatum Switch Grass 1.00
Schizachyrium scoparium Little Bluestem 32.00

Total 80.00

Temporary Cover:
Avena sativa Common Oat 360.00
Lolium multiflorum Annual Rye 100.00

Total 460.00

Forbs:
Anemone cylindrica ThimbleWeed 0.50
Asclepias tuberosa Butterfly MilkWeed 2.00
Aster ericoides Heath Aster 0.25
Aster laevis Smooth Blue Aster 0.75
Aster novae-angliae New England Aster 0.25
Baptisia lactea White Wild Indigo 2.00
Chamaecrista fasciculata Partridge Pea 14.00
Coreopsis lanceolata Sand Coreopsis 5.00
Coreopsis palmata Prairie Coreopsis 1.00
Dalea candida White Prairie Clover 1.50
Dalea purpurea Purple Prairie Clover 1.50
Echinacea purpurea Broad-Leaved Purple Coneflower 7.00
Eryngium yuccifolium Rattlesnake Master 2.50
Lespedeza capitata Round-Head Bush Clover 2.00
Liatris aspera Rough Blazing Star 0.50
Lupinus perennis Wild Lupine 2.00
Monarda fistulosa Wild Bergamot 0.75
Parthenium integrifolium Wild Quinine 1.00
Penstemon digitalis Foxglove Beard Tongue 0.50
Pycnanthemum virginianum Common Mountain Mint 1.00
Ratibida pinnata Yellow Coneflower 4.00
Rudbeck ia hirta Black-Eyed Susan 5.00
Rudbeck ia subtomentosa Sweet Black-Eyed Susan 1.00
Silphium integrifolium Rosin Weed 3.00
Silphium terebinthinaceum Prairie Dock 0.50
Solidago nemoralis Old-Field Goldenrod 0.50
Solidago rigida Stiff Goldenrod 1.00
Tradescantia ohiensis Common Spiderwort 0.75
Vernonia spp. Ironweed (Various Mix) 1.75
Veronicastrum virginianum Culvers Root 0.25

Total 63.75

Stormwater Seed Mix
Botanical Name Common Name Ounces/Acre

Permanent Grasses/Sedges/Rushes:
Carex crisatella Crested Oval Sedge 1.00
Carex lurida Bottlebrush Sedge 2.00
Carex vulpinoidea Brown Fox Sedge 6.00
Elymus virginicus Virginia Wild Rye 12.00
Glyceria striata Fowl Manna Grass 1.25
Juncus effusus Common Rush 1.00
Juncus torreyi Torrey's Rush 0.25
Leersia oryzoides Rice Cut Grass 1.00
Panicum virgatum Switch Grass 8.00
Scirpus atrovirens Dark Green Rush 1.00
Scirpus cypernus Wool Grass 0.50
Scirpus fluviatilis River Bulrush 0.25
Scirpus validus Great Bulrush 6.00

Total 40.25

Temporary Cover:
Avena sativa Common Oat 360.00
Lolium multiflorum Annual Rye 100.00

Total 460.00

Forbs & Shrubs:
Alisma spp. Water Plantain (Various Mix) 4.25
Asclepias incarnata Swamp Milkweed 1.50
Bidens spp. Bidens (Various Mix) 2.00
Helenium autumnale Sneezeweed 2.00
Lycopus americanus Common Water Horehound 0.25
Mimulus ringens Monkey Flower 1.00
Penthorum sedoides Ditch Stonecrop 0.50
Polygonum pensylvanicum Pinkweed 4.00
Rudbeck ia subtomentosa Sweet Black-Eyed Susan 1.00
Sagittaria latifolia Common Arrowhead 1.00
Senna hebacarpa Wild Senna 1.00
Thalictrum dasycarpum Purple Meadow Rue 2.00

Total 20.50

NOTE: REMOVE ROOT BALL SOIL
TO EXPOSE THE ROOT FLARE AT
BASE OF TRUNK.

NOTE: REMOVE ROOT BALL SOIL
TO EXPOSE THE ROOT FLARE AT
BASE OF TRUNK.

NOTE: REMOVE ROOT BALL SOIL
TO EXPOSE THE ROOT FLARE AT
BASE OF TRUNK.

PLANT LIST - Detention Basin Shrubs
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

81 AM Iriquios Beauty Chokeberry 36" ht. Cont. 50.00$ 4,050.00$
Aronia m. 'Iriquois Beauty'

75 CS Red Osier Dogwood 36" ht. Cont. 50.00$ 3,750.00$
Cornus serica

72 VT Bailey Compact Viburnum 36" ht. Cont. 50.00$ 3,600.00$
Viburnum trilobum 'Bailey Compact'

13.6 BSM Basin Slope Seed Mix 32.5 lbs/ac. LBS. 300.00$ 4,080.00$

27 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 945.00$

TOTAL: 16,425.00$

SECTION C-C'
SCALE: HORZ. 1" = 10' VERT. 1" = 5'

PROPOSED SIGN WALL

FLOWERING TREE - GREENBELT NEW

SHADE TREE  - WOODLAND NEW

EVERGREEN TREE  - WOODLAND NEW

BERM - LOAM SOIL CONSTRUCTION WITH
6" LAYER OF TOPSOIL PER CITY STNDS.

SIDE SLOPE - 25% TYP.
- SEE CIVIL DRAWINGS

PLANT LIST - Woodland Phase 1
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

32 CO(W) Northern Hackberry 2.5" cal. B&B 400.00$ 12,800.00$
Celtis occidentalis

33 QM(W) Burr Oak 2.5" cal. B&B 400.00$ 13,200.00$
Quercus macrocarpa

46 LT(W) Tulip Tree 2.5" cal. B&B 400.00$ 18,400.00$
Liriodendron tulipfera

35 QB(W) Swamp White Oak 2.5" cal. B&B 400.00$ 14,000.00$
Quercus bicolor

5 PG(W) White Spruce 6' ht. B&B 400.00$ 2,000.00$
Picea glauca

19 PS(W) White Pine 6' ht. B&B 400.00$ 7,600.00$
Pinus strobus

58.6 WNM(W) Woodland NaturalizeSeed Mix 37.7 lbs/ac. LBS. 300.00$ 17,580.00$
21 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 735.00$

TOTAL: 86,315.00$

PLANT LIST - Parking Lot  Phase 1
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

17 AB(P) Autumn Blaze Maple 3" cal. B&B 400.00$ 6,800.00$
Acer x. fremanii 'Autumn Blaze'

10 CO(P) Hackberry 3" Cal. B&B 400.00$ 4,000.00$
Celtis occidentalis

16 GT(P) Skyline Thornless Honeylocust 3" cal. B&B 400.00$ 6,400.00$
Gleditsia t. 'Skyline'

24 PB(P) Bloodgood Plane Tree 3" Cal. B&B 400.00$ 9,600.00$
Platanus x. acerifolia 'Bloodgood'

24 QB(P) Swamp White Oak 3" cal. B&B 400.00$ 9,600.00$
Quercus bicolor

22 UP(P) Princeton Elm 3" Cal. B&B 400.00$ 8,800.00$
Ulmus americana 'Princeton'

14 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 490.00$
TOTAL: 45,690.00$

PLANT LIST - Parking Lot  Phase 2
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

4 AB(P) Autumn Blaze Maple 400.00$ 1,600.00$
Acer x. fremanii 'Autumn Blaze'

6 GT(P) Skyline Thornless Honeylocust 400.00$ 2,400.00$
Gleditsia t. 'Skyline'

1 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 35.00$

TOTAL: 4,035.00$

NOTE: IF, ON INSPECTION, THE PROVIDED BUFFER PLANTINGS DO NOT
PROVIDE SUFFICIENT SCREENING OF THE DEVELOPED PORTIONS OF
THE SITE FROM ADJACENT RESIDENTIAL PROPERTIES, ADDITIONAL
PLANTINGS MAY BE REQUIRED AS DETERMINED BY THE CITY.

SEED CONVERSION:

S.Y. = LBS./ (LBS. PER AC. - I.E. 37.7) x 43,560 / 9

EXAMPLE:
58.6 LBS. / 37.7 x 43,560 / 9 = 7,523 S.Y.

PLANT LIST - Greenbelt
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

9 PP(G) Green Spruce 7' ht. B&B 325.00$ 2,925.00$
Picea pungens

7 PD(G) Black Hills Spruce 7' ht. B&B 325.00$ 2,275.00$
Picea pungens 'Densata'

9 AL(G) Downy Serviceberry 7' ht. B&B 250.00$ 2,250.00$
Amalanchier laevis

17 CK(G) Kousa Dogwood 2.5" cal. B&B 250.00$ 4,250.00$
Cornus kousa

4 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 140.00$

TOTAL: 11,700.00$

PLANT LIST - Buffer
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

27 AC(B) Concolor Fir 7' ht. B&B 325.00$ 8,775.00$
Abies concolor

5 PG(B) White Spruce 7' ht. B&B 325.00$ 1,625.00$
Picea glauca

19 PD(B) Black Hills Spruce 7' ht. B&B 325.00$ 6,175.00$
Picea g. 'Densata'

5 PS(B) White Pine 7' ht. B&B 325.00$ 1,625.00$
Pinus strobus

6 CC(B) Eastern Redbud 7' ht. B&B 250.00$ 1,500.00$
Cercis canadensis

25 JK(B) Kettleeri Junpiper 6' ht. B&B 50.00$ 1,250.00$
Juniperus 'Ketleerii'

32 JW(B) Witchita Blue Juniper 6' ht. B&B 50.00$ 1,600.00$
Juniperus 'Witchita Blue'

147 POD(B) Diablo Ninebark 36" ht. Cont. 50.00$ 7,350.00$
Physocarpus o. 'Diablo'

153 SP(B) Miss Kim Lilac 36" ht. Cont. 50.00$ 7,650.00$
Syringa p. 'Miss Kim'

161 VD(B) Arrowwood Viburnum 36" ht. Cont. 50.00$ 8,050.00$
Viburnum dentatum

47 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 1,645.00$
TOTAL: 47,245.00$
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143 cadycentre #79
northville, mi 48167
[T] 866 355-4204

deakplanningdesign.comNOT TO BE USED AS CONSTRUCTION DRAWING

SCALE: 1" = 20'
1

LP-2,3
FOUNDATION PLANTING DETAIL

ALL PLANTING/ PERENNIAL BEDS TO RECEIVE:

    1 - 6 CU FT. QTY. OF COMPOST

    1 - 40 LB BAG DRIMANURE

    1 - 1 LB BAG SHEMINS 13-13-13
         MULTI URPOSE FERTILIZER

PER 100 SQ FT BED AREA.
HAND TILL INTO SOIL TO A DEPTH OF 12" MINIMUM

PLANT MIX

MULCH
MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK
MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

TOPSOIL
CONTRACTOR TO TILL OR DISK SUBGRADE TO 4" DEPTH
AND INSTALL 4" COMPACTED DEPTH TOPSOIL IN ALL
LAWN AREAS - TOPSOIL SHALL BE PROVIDED BY
CONTRACTOR

UA3
3

PLANT KEY

IRRIGATION
ALL LANDSCAPE AREAS WILL BE IRRIGATED WITH A FULLY AUTOMATIC
IRRIGATION SYSTEM.

SEE PLANT LIST SHEET LP-5

QUANTITY

TREE TYPE KEY -

TREE SYMBOL

SEE SHEET LP-4
NOVI PLANTING DETAILS

LA
N

D
SC

AP
E 

D
ET

AI
L 

PL
AN

S

Matchline Sheet LP-6 Matchline Sheet LP-6

NOTE KEY: 1

1

3

2

CONCRETE SIDEWALK - SEE CIVIL DWGS.

FIRE ACCESS LANE - SEE CIVIL DWS

SEEDED LAWN OVER MINIMUM 4" DEPTH TOPSOIL.
SEE TOPSOIL NOTE BELOW

CONTINUOUS MULCH BED - TYP.

SHOVEL CUT BED EDGE - TYP.

2" DIA. EGGSTONE OVER FILTER MAT

4" RYERSON STEEL EDGING, 1
4" THICK

PROPOSED BIKE RACKS - SEE CIVIL DWGS.

MEMORIAL COURTYARD - SEE ARCH. DWGS.

4

5

6

7

8

9

NOTES:
1. NO OVERHEAD UTILITIES EXIST OR ARE PROPOSED ON SITE.
2. SEE CIVIL DRAWINGS FOR SOIL MAP AND TYPES PRESENT ON SITE.
3. EXISTING TREES IN POOR HEALTH TO BE REMOVED BY OWNER -
    SPECIFICALLY SCOTCH PINES AND BLUE SPRUCE WITH NEEDLE CAST.
4. OWNER WILL IDENTIFY  ALL PHRAGMITES AUSTRALIS ON SITE AND
    HAVE REMOVED BY A LICENSED PESTICIDE APPLICATOR DURING THE
    LATE SUMMER OR EARLY FALL WHICH MAY REQUIRE MULTIPLE SEASONS
    OF REMOVAL AS DIRECTED BY THE CITY LANDSCAPE ARCHITECT.

PHASE II
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PHASE I

PHASE II
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WF
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WF
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TD
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5
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DK
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SS
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DK
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SS
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AML
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TD
9
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SS
5

PO
15

PV
26

GT
2

TD
26

5

5

3

5

533

67

1
5

3

55

PHASE I

5

DK
37

HH
40

NOTE: PLANT MATERIAL SHALL NOT BE
PLANTED WITHIN 4 FT. OF PROPERTY LINE
PER CITY REQUIREMENTS.
NOTE: ALL TREES TO BE PLANTED A MIN. OF
10 FT. AWAY FROM ANY HYDRANT OR UTILITY
STRUCTURE PER CITY REQUIREMENTS.

HH
15

TO
12

3

5

PHASE I

THE WORK SHALL CONSIST OF PROVIDING ALL NECESSARY
MATERIAL, LABOR, EQUIPMENT, TOOLS, AND SUPERVISION
REQUIRED FOR THE COMPLETION AS SHOWN ON THE DRAWING.

ALL PLANT MATERIALS SHALL CONFORM TO THE TYPE STATED ON
THE PLANT LIST.  SIZES SHALL BE THE MINIMUM STATED ON THE
PLANT LIST OR LARGER.  ALL MEASUREMENTS SHALL BE IN
ACCORDANCE WITH THE LATEST EDITION OF THE "A.A.N.
STANDARDS FOR GRADE NO. 1 NURSERY STOCK" AND NORTHERN
NURSERY GROWN.

ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE
CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF THE
LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF THE PLANT
MATERIAL.

ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL LEADER,
TREES WITH FORKED OR IRREGULAR TRUNKS WILL NOT BE
ACCEPTED. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT
TRUNKS AND SYMMETRICAL CROWNS.

ALL MULTI-STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE
SYMMETRICAL CROWNS. ONE SIDED TREES OR THOSE WITH THIN
OR OPEN CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND FULL TO
THE GROUND, SYMMETRICAL IN SHAPE AND NOT SHEARED FOR THE
LAST FIVE GROWING SEASONS.

THE CONTRACTOR IS RESPONSIBLE FOR PLANTING THE MATERIALS
AT THE CORRECT GRADES AND SPACING. THE PLANTS SHALL BE
ORIENTED AS TO GIVE THE BEST APPEARANCE.

WHEN THE PLANT HAS BEEN PROPERLY SET, THE PIT SHALL BE
BACKFILLED WITH A  TOPSOIL AND NATIVE SOIL MIXTURE,
GRADUALLY FILLING, PATTING AND SETTLING WITH WATER.

ALL PLANT MATERIALS SHALL BE PRUNED AND INJURIES REPAIRED.
THE AMOUNT OF  PRUNING SHALL BE LIMITED TO THE REMOVAL OF
DEAD OR INJURED TWIGS AND TO COMPENSATE FOR THE LOSS  OF
ROOTS FROM TRANSPLANTING.  CUTS SHOULD BE FLUSH, LEAVING
NO STUBS.

THE CONTRACTOR AGREES TO GUARANTEE ALL PLANT MATERIALS
FOR THE PERIOD OF TWO (2) YEARS. ALL PLANT MATERIAL SHALL
HAVE A MINIMUM OF ONE CULTIVATION IN JUNE, JULY, AND AUGUST
FOR THE TWO YEAR WARRANTY.   AT THAT TIME THE OWNER'S
REPRESENTATIVE RESERVES THE RIGHT FOR A FINAL INSPECTION.
PLANT MATERIAL WITH 25% DIE BACK, AS DETERMINED BY THE
OWNER'S REPRESENTATIVE SHALL BE REPLACED.  THIS
GUARANTEE INCLUDES THE FURNISHING OF NEW PLANTS, LABOR
AND MATERIALS.  THESE NEW  PLANTS SHALL ALSO BE
GUARANTEED FOR THE PERIOD OF ONE YEAR.

TOPSOIL SHALL BE FRIABLE, FERTILE TOPSOIL OF CLAY LOAM
CHARACTER CONTAINING AT LEAST 5% BUT NOT MORE THAN 20%
BY WEIGHT OF ORGANIC MATTER WITH A PH RANGE FROM 6.0 TO
7.0. SOIL SHALL BE FREE FROM CLAY LUMPS, COARSE SAND, PLANT
ROOTS, STICKS AND OTHER FOREIGN MATERIALS.

NO MACHINERY IS TO BE USED WITHIN THE DRIP LINE OF EXISTING
TREES. HAND GRADE ALL LAWN AREAS WITHIN DRIP LINE OF
EXISTING TREES.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED AWAY
FROM ALL BUILDINGS, WALKS AND PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 4" SHREDDED BARK MULCH.
SEE SPECIFICATIONS.

SOD/ SEED LAWN AREAS - ALL LAWN AREAS BETWEEN CURBS AND
BUILDINGS OR BETWEEN BUILDINGS, DISK SOIL TO 4" DEEP BEFORE
TOPSOIL PLACEMENT

SOD SHALL BE TWO YEAR OLD "BARON/CHERIADELPHI" KENTUCKY
BLUE GRASS GROWN IN A SOD NURSERY ON LOAM SOIL.

GENERAL PLANTING REQ.:
A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

UP
1

PLANT LIST - Foundation - Phase 1
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

4 CC Firespire American Hornbeam 2" cal. B&B 325.00$ 1,300.00$ 238 TH Hicks Yew 36" ht. Cont. 50.00$ 11,900.00$
Carpinus c. 'Firespire' Taxus x. m. 'Hicksii'

2 GT Skyline Honeylocust 3" cal. B&B 400.00$ 800.00$ 23 TO Dark Green Arborvitae 5' ht. B&B 50.00$ 1,150.00$
Gleditsia t. 'Skyline' Thuja occidentalis 'Nigra'

1 FS European Beech 2" cal. B&B 325.00$ 325.00$ 61 PA Karley Rose Dwarf Fountain Grass 1 gal. Cont. 15.00$ 915.00$
Fagus sylvatica 'Tricolor' Pennisetum a. 'Karley Rose

2 UP Princeton Elm 3" Cal. B&B 400.00$ 800.00$ 26 PV Shenandoah Switchgrass 3 gal. Cont. 15.00$ 390.00$
Ulmus americana 'Princeton' Pannicum v. 'Shenandoah'

9 AG Autumn Brilliance Serviceberry 6' ht. B&B 250.00$ 2,250.00$ 79 PVH Heavy Metal Switchgrass 3 gal. Cont. 15.00$ 1,185.00$
Amalanchier x g. 'Autumn Brilliance' Pannicum v. 'Heavy Metal'

122 AML Low Scape Black Chokeberry 24" ht. Cont. 50.00$ 6,100.00$ 446 SH Tara Prairie Dropseed 1 gal. Cont. 15.00$ 6,690.00$
Aronia m. 'Low Scape Mound' Sporobolus h. 'Tara'

51 HL Little Lime Hydrangea 30" ht. Cont. 50.00$ 2,550.00$ 269 AM Millennium Ornamental Onion 1 gal. Cont. 15.00$ 4,035.00$
Hydrangea p. 'Little Lime' Allium 'Millennium'

131 PO Coppertina' Ninebark 30" ht. Cont. 50.00$ 6,550.00$ 126 HH Halcyon Hosta 1 gal. Cont. 15.00$ 1,890.00$
Physocarpus o. 'Coppertina' Hosta 'Halcyon'

139 WF Spilled Wine' Weigela 24" ht. Cont. 50.00$ 6,950.00$ 128 SAJ Autumn Joy Sedum 1 gal. Cont. 15.00$ 1,920.00$
Weigela f. 'Spilled Wine' Sedum s. 'Autumn Joy'

101 TD Dense Yew 30" ht. B&B 50.00$ 5,050.00$
Taxus x m. 'Densiformis'

80 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 2,800.00$

9,492 SEEDED LAWN (S.Y.) 3.00$ 28,476.00$
10,131 FUTURE PHASES STABILIZATION SEEDED LAWN (S.Y.) 3.00$ 30,393.00$

TOTAL: 62,750.00$

PLANT LIST - Foundation - Phase 2
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

9 AL Downy Serviceberry 6' ht. B&B 250.00$ 2,250.00$
Amalanchier laevis

61 DK Kodiak Orange Bush Honeysuckle 24" ht. Cont. 50.00$ 3,050.00$
Diervilla lonicera 'Kodiak Orange'

75 SS Shirobana Spirea 24" ht. Cont. 50.00$ 3,750.00$
Spirea j. 'Shirobana'

41 VT Compact American Cranberry Bush 24" ht. Cont. 50.00$ 2,050.00$
Viburnum t. 'Compactum'

10 WF Spilled Wine' Weigela 24" ht. Cont. 50.00$ 500.00$
Weigela f. 'Spilled Wine'

9 TD Dense Yew 30" ht. B&B 50.00$ 450.00$
Taxus x m. 'Densiformis'

38 PA Karley Rose Dwarf Fountain Grass 1 gal. Cont. 15.00$ 570.00$
Pennisetum a. 'Karley Rose

253 HH Halcyon Hosta 1 gal. Cont. 15.00$ 3,795.00$
Hosta 'Halcyon'

21 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 735.00$

1,543 SEEDED LAWN (S.Y.) 3.00$ 4,629.00$
TOTAL: 21,779.00$

PLANT LIST - Foundation - Phase 3
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

2 LT Tulip Tree 2.5" cal. B&B 400.00$ 800.00$
Liriodendron tulipfera

224 AML Low Scape Black Chokeberry 24" ht. Cont. 50.00$ 11,200.00$
Aronia m. 'Low Scape Mound'

64 PO Coppertina' Ninebark 30" ht. Cont. 50.00$ 3,200.00$
Physocarpus o. 'Coppertina'

130 PV Shenandoah Switchgrass 3 gal. Cont. 15.00$ 1,950.00$
Pannicum v. 'Shenandoah'

43 PVH Heavy Metal Switchgrass 3 gal. Cont. 15.00$ 645.00$
Pannicum v. 'Heavy Metal'

840 HA Zohar Sunflower 1 gal. Cont. 15.00$ 12,600.00$
Helianthus a. 'Zohar'

161 SAJ Autumn Joy Sedum 1 gal. Cont. 15.00$ 2,415.00$
Sedum s. 'Autumn Joy'

2.6 WNM Woodland NaturalizeSeed Mix 37.7 lbs/ac. LBS. 300.00$ 780.00$
43 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 1,505.00$

1,308 SEEDED LAWN (S.Y.) 3.00$ 3,924.00$
TOTAL: 39,019.00$

NOTE:
1. CONTRACTOR TO VERIFY ALL PLANT QUANTITIES
    ON PLANS.
2. PLANT SPECIES SELECTIONS PROVIDED TO MEET
    CITY REQUIREMENTS.
3. DO NOT USE DWARF SPECIES OF CORNUS SERICEA.
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MULCH
MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK
MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

TOPSOIL
CONTRACTOR TO TILL OR DISK SUBGRADE TO 4" DEPTH
AND INSTALL 4" COMPACTED DEPTH TOPSOIL IN ALL
LAWN AREAS - TOPSOIL SHALL BE PROVIDED BY
CONTRACTOR

UA3
3

PLANT KEY

IRRIGATION
ALL LANDSCAPE AREAS WILL BE IRRIGATED WITH A FULLY AUTOMATIC
IRRIGATION SYSTEM.

SEE PLANT LIST SHEET LP-5

QUANTITY

TREE TYPE KEY -

TREE SYMBOL

SEE SHEET LP-4
NOVI PLANTING DETAILS

SCALE: 1" = 20'
2

LP-2,3
FOUNDATION PLANTING DETAIL
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Matchline Sheet LP-5 Matchline Sheet LP-5

NOTE KEY: 1

1

3

2

CONCRETE SIDEWALK - SEE CIVIL DWGS.

FIRE ACCESS LANE - SEE CIVIL DWS

SEEDED LAWN OVER MINIMUM 4" DEPTH TOPSOIL.
SEE TOPSOIL NOTE BELOW

CONTINUOUS MULCH BED - TYP.

SHOVEL CUT BED EDGE - TYP.

2" DIA. EGGSTONE OVER FILTER MAT

4" RYERSON STEEL EDGING, 1
4" THICK

PROPOSED BIKE RACKS - SEE CIVIL DWGS.

MEMORIAL COURTYARD - SEE ARCH. DWGS.

4

5

6

7

8

9

NOTES:
1. NO OVERHEAD UTILITIES EXIST OR ARE PROPOSED ON SITE.
2. SEE CIVIL DRAWINGS FOR SOIL MAP AND TYPES PRESENT ON SITE.
3. EXISTING TREES IN POOR HEALTH TO BE REMOVED BY OWNER -
    SPECIFICALLY SCOTCH PINES AND BLUE SPRUCE WITH NEEDLE CAST.
4. OWNER WILL IDENTIFY  ALL PHRAGMITES AUSTRALIS ON SITE AND
    HAVE REMOVED BY A LICENSED PESTICIDE APPLICATOR DURING THE
    LATE SUMMER OR EARLY FALL WHICH MAY REQUIRE MULTIPLE SEASONS
    OF REMOVAL AS DIRECTED BY THE CITY LANDSCAPE ARCHITECT.
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NOTE: PLANT MATERIAL SHALL NOT BE
PLANTED WITHIN 4 FT. OF PROPERTY LINE
PER CITY REQUIREMENTS.
NOTE: ALL TREES TO BE PLANTED A MIN. OF
10 FT. AWAY FROM ANY HYDRANT OR UTILITY
STRUCTURE PER CITY REQUIREMENTS.
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ALL PLANTING/ PERENNIAL BEDS TO RECEIVE:

    1 - 6 CU FT. QTY. OF COMPOST

    1 - 40 LB BAG DRIMANURE

    1 - 1 LB BAG SHEMINS 13-13-13
         MULTI URPOSE FERTILIZER

PER 100 SQ FT BED AREA.
HAND TILL INTO SOIL TO A DEPTH OF 12" MINIMUM

PLANT MIX

THE WORK SHALL CONSIST OF PROVIDING ALL NECESSARY
MATERIAL, LABOR, EQUIPMENT, TOOLS, AND SUPERVISION
REQUIRED FOR THE COMPLETION AS SHOWN ON THE DRAWING.

ALL PLANT MATERIALS SHALL CONFORM TO THE TYPE STATED ON
THE PLANT LIST.  SIZES SHALL BE THE MINIMUM STATED ON THE
PLANT LIST OR LARGER.  ALL MEASUREMENTS SHALL BE IN
ACCORDANCE WITH THE LATEST EDITION OF THE "A.A.N.
STANDARDS FOR GRADE NO. 1 NURSERY STOCK" AND NORTHERN
NURSERY GROWN.

ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE
CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF THE
LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF THE PLANT
MATERIAL.

ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL LEADER,
TREES WITH FORKED OR IRREGULAR TRUNKS WILL NOT BE
ACCEPTED. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT
TRUNKS AND SYMMETRICAL CROWNS.

ALL MULTI-STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE
SYMMETRICAL CROWNS. ONE SIDED TREES OR THOSE WITH THIN
OR OPEN CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND FULL TO
THE GROUND, SYMMETRICAL IN SHAPE AND NOT SHEARED FOR THE
LAST FIVE GROWING SEASONS.

THE CONTRACTOR IS RESPONSIBLE FOR PLANTING THE MATERIALS
AT THE CORRECT GRADES AND SPACING. THE PLANTS SHALL BE
ORIENTED AS TO GIVE THE BEST APPEARANCE.

WHEN THE PLANT HAS BEEN PROPERLY SET, THE PIT SHALL BE
BACKFILLED WITH A  TOPSOIL AND NATIVE SOIL MIXTURE,
GRADUALLY FILLING, PATTING AND SETTLING WITH WATER.

ALL PLANT MATERIALS SHALL BE PRUNED AND INJURIES REPAIRED.
THE AMOUNT OF  PRUNING SHALL BE LIMITED TO THE REMOVAL OF
DEAD OR INJURED TWIGS AND TO COMPENSATE FOR THE LOSS  OF
ROOTS FROM TRANSPLANTING.  CUTS SHOULD BE FLUSH, LEAVING
NO STUBS.

THE CONTRACTOR AGREES TO GUARANTEE ALL PLANT MATERIALS
FOR THE PERIOD OF TWO (2) YEARS. ALL PLANT MATERIAL SHALL
HAVE A MINIMUM OF ONE CULTIVATION IN JUNE, JULY, AND AUGUST
FOR THE TWO YEAR WARRANTY.   AT THAT TIME THE OWNER'S
REPRESENTATIVE RESERVES THE RIGHT FOR A FINAL INSPECTION.
PLANT MATERIAL WITH 25% DIE BACK, AS DETERMINED BY THE
OWNER'S REPRESENTATIVE SHALL BE REPLACED.  THIS
GUARANTEE INCLUDES THE FURNISHING OF NEW PLANTS, LABOR
AND MATERIALS.  THESE NEW  PLANTS SHALL ALSO BE
GUARANTEED FOR THE PERIOD OF ONE YEAR.

TOPSOIL SHALL BE FRIABLE, FERTILE TOPSOIL OF CLAY LOAM
CHARACTER CONTAINING AT LEAST 5% BUT NOT MORE THAN 20%
BY WEIGHT OF ORGANIC MATTER WITH A PH RANGE FROM 6.0 TO
7.0. SOIL SHALL BE FREE FROM CLAY LUMPS, COARSE SAND, PLANT
ROOTS, STICKS AND OTHER FOREIGN MATERIALS.

NO MACHINERY IS TO BE USED WITHIN THE DRIP LINE OF EXISTING
TREES. HAND GRADE ALL LAWN AREAS WITHIN DRIP LINE OF
EXISTING TREES.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED AWAY
FROM ALL BUILDINGS, WALKS AND PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 4" SHREDDED BARK MULCH.
SEE SPECIFICATIONS.

SOD/ SEED LAWN AREAS - ALL LAWN AREAS BETWEEN CURBS AND
BUILDINGS OR BETWEEN BUILDINGS, DISK SOIL TO 4" DEEP BEFORE
TOPSOIL PLACEMENT

SOD SHALL BE TWO YEAR OLD "BARON/CHERIADELPHI" KENTUCKY
BLUE GRASS GROWN IN A SOD NURSERY ON LOAM SOIL.
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OVERALL IRRIGATION PLAN
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SITE IRRIGATION PLAN
SCALE: 1" = 40'
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PLANT LIST - Foundation - Phase 2
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

9 AL Downy Serviceberry 6' ht. B&B 250.00$ 2,250.00$
Amalanchier laevis

61 DK Kodiak Orange Bush Honeysuckle 24" ht. Cont. 50.00$ 3,050.00$
Diervilla lonicera 'Kodiak Orange'

75 SS Shirobana Spirea 24" ht. Cont. 50.00$ 3,750.00$
Spirea j. 'Shirobana'

41 VT Compact American Cranberry Bush 24" ht. Cont. 50.00$ 2,050.00$
Viburnum t. 'Compactum'

10 WF Spilled Wine' Weigela 24" ht. Cont. 50.00$ 500.00$
Weigela f. 'Spilled Wine'

9 TD Dense Yew 30" ht. B&B 50.00$ 450.00$
Taxus x m. 'Densiformis'

38 PA Karley Rose Dwarf Fountain Grass 1 gal. Cont. 15.00$ 570.00$
Pennisetum a. 'Karley Rose

253 HH Halcyon Hosta 1 gal. Cont. 15.00$ 3,795.00$
Hosta 'Halcyon'

21 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 735.00$
1,543 SEEDED LAWN (S.Y.) 3.00$ 4,629.00$

TOTAL: 21,779.00$



PLANT LIST - Foundation - Phase 3
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

2 LT Tulip Tree 2.5" cal. B&B 400.00$ 800.00$
Liriodendron tulipfera

224 AML Low Scape Black Chokeberry 24" ht. Cont. 50.00$ 11,200.00$
Aronia m. 'Low Scape Mound'

64 PO Coppertina' Ninebark 30" ht. Cont. 50.00$ 3,200.00$
Physocarpus o. 'Coppertina'

130 PV Shenandoah Switchgrass 3 gal. Cont. 15.00$ 1,950.00$
Pannicum v. 'Shenandoah'

43 PVH Heavy Metal Switchgrass 3 gal. Cont. 15.00$ 645.00$
Pannicum v. 'Heavy Metal'

840 HA Zohar Sunflower 1 gal. Cont. 15.00$ 12,600.00$
Helianthus a. 'Zohar'

161 SAJ Autumn Joy Sedum 1 gal. Cont. 15.00$ 2,415.00$
Sedum s. 'Autumn Joy'

2.6 WNM Woodland NaturalizeSeed Mix 37.7 lbs/ac. LBS. 300.00$ 780.00$
43 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 1,505.00$

1,308 SEEDED LAWN (S.Y.) 3.00$ 3,924.00$
TOTAL: 39,019.00$



PLANT LIST - Parking Lot  Phase 1 PLANT LIST - Parking Lot  Phase 2
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

17 AB(P) Autumn Blaze Maple 3" cal. B&B 400.00$ 6,800.00$ 4 AB(P) Autumn Blaze Maple 400.00$ 1,600.00$
Acer x. fremanii 'Autumn Blaze' Acer x. fremanii 'Autumn Blaze'

10 CO(P) Hackberry 3" Cal. B&B 400.00$ 4,000.00$ 6 GT(P) Skyline Thornless Honeylocust 400.00$ 2,400.00$
Celtis occidentalis Gleditsia t. 'Skyline'

16 GT(P) Skyline Thornless Honeylocust 3" cal. B&B 400.00$ 6,400.00$ 1 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 35.00$
Gleditsia t. 'Skyline'

24 PB(P) Bloodgood Plane Tree 3" Cal. B&B 400.00$ 9,600.00$ TOTAL: 4,035.00$
Platanus x. acerifolia 'Bloodgood'

24 QB(P) Swamp White Oak 3" cal. B&B 400.00$ 9,600.00$
Quercus bicolor

22 UP(P) Princeton Elm 3" Cal. B&B 400.00$ 8,800.00$
Ulmus americana 'Princeton'

14 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 490.00$
TOTAL: 45,690.00$

PLANT LIST - Buffer
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

27 AC(B) Concolor Fir 7' ht. B&B 325.00$ 8,775.00$
Abies concolor

5 PG(B) White Spruce 7' ht. B&B 325.00$ 1,625.00$
Picea glauca

19 PD(B) Black Hills Spruce 7' ht. B&B 325.00$ 6,175.00$
Picea g. 'Densata'

5 PS(B) White Pine 7' ht. B&B 325.00$ 1,625.00$
Pinus strobus

6 CC(B) Eastern Redbud 7' ht. B&B 250.00$ 1,500.00$
Cercis canadensis

25 JK(B) Kettleeri Junpiper 6' ht. B&B 50.00$ 1,250.00$
Juniperus 'Ketleerii'

32 JW(B) Witchita Blue Juniper 6' ht. B&B 50.00$ 1,600.00$
Juniperus 'Witchita Blue'

147 POD(B) Diablo Ninebark 36" ht. Cont. 50.00$ 7,350.00$
Physocarpus o. 'Diablo'

153 SP(B) Miss Kim Lilac 36" ht. Cont. 50.00$ 7,650.00$
Syringa p. 'Miss Kim'

161 VD(B) Arrowwood Viburnum 36" ht. Cont. 50.00$ 8,050.00$
Viburnum dentatum

47 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 1,645.00$
TOTAL: 47,245.00$



PLANT LIST - Detention Basin Shrubs
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

81 AM Iriquios Beauty Chokeberry 36" ht. Cont. 50.00$ 4,050.00$
Aronia m. 'Iriquois Beauty'

75 CS Red Osier Dogwood 36" ht. Cont. 50.00$ 3,750.00$
Cornus serica

72 VT Bailey Compact Viburnum 36" ht. Cont. 50.00$ 3,600.00$
Viburnum trilobum 'Bailey Compact'

13.6 BSM Basin Slope Seed Mix 32.5 lbs/ac. LBS. 300.00$ 4,080.00$
27 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 945.00$

TOTAL: 16,425.00$

PLANT LIST - Greenbelt
QUAN. KEY COMMON/ BOTANICAL NAME SIZE SPEC. UNIT TOTAL

9 PP(G) Green Spruce 7' ht. B&B 325.00$ 2,925.00$
Picea pungens

7 PD(G) Black Hills Spruce 7' ht. B&B 325.00$ 2,275.00$
Picea pungens 'Densata'

9 AL(G) Downy Serviceberry 7' ht. B&B 250.00$ 2,250.00$
Amalanchier laevis

17 CK(G) Kousa Dogwood 2.5" cal. B&B 250.00$ 4,250.00$
Cornus kousa

4 SHREDDED HARD BARK MULCH (C.Y.) 35.00$ 140.00$
TOTAL: 11,700.00$
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PLANNING COMMISSION 

ACTION SUMMARY 
CITY OF NOVI 

Regular Meeting 

October 14th, 2020 7:00 PM 

Remote Meeting 

45175 W. Ten Mile (248) 347-0475 

In accordance with OPEN MEETINGS ACT, MCL 15.261, ET SEQ., AS AMENDED, this meeting was 

held remotely. 

CALL TO ORDER 

The meeting was called to order at 7:04 PM. 

ROLL CALL 

Present: Member Avdoulos, Member Ferrell, Member Lynch, Member Maday, 

Absent: Member Dismondy, Chair Pehrson 

Staff: Barbara McBeth, City Planner; Lindsay Bell, Senior Planner; Christian 

Carroll, Planner; Madeleine Kopko, Planning Assistant; Rick Meader, 

Landscape Architect; Elizabeth Saarela, City Attorney; Doug Necci, 

Façade Consultant 

APPROVAL OF AGENDA  

Moved by Member Lynch and seconded by Member Maday. 

PUBLIC HEARINGS 

1. 1585 PARAMOUNT STREET, PWD20-0006, WOODLAND USE PERMIT REQUEST

Public hearing at the request of Yen Cheng for consideration of a request for a Woodland Use

Permit at 1585 Paramount Street. This property is also known as Lots 85-88, Cenaqua Shores

Subdivision, which is located north of Thirteen Mile Road, west of Novi Road in Section 2 of the

City. The applicant is proposing to remove thirty-three (33) regulated woodland trees (twenty

two on-site, eleven off-site) in order to construct a single family residential structure.

In the matter of 1585 Paramount Street, PWD20-0006, motion to table the Woodland Use 

Permit to the end of the meeting to give time to the applicant to fix internet connection 

issues.  Motion carried 4-0. 

2. PARK PLACE LOT 29, PWD20-0005, WOODLAND USE PERMIT REQUEST

Public hearing at the request of David and Lillian Barach for consideration of a request for a

Woodland Use Permit at 50820 Applebrooke Drive. This property is also known as Lot 29, Park

Place Subdivision, which is located south of Nine Mile Road, east of Napier Road in Section 31

of the City. The applicant is proposing to remove five (5) regulated woodland trees in order to

construct a pool.

In the matter of Park Place Lot 29, PWD20-0005, motion to approve the Woodland Use 



Permit subject either to payment for the Woodland Replacement Credits into the City’s 

Tree fund or subject to the planting of woodland replacement trees on site as shown on 

a woodland replacement plan, and any other conditions as listed in the Environmental 

Consultant’s review letter.  Motion carried 4-0. 

 

3. CASA LOMA UNIT 4 (PHASE II), PBR20-0228, WOODLAND USE PERMIT REQUEST       

Public hearing at the request of Compo Builders Inc. for consideration of a request for a 

Woodland Use Permit at 47685 Casa Loma Court. This property is also known as Unit 4, Casa 

Loma Subdivision, which is located north of Eight Mile Road, west of Beck Road in Section 32 

of the City. The applicant is proposing to remove an additional nine (9) regulated woodland 

trees in order to construct a single-family residential structure and a pool. 

 

In the matter of Casa Loma Lot 4 Phase II, PBR20-0228, for the removal of nine regulated 

woodland trees within an area mapped as City Regulated Woodland motion to approve 

the Woodland Use Permit subject either to payment for the Woodland Replacement 

Credits into the City’s Tree fund or subject to the planting of woodland replacement trees 

on site as shown on a woodland replacement plan, and any other conditions as listed 

in the Environmental Consultant’s review letter.  Motion carried 4-0. 

 

4. BOLINGBROOKE LOT 15, PWD20-0007, WOODLAND USE PERMIT REQUEST  

Public hearing at the request of Bashar Yalldo for consideration of a request for a Woodland 

Use Permit at 43854 Bolingbrooke Lane. This property is also known as Lot 15, Bolingbrooke 

Estates Subdivision, which is located north of Twelve and a Half Mile Road, west of Old Novi 

Road in Section 10 of the City. The applicant is proposing to remove twenty-five (25) regulated 

woodland trees in order to construct a pool. 

 

In the matter of Bolingbrooke Lot 15, PWD20-0007, motion to approve the Woodland Use 

Permit for the removal of eleven regulated woodland trees, subject to planting the 

replacement trees on site where feasible as shown on a woodland replacement plan, 

to be reviewed and approved by the city’s staff and consultants, and where not feasible, 

paid into the tree fund.  Motion carried 4-0. 

 

5. ANU SUSHI JSP20-25        

Public hearing at the request of Anu Sushi for Special Land Use and Preliminary Site Plan 

approval. The subject property contains 2.68 acres and is located in Section 26, on the west 

side of Meadowbrook Road, south of Ten Mile Road. The site is known as the Peach Tree 

Shopping Center. The applicant is proposing to move into a tenant space in the center as a 

carry-out restaurant, which is a Special Land Use in the B-1 Zoning District. The applicant is not 

proposing any exterior changes to the site or building. 

 

In the matter of Anu Sushi JSP20-25, motion to approve the Special Land Use permit based 

on the following findings:  

a. Relative to other feasible uses of the site:  

i. The proposed use will not 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. Although there 

may be additional traffic relative to the commercial use, the proposed use is not 

anticipated to generate large volumes of traffic. The site plan shows that the 

shopping center contains adequate parking. 

ii. The proposed use will not 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, because the shopping center will continue to be served 

by public water and sewer systems and there is adequate service to manage the 

increase in use of the site from an additional tenant in the building. 

iii. The proposed use is compatible with the natural features and characteristics of 

the land, including existing woodlands, wetlands, watercourses, and wildlife 

habitats because the applicant is not proposing to remove any regulated trees 

or impact wetland areas.  

iv. 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, because the proposed use will appear much the same as it does 

currently while providing an additional restaurant for the surrounding area and 

visitors to the shopping center.  

v. The proposed use is consistent with the goals, objectives, and recommendations 

of the City’s Master Plan for Land Use, because it complies with the goal that 

recommends supporting growth of existing businesses.  

vi. The proposed use will promote the use of land in a socially and economically 

desirable manner, because Anu Sushi is an unique restaurant that will be able to 

provide the shopping center with additional foot traffic and will provide the 

surrounding area with another restaurant option.  

vii. The proposed use is listed among the provision of uses requiring special land use 

review as set forth in the various zoning districts of this ordinance, and is in 

harmony with the purposes and conforms to the applicable site design 

regulations of the zoning district in which it is located. 

b. Relative to Section 4.91 of the Zoning Ordinance: 

i. The hours of operation of any such restaurant shall not extend beyond the hours 

of 7 a.m. to 10 p.m., except that deliveries only may take place until 1 a.m.  

ii. There shall be no outdoor food preparation of any kind. All such activity must 

occur inside the building.  

This motion is made because the plan is otherwise in compliance with Article 3.1.10, Article 

4, Article 5 and Article 6 of the Zoning Ordinance and all other applicable provisions of the 

Ordinance.  Motion carried 4-0. 

 

In the matter of Anu Sushi JSP20-25 motion to approve the Preliminary Site Plan based on 

and subject to the following:  

a. The findings of compliance with Ordinance standards in the planning review letter and 

the conditions listed in those letters being addressed on the Final Site Plan; and 

b. Relative to Section 4.91 of the Zoning Ordinance:  

i. The hours of operation of any such restaurant shall not extend beyond the hours 

of 7 a.m. to 10 p.m., except that deliveries only may take place until 1 a.m.  

ii. There shall be no outdoor food preparation of any kind. All such activity must 

occur inside the building.  

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 4-0. 

 

6. ARMENIAN GENOCIDE MEMORIAL JSP 17-37  

Public hearing at the request of Armenian Cultural Center for revised Special Land Use and 

revised Preliminary Site 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 project area is approximately 19.30 acres. The applicant previously received 



approval of a church and cultural center with accessory uses such as day care center, 

multipurpose hall, café, religious educational rooms, and recreational facility. The applicant is 

now seeking approval of a proposed Armenian Genocide Memorial structure within the 

courtyard. The previous Planning Commission approval stipulated that Special Land Use 

approval would be required if a structure did not meet the height limits of the Ordinance.  

 

In the matter of Armenian Church Genocide Memorial 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 (no 

additional traffic will be generated by the monument); 

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 addition of the monument is within the courtyard and does not impact 

natural features);  

d. The proposed use is compatible with adjacent uses of land (because the proposed use 

conforms to the requirements of Places of Worship and the monument will be a 

reasonable distance from adjacent properties and will limit the hours of illumination);  

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); 

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

manner (as the proposed use will promote cultural awareness and education); 

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. 

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.  Motion Carried 4-0. 

 

In the matter of Armenian Church Genocide Memorial JSP17-37, motion to approve the 

revised 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. A Section 9 Façade waiver to allow the use of Flat metal panels to exceed the 50% 

maximum permitted by the ordinance (100% Stainless Steel proposed on the North and 

South, 100% Copper on the East and West) because the design utilizes high quality 

materials and is consistent with the intent and purpose of the Façade Ordinance, which 

is hereby granted; 

c. A waiver per Section 5.7.3.M to allow the decorative lighting proposed to project 

upward to illuminate the monument structure, as the light will not project onto adjacent 

residential properties, and will be turned on from dusk to 11:00 p.m., with possible 

extended hours for culturally significant holidays, which is hereby granted; 

d. A Zoning Board of Appeals determination per Section 3.23.3 to allow a height of 62.83 

feet for a public monument, or a variance from Section 3.1.1.E to increase the maximum 

permitted height for the genocide memorial (35 feet allowed, 62.83 feet proposed);  

e. 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 4-0. 

 

1. 1585 PARAMOUNT STREET, PWD20-0006, WOODLAND USE PERMIT REQUEST  

Public hearing at the request of Yen Cheng for consideration of a request for a Woodland Use 

Permit at 1585 Paramount Street. This property is also known as Lots 85-88, Cenaqua Shores 

Subdivision, which is located north of Thirteen Mile Road, west of Novi Road in Section 2 of the 

City. The applicant is proposing to remove thirty-three (33) regulated woodland trees (twenty 

two on-site, eleven off-site) in order to construct a single family residential structure. 

 

In the matter of 1585 Paramount Street, PWD20-0006, motion to approve the Woodland 

Use Permit for the removal of twenty-two on-site regulated woodland trees, subject to 

planting the replacement trees on site where feasible as shown on a woodland 

replacement plan, to be reviewed and approved by the city’s staff and consultants, and 

where not feasible paid into the tree fund.  Motion carried 4-0. 

 

MATTERS FOR CONSIDERATION  

 

1. APPROVAL OF THE SEPTEMBER 16, 2020 PLANNING COMMISSION MINUTES.      

 

Motion to approve the September 16, 2020 Planning Commission Meeting Minutes.  

Motion carried 4-0.  

  

ADJOURNMENT 

The meeting was adjourned at 9:09 PM.  

*Actual language of the motion subject to review. 
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PLANNING COMMISSION 
MINUTES 

CITY OF NOVI 
Regular Meeting 

October 14th, 2020 7:00 PM 
Remote Meeting 

45175 W. Ten Mile (248) 347-0475 

In accordance with Open Meetings Act, MCL 15.261, ET SEQ., as amended, this meeting was held 
remotely. 

CALL TO ORDER 

The meeting was called to order at 7:04 pm. 

ROLL CALL 

Present: Vice Chair Avdoulos, Member Ferrell, Member Lynch, Member Maday 

Absent: Chair Pehrson, Member Dismondy 

Staff: Barbara McBeth, City Planner; Lindsay Bell, Senior Planner; Christian 
Carroll, Planner; Madeleine Kopko, Planning Assistant; Rick Meader, 
Landscape Architect; Elizabeth Saarela, City Attorney; Doug Necci, City 
Façade Consultant  

PLEDGE OF ALLEGIANCE  

Vice Chair Avdoulos led the meeting attendees in the recitation of the Pledge of Allegiance. 

APPROVAL OF AGENDA  

Moved by Member Lynch and seconded by Member Maday. 

VOICE VOTE TO APPROVE THE OCTOBER 14, 2020 PLANNING COMMISSION AGENDA MOVED BY 
MEMBER LYNCH AND SECONDED BY MEMBER MADAY. 

Motion to approve the October 14, 2020 Planning Commission Agenda.  Motion carried 4-0. 

AUDIENCE PARTICIPATION 

Stephanie McMullen, 41548 Tamara, said my husband and I live behind the proposed sushi restaurant. 
We are opposed because we get a lot of trash behind that wall like beer bottles and Little Caesars 
boxes, for example.  I think there’s other locations in Novi where this could go.  Is there going to be 
an alcohol license?  Where are they going to keep their trash bin?  Is there going to be a fish smell?  
What are the hours going to be?  I also think that with everything that’s been going on in a pandemic, 
why would we open another restaurant when there’s a massive virus going around? 

Vice Chair Avdoulos said we appreciate your comments.  This topic will be coming up soon in one of 
the public hearing items.   



Seeing no one else wished to speak, Vice Chair Avdoulos closed the audience participation. 
 
CORRESPONDENCE 

There was no correspondence.  

COMMITTEE REPORTS 

There were no Committee Repots.  

CITY PLANNER REPORT 

No City Planner Report.  

CONSENT AGENDA - REMOVALS AND APPROVALS 

Nothing was on the Consent Agenda.  

PUBLIC HEARINGS 

1. 1585 PARAMOUNT STREET, PWD20-0006, WOODLAND USE PERMIT REQUEST  
Public hearing at the request of Yen Cheng for consideration of a request for a Woodland Use 
Permit at 1585 Paramount Street. This property is also known as Lots 85-88, Cenaqua Shores 
Subdivision, which is located north of Thirteen Mile Road, west of Novi Road in Section 2 of the 
City. The applicant is proposing to remove thirty-three (33) regulated woodland trees (twenty 
two on-site, eleven off-site) in order to construct a single family residential structure. 

 
City Planner McBeth said we sent a revised memo to the Planning Commission today.  It has an 
updated suggested motion and some further description of the actual request.  The plans presented 
show removal of trees on the residential lot as well as proposed removal of some trees within the City’s 
right-of-way on both Paramount and Lashbrook Street.  On further analysis, staff is recommending 
that the Planning Commission consider the requested tree removals only on the lot itself.  The Planning 
Commission is not authorized to approve the removal of off-site woodland trees, so the revised 
suggested motion had been sent to you late this afternoon.  I will now turn it over to Christian Carroll.   
 
Planner Carroll said this request is by Yen Cheng to remove thirty-three regulated woodland trees.  
Twenty-two are on-site and eleven are off-site as Barb had mentioned.  The applicant is preserving 
twenty-two remaining trees on the property that are regulated woodland trees.  The site is located 
near Thirteen Mile Road and Novi Road.  It’s zoned R-4, One-Family Residential, and all the surrounding 
properties are zoned R-4 as well.  The future land use for the area is single-family.  It should be noted 
that the plot plan that was provided does not necessarily reflect the accurate removals and 
preservation that’s proposed by the applicant, but the tree survey does indicate where the trees are 
located.  The most accurate list is within ECT’s review letter.  The review letter that was revised, was 
provided yesterday and it confirms that the applicant is proposing to remove thirty-three trees and of 
the thirty-three proposed for removal, again, twenty-two are on-site and eleven are off-site.  However, 
none of the proposed off-site removals may be removed as part of this permit as Barb had eluded 
to.  Exceptions have been made to allow off-site removals with the adjacent property owner’s 
permission and in instances where construction or revised grading has been authorized.  Therefore, 
staff recommends that only twenty-two of the thirty-three woodland trees be approved for removal 
That would require thirty-nine woodland replacement credits and there is a suggested motion within 
the memo for reference. 
 
Vice Chair Avdoulos asked if the applicant would like to address the Planning Commission.  
 
Hearing none, Vice Chair Avdoulos said this is a public hearing, if anyone in the audience wishes to 
address the Planning Commission you may do so now.  
 



review as set forth in the various zoning districts of this ordinance, and is in 
harmony with the purposes and conforms to the applicable site design 
regulations of the zoning district in which it is located. 

b. Relative to Section 4.91 of the Zoning Ordinance: 
i. The hours of operation of any such restaurant shall not extend beyond the hours 

of 7 a.m. to 10 p.m., except that deliveries only may take place until 1 a.m.  
ii. There shall be no outdoor food preparation of any kind. All such activity must 

occur inside the building.  
This motion is made because the plan is otherwise in compliance with Article 3.1.10, Article 
4, Article 5 and Article 6 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.  Motion carried 4-0. 
 

ROLL CALL VOTE TO APPROVE THE PRELIMINARY SITE PAN PERMIT FOR PROJECT ANU SUSHI, JSP20-25 
MADE BY MEMBER FERRELL AND SECONDED BY MEMBER MADAY.  
 

In the matter of Anu Sushi JSP20-25 motion to approve the Preliminary Site Plan based on and 
subject to the following:  
a. The findings of compliance with Ordinance standards in the planning review letter and the 

conditions listed in those letters being addressed on the Final Site Plan; and 
b. Relative to Section 4.91 of the Zoning Ordinance:  

i. The hours of operation of any such restaurant shall not extend beyond the hours of 7 
a.m. to 10 p.m., except that deliveries only may take place until 1 a.m.  

ii. There shall be no outdoor food preparation of any kind. All such activity must occur 
inside the building.  

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 4-0. 

 
6. ARMENIAN GENOCIDE MEMORIAL JSP 17-37  

Public hearing at the request of Armenian Cultural Center for revised Special Land Use and 
revised Preliminary Site 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 project area is approximately 19.30 acres. The applicant previously received 
approval of a church and cultural center with accessory uses such as day care center, 
multipurpose hall, café, religious educational rooms, and recreational facility. The applicant is 
now seeking approval of a proposed Armenian Genocide Memorial structure within the 
courtyard. The previous Planning Commission approval stipulated that Special Land Use 
approval would be required if a structure did not meet the height limits of the Ordinance.  

 
Planner Bell said as you stated the 19.3-acre site is located on the north side of Twelve Mile Road, east 
of Meadowbrook Road. The zoning of adjacent parcels are OST, Office Service Technology, to the 
south and R-4, Single Family, and B-3, General Business to the east. To the north and west are areas 
zoned RA, Residential Acreage, and developed with single family homes. 
 
Some of you may recall that the Armenian Church and Cultural Center came before the Planning 
Commission for Site Plan and Special Land Use in October of 2018. That request was approved, with 
a stipulation that if the church or monument structure did not meet the height limitations of the district, 
the project should return to the Planning Commission for revised Special Land Use approval.  The 
proposed Armenian Genocide Memorial monument is 6 feet wide and 62.83 feet, or 1,915 cm, which 
exceeds the 35-foot height permitted in the RA district. The height of the monument represents the 
year the genocide began, 1915.   The applicant will need a determination or variance from the Zoning 
Board of Appeals for the proposed height.  



 
Planner Bell continued to say the monument would be located in the central area of the site, within 
the courtyard.  No new parking, traffic circulation, landscaping, or utility work is proposed with this 
change, and no additional natural features will be impacted.  The structure is composed of stainless 
steel and copper panels, which is an overage of flat metal panels on all elevations. Our façade 
consultant recommends approval of a Section 9 façade waiver. The structure is also proposed to be 
lit with upward projecting lights. The top of the memorial restricts the projection of light into the sky 
but does not completely obscure it. As designed, a ray of light would project above the structure. 
The Planning Commission may waive the cut-off requirement in this case if it determines it otherwise 
meets the considerations for lighting plan review, which were included in the packet. The applicant 
has proposed to limit the hours the structure will be lit from dusk to 11 pm, however they request 
extended hours for culturally significant holidays. This is included in the proposed motion and may be 
amended at your discretion. The applicant has also included some additional details of the proposed 
lighting in their response letter. The applicant has provided perspective drawings that illustrate how 
the monument would appear from surrounding properties and other vantage points.  
 
The Planning Commission is asked to hold the public hearing and approve or deny the Special Land 
Use permit and revised Site Plan. The applicant and their team are present tonight to tell you more 
about their plans.  
 
Constantine G. Pappas, Architect, said it seems like every time were getting ready to start our project 
something always comes up.  This time it’s the coronavirus, hopefully once we get through this, we’ll 
be ready to go.  We do have our stamped set in our possession right now so this would be an 
amendment to the original site plan to allow the monument.  Hayg put together a very nice 
explanation on the history of the Armenian Genocide and what it represented as far as the Armenian 
Culture.  We think this could be a very powerful monument into this space.  I am here to answer any 
questions that you may have as well as Evans. 
 
We tried to take cross sections throughout the site.  This is going to be seen from the property to the 
west and we’re about 300 feet away from that property, to the east we are about 540 feet away 
from the property and to the very north, I would say were about 650-700 feet from the property line 
and in fact the grades along the northern side is all heavily rooted in front of the memorial itself all the 
way to the back of the property where there’s 15-20 foot heights.  So you can see that we took a 
cross section of the properties and you can hardly see the memorial at all with all the trees there right 
now.  We would like the lighting to be on during those hours, but we’re open to suggestions form the 
Planning Commission and we have a few small events four to five times a year we may ask to keep 
it on a little longer. 
 
Evans Caruso, Architect, said I just wanted to add something about the dimensions that you see when 
it was read that 62.83 foot dimension is specific to the year 1915 of the Genocide so they’re a little bit 
odd dimensions, but their critical to what this is historically about. 
 
Vice Chair Avdoulos said this is a public hearing if anyone in the audience would like to address the 
Planning Commission on this item you may do so now. 
 
William DeDecker, president of Beacon Hills Meadows HOA, said we’re the subdivision that abuts the 
west side of this proposal.  Pulte did not disclose any of this to us when we were buying our property 
that this Armenian Center was going to be built here.  So, we as residents of our subdivision have a 
lot of questions about noise, traffic, about lighting.  We see there’s going to be an expansion of this 
for this structure with lights that will be on until eleven o’clock at night.  I don’t know how much that’s 
going to bother the people that live along that side of our subdivision.  I don’t personally live on that 
side of the subdivision, but our residents on that side had a lot of concerns about the size of this 



structure and the lighting.   
 
We also had a lot of questions about what’s going on in this property, we don’t know anything about 
it or the activities that will be going on.  There’s a service road that runs on the west side and there 
were some concerns by some of our residents here that when the church gets out people will be 
using that service road to exit.  Will they have access to it?  Then, the buffer zone walking along that 
sidewalk, there’s some big beautiful trees over there we would certainly hope that those are 
preserved and we would hope there would be some additional evergreen trees arborvitae or 
something that would retain its leaf structure throughout the year not just in the summer especially in 
the winter to block the noise that would be coming through there as well.  I don’t know if it would be 
appropriate to have another meeting between the Armenian Cultural Center and some of our 
residents, we would just need a half hour of your time for our residents to ask some questions and to 
get an understanding of what this property is all about.  Expanding the property and adding this 
structure with the light on until eleven o’clock at night, I personally wouldn’t mind, but I don’t know if 
the other residents in the subdivision would mind that have children.  
 
Seeing no one else wished to speak, Vice Chair Avdoulos asked for the written correspondence.  
 
Planning Assistant Kopko said there was one letter received from Robert and Roxanne Jones, 27968 
Hummingdale Circle, who object because the area is a residential neighborhood, and it would be 
appropriate to leave it that way.  
 
Vice Chair Avdoulos closed the public hearing and turned it over to the Planning Commission for their 
consideration.  
 
Member Lynch said I think we’re only approving the special land permit.  I think this project has been 
approved for two years.   
 
Vice Chair Avdoulos said correct.  
 
Member Lynch said all these items are a matter of public record and I think all the landscape 
drawings are with the City.  As far as the homeowner’s association goes and I don’t know what the 
responsibility of Pulte is, but I think all the information is available at the City if they want to look at it.  
As far as this particular structure, this is what we’re considering tonight, the project has already been 
approved.  So really what we’re faced with tonight is approving this memorial structure.  The first thing 
is and since this structure is located so internal to the entire site, granted you have to get a variance 
from the variance committee, but I don’t see an issue with that.  How tall is it going to be again? 
 
Constantine G. Pappas, Architect, said 62.83 feet.  
 
Member Lynch said okay and there is some religious significance to that? 
 
Constantine G. Pappas, Architect, said well what is significant about it is it’s the year the Armenian 
Genocide actually started which was 1915 and went to about 1924.  So, it has significance of when 
the atrocity started, and we thought we would use that as a symbolic feature for the design. 
 
Member Lynch said here’s why I’m asking.  I’m really looking forward to seeing the completion of this 
entire project.  I did a lot of research when you first came to the City with your initial project and I did 
not realize the genocide with the Armenian People.  To be quite honest with you I’m very excited 
about this project, it’s very well done, I think your building plans and landscaping plans were exquisite.   
As far as the structure, my personal feeling is that since it’s so eternal, if it was on the edge of the site 
I would probably be concerned, but since it’s so eternal to such a large site I’m really not that 



concerned about it.  The lighting I think will be tastefully done, it’s not like it’s the Twin Towers in New 
York, but there is going to be a light there which I understand.  I remember when we approved 
another religious site, there were certain things that were important to the religion that really I have 
no say in.  So there’s law on what I can and can’t approve.  I don’t know, Beth, if the 62.83 falls into 
that category.  It seems to me there’s some significance to that and I don’t want to break the law by 
rejecting it, which I’m not going to reject it.  I support the project, I think its tastefully done, its internal 
to the site, no big deal, but I guess my question to our legal council is, my understanding is as far as 
the law goes we really can’t say too much about something that’s significant to a religion.  
 
City Attorney Beth Saarela said yes, you’re talking about the religious land use.  I haven’t heard that 
they this is a requirement of their religion, they’ve said this is more from a historical perspective of the 
Armenian Genocide so I don’t know that they’ve filled out their application and incorporated this as 
a religious land use.  I guess we would have to get more detail from them on that.  This has more of a 
historical significance to their heritage. 
 
Member Lynch said okay I’m glad you said that because I certainly don’t want to violate any laws.  
My opinion is based on the design of the entire site which is all a matter of public record.  The addition 
of this monument will only enhance the site and not detract from the site.  It’s certainly not going to 
cause more traffic.  I guess I would like to hear a little bit more about the lighting but being so internal 
to the site I just don’t see how that could be a problem and I will support this.  I think it’s going to be 
spectacular and I’m glad you came to Novi. 
 
Constantine G. Pappas, Architect, said I would like to add a couple of other things, if you look on 
sheet 4 page 4 there’s some computer images that we added in the upper left hand corner where 
you can kind of get an idea of what the effect is.  I want everyone to understand that the lighting will 
be subtle.  What we’re doing is forcing the light right through the middle of it.  It’s supposed to be a 
memorial, not a used car sales lot so you know there’s history and significance here.  We think this 
could be a very powerful element within the City of Novi.  We would also like to add for the gentleman 
of the adjoining property, we could always meet to discuss any issues.  Everything that was on the 
drawings was either requested by the City of Novi.  The amount of landscaping is over the top and 
Rick can speak to that.  Were excited about this and hope you can support it. 
 
Evans Caruso, Architect, said just to make a point for the resident next door, when you look at the 
image right now on the screen that’s literally looking from the property to the south.  That parcel right 
there is from that resident’s point of view.  Its fully landscaped pretty much a berm covering that 
whole area.  You can’t even see through that and that’s not even matured yet.  So those are things 
we wanted to show the city and the residents. 
 
Constantine G. Pappas, Architect, said and by the way all the existing landscape material we’re 
trying to keep as much of that there as possible, we’re not planning on tearing all that out.  Our 
concept is to augment what is there right now. 
 
Member Lynch said I appreciate it.  I did look at the rendering and it is a muted light beam that I see 
there.  I personally have no issue with this project and am looking forward to its completion. 
 
Member Maday said I just want to reiterate were not approving this land for development.  It’s been 
approved and everything is at the city if anyone wants to look at it.  I really appreciate the applicant 
addressing the resident that’s on the call with us tonight and your willingness to be open and forth 
right with the properties adjoining to make them more comfortable with the development.  The fact 
that this is going to be a monument, it’s going to add to the facility, it’s got a significant historical 
aspect to it, it’s going to be turned off by 11 o’clock unless otherwise approved, and the fact that it’s 
just a single stream of light shining upward and not outward towards the adjacent properties, I’m in 



favor of this.  
 
Vice Chair Avdoulos said before we have a motion I would like to echo the comments from the 
previous Planning Commissioners and I have known Gus and Evans personally for many years and 
they always put together a very good product.  As indicated, this is going to be a subtle monument.  
It has a lot of historical significance to it, not only it’s the Armenian Genocide, but a lot of other ethnic 
groups along that area also were impacted by it, so I think this is going to be a really good landmark 
monument for this city.  The architecture of it is very subtle with the stainless steel and copper and I’m 
glad Doug looked at it and recommended a façade waiver.  The light is going to be subtle to it.  I 
think it’s a great thing and I appreciate the process we’re going through to get this within the city 
and getting it approved and allowing the community to start building their center.  
 
Motion made by Member Lynch and seconded by Member Ferrell.  
 
ROLL CALL VOTE TO APPROVE THE SPECIAL LAND USE PERMIT FOR PROJECT ARMENIAN GENOCIDE 
MEMORIAL, JSP17-37, MADE BY MEMBER LYNCH AND SECONDED BY MEMBER FERRELL.  
 

In the matter of Armenian Church Genocide Memorial 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 (no 
additional traffic will be generated by the monument); 

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 addition of the monument is within the courtyard and does not impact 
natural features);  

d. The proposed use is compatible with adjacent uses of land (because the proposed use 
conforms to the requirements of Places of Worship and the monument will be a reasonable 
distance from adjacent properties and will limit the hours of illumination);  

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); 

f. The proposed use will promote the use of land in a socially and economically desirable 
manner (as the proposed use will promote cultural awareness and education); 

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. 

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.  
Motion Carried 4-0. 

 
ROLL CALL VOTE TO APPROVE THE REVISED PRELIMINARY SITE PLAN PERMIT FOR PROJECT ARMENIAN 
GENOCIDE MEMORIAL, JSP17-37, MADE BY MEMBER LYNCH AND SECONDED BY MEMBER FERRELL.  
 

In the matter of Armenian Church Genocide Memorial JSP17-37, motion to approve the revised 
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. A Section 9 Façade waiver to allow the use of Flat metal panels to exceed the 50% 

maximum permitted by the ordinance (100% Stainless Steel proposed on the North and 
South, 100% Copper on the East and West) because the design utilizes high quality 
materials and is consistent with the intent and purpose of the Façade Ordinance, which is 



hereby granted; 
c. A waiver per Section 5.7.3.M to allow the decorative lighting proposed to project upward 

to illuminate the monument structure, as the light will not project onto adjacent residential 
properties, and will be turned on from dusk to 11:00 p.m., with possible extended hours for 
culturally significant holidays, which is hereby granted; 

d. A Zoning Board of Appeals determination per Section 3.23.3 to allow a height of 62.83 feet 
for a public monument, or a variance from Section 3.1.1.E to increase the maximum 
permitted height for the genocide memorial (35 feet allowed, 62.83 feet proposed);  

e. 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 4-0. 

 
1. 1585 PARAMOUNT STREET, PWD20-0006, WOODLAND USE PERMIT REQUEST  

Public hearing at the request of Yen Cheng for consideration of a request for a Woodland Use 
Permit at 1585 Paramount Street. This property is also known as Lots 85-88, Cenaqua Shores 
Subdivision, which is located north of Thirteen Mile Road, west of Novi Road in Section 2 of the 
City. The applicant is proposing to remove thirty-three (33) regulated woodland trees (twenty 
two on-site, eleven off-site) in order to construct a single family residential structure. 

 
The Planning Commission continued the discussion from this matter which had been tabled earlier in 
the meeting in order to allow the applicant time to resolve technical difficulties. 
 
Member Lynch said what I was trying to get across in my initial assessment of the project is, will the 
applicant be willing to plant the trees on site versus giving the money to the tree fund? 
 
Applicant Yen Cheng said no, we can’t because we are building a house where there’s a lot of trees 
right where the house and the driveway are proposed to be built.  The City and Environmental 
Consultant already agreed to what trees are proposed to be cut.  I’m willing to pay the City the tree 
replacement credits, but in the future after we build the house we plan to do the landscaping and in 
the landscape plan we can consider where and how many trees we need to replace.  That’s our 
second plan, but right now with our first plan we just wanted to pay the replacement credits. 
 
Member Lynch said yes, I think we’re talking about the same thing, I think right now I don’t have a 
problem with you cutting down the trees to put the house there. I absolutely understand you can’t 
build the house with the trees there.  My question to you is instead of writing the check to the City, 
you’re going to have to put landscaping in anyway.  
 
Applicant Yang Wang said there’s a big difference.  We followed the city’s regulations that we pay 
into the tree fund.  This way it is easy, and I can’t guarantee after we build the house we can get all 
the trees put back on the lot.  Plus, when you build a house it takes up space. 
 
Member Lynch said I understand that. 
 
Applicant Yang Wang said I think it would make it easier to follow the regulation from the City to pay 
into the fund.  
 
Member Lynch said okay well then let me clarify, that is not the only regulation, to pay the tree fund.  
The regulation is, and the Planning Commission can do this, I’m asking you if you’re willing to do this 
instead of requiring you.  When you put your landscaping in, would you be willing to spend the money 



putting the trees around your property instead of putting the money in the tree fund?  The tree fund, 
yes, is a regulation if you can’t put the trees on site, then yes, you have to give the money to the city, 
my question to you are is are you willing to plant enough trees or as many trees as you can on site 
instead of just writing a check to the City? 
 
Applicant Yang Wang said I don’t think that is possible.  It’s hard for us to guarantee anything for now. 
 
Member Lynch said okay here’s where I’m getting at- I want to verify that you don’t have to pay the 
tree fund right up front.  They’re going to have to put a landscaping plan together. 
 
Applicant Yen Cheng said we cannot put replacements in the front and  we cannot get a permit, so 
we have to pay up front to get a tree removal permit then we can start to build the house.  After we 
build the house we can do the landscaping plan and in the landscape plan we will figure out where 
and how many trees we can replace and replant, but it’s not impossible to plant the same amount 
of trees that I have to cut.  
 
Member Lynch said okay I see what you’re saying.  How about if we do this, if I word this approval 
that you’ll plant as many as you feasibly can on site and then the ones you can’t, you can write a 
check to the City tree fund.  Is that acceptable? 
 
Applicant Yang Wang said that just makes everything hard.  It will make everything easier to pay up 
front.   
 
Member Lynch said okay I guess then maybe I don’t know how the process works.  Barb, can you 
help with this?  It’s my understanding that they must pay up front and you keep that money in escrow. 
 
City Planner McBeth said yes, so typically if the permit is granted and the agreement is to pay into 
the City’s Tree Fund that money can be accepted once the permit is approved and drawn up.  If 
there’s going to be plantings on site then there will be additional financial guarantees that would 
need to be put aside to make sure that the health of the trees remain good for the first couple of 
growing seasons and if it does maintain its health then that money can be refunded to the applicant.   
If it doesn’t, then they may have to go through another round of plantings to maintain a healthy tree.   
 
Applicant Yen Cheng said yes, that is the rule we are trying to follow.  
 
Member Lynch said I’m still not understanding.  I understand the ease of paying into the City Tree 
Fund.  That’s typically what we do.  So, you’re going to take thirty-three trees out and give the city 
money and then you don’t have to worry about it anymore?  We’ve consistently throughout these 
projects have required the applicant, even tonight, to put the money in escrow and then when they 
go to plant the trees, they can plant as many as you can feasibly on site, then the rest can go into 
the tree fund.  I want to make the same motion that I made and be consistent with what we made 
for the rest of the people that came before us asking to remove trees.   What I’m getting from the 
applicant, maybe we’re misunderstanding each other is that they just want to pay into the tree fund 
and be done with it.  I, as a Planning Commissioner, want to be consistent on how we apply this 
standard to everybody and just tonight we approved two projects where they are going to cut down 
some trees and we told them to plant as many as you can on site and then what you can’t plant, 
pay into the tree fund.  Why is this project any different?  
 
Vice Chair Avdoulos said so a question to the City Attorney- we have a motion; can we add that 
stipulation just like we did previously?  The applicant is to look at planting what is feasible on their 
property that meets the Ordinance.  
 



City Attorney Beth Saarela said yes, exactly.  We did modify somebody else’s motion to add that to 
plant whatever is feasible on the property subject to review and approval by the landscape architect 
and or woodland consultant.  Its only twenty-two trees, it’s not all thirty-three because some of them 
are in the right of way.  
 
Vice Chair Avdoulos said right, so Member Lynch you could structure that motion to reflect that and 
then we could discuss it.  
 
Member Lynch said I wanted to be exactly consistent.  I mean, our job is to be consistent and I don’t 
want to make a motion for one property owner that’s inconsistent with the same motion on the same 
night that were making for another property.  So, let me make the motion and we can amend it as 
we see fit.  
 
Motion made by Member Lynch and seconded by Member Maday. 
 
ROLL CALL VOTE TO APPROVE THE REQUESTED WOODLAND REMOVAL PERMIT MADE BY MEMBER LYNCH 
AND SECONDED BY MEMBER MADAY. 
 

In the matter of 1585 Paramount Street, PWD20-0006, motion to approve the Woodland Use 
Permit for the removal of twenty-two on-site regulated woodland trees, subject to planting the 
replacement trees on site where feasible as shown on a woodland replacement plan, to be 
reviewed and approved by the city’s staff and consultants, and where not feasible paid into 
the tree fund.  Motion carried 4-0. 

 
MATTERS FOR CONSIDERATION  
 

1. APPROVAL OF THE SEPTEMBER 16, 2020 PLANNING COMMISSION MINUTES.      
 
Motion made by Member Lynch and Member Maday. 
 
ROLL CALL VOTE TO APPROVE THE SEPTEMBER 16, 2020 PLANNING COMMISSION MEETING MINUTES 
MADE BY MEMBER LYNCH AND SECONDED BY MEMBER MADAY. 
 

Motion to approve the September 16, 2020 Planning Commission Meeting Minutes.  Motion 
carried 4-0.  

  
SUPPLEMENTAL ISSUES  

There were no supplemental issues.  

AUDIENCE PARTICIPATION  

Dan Curmi, 42762 Wimbleton Way, said I just had a comment on the first case that just became the 
last case.  We live in the property just east of that proposal.  As the first person mentioned, we have 
flooding issues here as well.  So as far as the trees that are going to be removed, that is a concern for 
us and as your Member Lynch mentioned, we would fully support having the additional trees added.  
The flooding seems to be towards the east and that’s from my perspective.  I don’t know if that is at 
all possible with a driveway going in and the home.  I don’t what their goal is there know with the 
drainage.  I would very much like to point that out that that is a concern for us.  We’re all in support 
of a nice home going in there, I don’t have a problem with that, but flooding is a big concern.  We 
have a very wet backyard already and we love the proposal of the trees being added back on site 
and not into a fund.   
 



ADJOURNMENT 

Motion to adjourn made by Member Lynch and seconded by Member Maday.  

Motion to adjourn the October 14th Planning Commission meeting.  Motion carried 4-0.  

The meeting was adjourned at 9:09 pm. 

 
 




