
  
 
 
 
__________________________________________________________________________________________ 
 
FOR:   City of Novi Zoning Board of Appeals         MEETING DATE: October 8, 2024 
 
REGARDING: Parcel # 50-22-15-476-061 (PZ24-0050) 
 
BY:  Alan Hall, Deputy Director Community Development 
__________________________________________________________________________________________ 
 
 
 
Applicant 
Community Financial Credit Union 
  
Variance Type 
Dimensional Variance 
 
Property Characteristics 
Zoning District:   This property is zoned Town Center (TC) 
 
Location:   north of Grand River Avenue, west of Novi Road 
 
Parcel #:    50-22-15-476-061 
 
Request  
The applicant is requesting a variance from the City of Novi Zoning Ordinance 
Section 5.2.12.D to reduce the number of parking stalls for this business to 17 (20 
required, variance of 3). 
 
:   
 
The applicant, Community Financial Credit Union, is seeking a variance for a reduction of required 
parking spaces. There are wetlands on the site and the traffic consultant did not present any issues 
regarding this reduction. 
 
 
 
 
 
 

 

ZONING BOARD OF APPEALS 
STAFF REPORT 

 

I. GENERAL INFORMATION: 

COMMUNITY DEVELOPMENT DEPARTMENT 
 
45175 Ten Mile Road 
Novi, MI 48375 
(248) 347-0415 Phone 
(248) 735-5600 Facsimile 
www.cityofnovi.org 
 

II. STAFF COMMENTS: 
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The Zoning Board of Appeals may take one of the following actions: 
 

1. I move that we grant the variance in Case No. PZ24-0050, sought by 
________________________________, for ________________________________________ 
because Petitioner has shown practical difficulty requiring ____________________ 
____________________________________________________________________________
____________________________________________________________________________. 
 

(a) Without the variance Petitioner will be unreasonably prevented or limited 
with respect to use of the property because ___________________________ 
______________________________________________________________________ 
______________________________________________________________________. 
 

(b) The property is unique because________________________________________ 
______________________________________________________________________
______________________________________________________________________. 
 

(c) Petitioner did not create the condition because________________________ 
______________________________________________________________________ 
______________________________________________________________________. 
 

(d) The relief granted will not unreasonably interfere with adjacent or 
surrounding properties because________________________________________ 
______________________________________________________________________  
______________________________________________________________________. 
 

(e) The relief if consistent with the spirit and intent of the ordinance because 
______________________________________________________________________ 
______________________________________________________________________. 
 

(f) The variance granted is subject to: 
 

1. __________________________________________________________. 
2. __________________________________________________________. 
3. __________________________________________________________. 
4. __________________________________________________________. 

 
 
 
 
 
 

III. RECOMMENDATION: 
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2. I move that we deny the variance in Case No. PZ24-0050, sought by 

_____________________________________, for ___________________________________ 
because Petitioner has not shown practical difficulty requiring_________________ 
____________________________________________________________________________  
____________________________________________________________________________. 

 
(a) The circumstances and features of the property including ______________ 

______________________________________________________________________
_______ are not unique because they exist generally throughout the City. 

 
(b) The circumstances and features of the property relating to the variance 

request are self-created because _____________________________________ 
______________________________________________________________________
______________________________________________________________________. 

 
(c) The failure to grant relief will result in mere inconvenience or inability to 

attain higher economic or financial return based on Petitioners 
statements that _______________________________________________________ 
______________________________________________________________________
______________________________________________________________________. 

 
(d) The variance would result in interference with the adjacent and 

surrounding properties by _____________________________________________ 
______________________________________________________________________ 
______________________________________________________________________. 

 
(e) Granting the variance would be inconsistent with the spirit and intent of 

the ordinance to _____________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________.  

 
 
 
Should you have any further questions with regards to the matter please feel free to 
contact me at (248) 347-0417. 
 
Alan Hall – Deputy Director Community Development - City of Novi 
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LAND SITUATED IN THE STATE OF MICHIGAN, COUNTY OF OAKLAND, CITY OF
NOVI.

PART OF LOT 6, SUPERVISOR'S PLAT NO. 4, AS RECORDED IN LIBER 54A, PAGE 83
OF PLATS, OAKLAND COUNTY RECORDS, DESCRIBED AS: BEGINNING AT THE
SOUTHWEST CORNER OF LOT 6; THENCE SOUTH 71 DEG. 19' 00" EAST 221.53
FEET; THENCE NORTH 18 DEG. 27' 00" EAST 294.49 FEET; THENCE NORTH 76 DEG.
40' 30" WEST ALONG THE NORTH LOT LINE TO THE NORTHWEST LOT CORNER;
THENCE SOUTH 05 DEG. 57' 00" WEST 274.90 FEET TO THE POINT OF BEGINNING.

LESS AND EXCEPT, SOUTHEAST QUARTER OF SECTION 15, T1N, R8E, BEGINNING
AT A POINT ON THE WEST LINE OF LOT 6, LOCATED DISTANT N05'57'00"E 123.62
FEET FROM THE SOUTHWEST CORNER OF SAID LOT 6; THENCE CONTINUING
N05'57'00"E 151.28 FEET TO THE NORTHWEST CORNER OF SAID LOT 6; THENCE
S76'40'30"E, ALONG THE NORTH LINE OF SAID LOT 6, A DISTANCE OF 33.09 FEET;
THENCE S18'31'54"W 150.65 FEET TO THE POINT OF BEGINNING, AS RECORDED
IN LIBER 18891, PAGE 665.

FOR INFORMATIONAL PURPOSES ONLY:

TAX PARCEL IDENTIFICATION NUMBER: 50-22-15-476-031 (PART OF)
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Civil Engineers

Land Surveyors

Land Planners

ENGINEERS

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

WWW.nfe-ENGR.COM

Civil Engineer
NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVENUE
PONTIAC, MICHIGAN 48342
CONTACT:
MR. TIMOTHY D. WOOD,  P.E.
PHONE: (248) 332-7931
EMAIL: TWOOD@NFE-ENGR.COM

Architect
NOVUS ARCHITECTS, INC.
656 KING STREET
CHARLESTON, SOUTH CAROLINA 29403
CONTACT:
MR. TRIPP MASSENGILL
PHONE: (843) 849-7407
EMAIL: TRIPP.MASSENGILL@NOVUSARCHITECTS.COM

Landscape Architect
NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVENUE
PONTIAC, MICHIGAN 48342
CONTACT:
MR. GEORGE OSTROWSKI
PHONE: (248) 332-7931
EMAIL: GOSTROWSI@NFE-ENGR.COM

Owner
LEVEL 5
2018 POWERS FERRY ROAD SE, SUITE 750
ATLANTA, GA 30339
CONTACT:
MR. DAVID LAPP
PHONE: (313) 949-9542
EMAIL: DLAPP@LEVEL5.COM

Site

CITY OF NOVI NUMBER: JSP24-0008
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UTILITIES

DAMAGE TO PRIVATE PROPERTY

DEWATERING OF TRENCH AND EXCAVATIONS

BY-PASS PUMPING

MEANS AND METHODS FOR PIPE CONSTRUCTION

PAVEMENT REMOVAL

MAINTENANCE OF TRAFFIC

IRRIGATION

SUB-SOIL CONDITIONS

SUBGRADE UNDERCUTTING AND PREPARTION

STRUCTURE BACKFILL

TRENCH BACKFILL

EARTH BALANCE / GRADING

SOIL EROSION / SEDIMENTATION CONTROL
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GENERAL TREE PROTECTION NOTES
1.  APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START
   OF CONSTRUCTION ACTIVITIES, AND SHALL REMAIN IN PLACE UNTIL THE
   IN PLACE UNTIL CONSTRUCTION IS COMPLETE.
2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
   SHALL BE PRESERVED.
3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY
   TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING
   SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS
   WITHIN THE DRIP LINE.
4. WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE
   PLACED AT THE LIMITS OF GRADING LINE.
5. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE
   TO ANY TREE, SCHEDULED TO REMAIN.
6. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE
   INSTALLER THAT PROTECTED TREES MUST BE AVOIDED. ALL TRENCHING SHALL
   OCCUR OUTSIDE OF THE PROTECTIVE FENCING.
7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF
   PROTECTED TREES.
8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION
   ACTIVITIES MUST BE PROTECTED.
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
   STAKED FENCING.
10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
    DRIP LINE OF PROTECTED TREES.
11.  THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED.
12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN.
13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD
    BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR
    MINIMALLY WITH A HYDRO-AXE.
14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE
    GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.
15. TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED FOR
    REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED
    BY THE OWNER OR OWNERS REPRESENTATIVE.

5/8" X 6'8" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED 1' OUTSIDE THE DRIP
LINE OR LIMITS OF GRADING, AS
INDICATED ON PLAN, TYPICAL

NOTE:
FENCING TO BE 4' HIGH ORANGE
SNOW FENCE, OR APPROVED EQUAL

PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

NTS
TREE PROTECTION DETAIL-PLAN

TREE DRIPLINE

4' HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT A MINIMUM
1' OUTSIDE THE DRIPLINE
OF THE TREE

TREE PROTECTION DETAIL-SECTION
NTS

LEGEND:

TREES TO BE REMOVED

TREES TO REMAIN

TREE PROTECTION FENCING

950

912
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REMOVAL SUMMARY
TOTAL TREES SURVEYED: 46 TREES
TOTAL TREES TO BE REMOVED: 36 TREES
LESS UNREGULATED TREES NOT IN WOODLAND:   0 TREES
LESS POOR/DEAD TREES: -2 TREE
NET TREES TO BE REPLACED: 34 TREES

REPLACEMENT SUMMARY
TOTAL REGULATED TREES TO BE REMOVED:
8-11" TREES TO BE REMOVED:    16 X 1 TREE =       16 TREES
11-20" TREES TO BE REMOVED:   11 X 2 TREES =     22 TREES
20"-29" TREES TO BE REMOVED:  2 X  3 TREES =       6 TREES
SINGLE STEM REPLACEMENT TREES REQUIRED:    44 TREES

MULTI-STEM TREE REPLACEMENT
TREE #8521 = 17" / 8 = 2 TREES
TREE #8527 = 40.1" / 8 = 5 TREES
TREE #8538 = 31.7" / 8 = 4 TREES
TREE #8552 = 20.1" / 8 = 3 TREES
TREE #8555 = 22.3" / 8 = 3 TREES 
TOTAL MULTI-STEM  REPLACEMENTS REQUIRED:    17 TREES
TOTAL REPLACEMENT TREES REQUIRED:      61 TREES (44+17)
TOTAL REPLACEMENT TREES PROVIDED:

DECIDUOUS TREES:      8 TREES
EVERGREEN TREES:      0 TREES
TOTAL TREES PROVIDED:      8

* MONIES WILL BE PAID INTO THE TREE FUND FOR 53 TREES THAT CANNOT
  BE ACCOMMODATED ON-SITE (53 x $400 = $21,200).

GRAND RIVER AVENUE
(100' R.O.W.)

C
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SC
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LV

D
(W

ID
TH

 V
A

RI
ES

)

SOIL NOTE:
EXISTING SOILS ON-SITE ARE COMPRISED
OF BOTH SLOAN SILT LOAM LOAM (26),
W/ 0-1% SLOPES, AND URBAN LAND (59).

NOTE:
NO PHRAGMITES OR JAPANESE KNOTWEED WAS
OBSERVED ON-SITE AT THE TIME OF THE SURVEY.
SHOULD  ANY BE ENCOUNTERED DURING CONSTRUCTION,
IT SHALL BE ERADICATED IN COMPLIANCE WITH ALL
STATE AND LOCAL GUIDELINES.

SOIL TYPE URBAN LAND (59)

SLOAN SILT LOAM (26)

APPROXIMATE LIMITS
OF SOIL BOUNDARY
TAKEN FROM WEB SOIL
SURVEY

NOTE:
THE ENTIRE SITE IS LOCATED WITHIN
A REGULATED CITY WOODLAND

04/15/2024 ISSUED FOR PRELIMINARY SITE PLAN

07/2/2024 REVISED PER CITY REVIEW

CITY FILE NO. JSP24-0008

ALL EXISTING STREET TREES
TO BE REMOVED AS THEY
ARE WITHIN THE RCOC CORNER
SIGHT CLEARANCE
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Common Hackberry
Celtis occidentalis

TREES

CO 4

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&BSEE PLAN3" CAL

COMMENT

SHRUBS

BX 58 North Star Boxwood
Buxus  x 'North Star' 30" HT B&B30" OC

GROUNDCOVERS/PERENNIALS

All Gold Japanese Forest Grass
Hakonechloa macra 'All Gold'HK 25 CONT30" OC2 GAL

FULLY BRANCHED HEADS

Stella Supreme Daylily
Hemerocallis 'Stella Supreme'HS 24 CONT18" OC2 GAL

Lily Turf
Liriope muscariLM 127 CONT18" OC1 GAL

Northwind Switch Grass
Panicum virgatum 'Northwind'PV 8 CONT30" OC3 GAL

Tara Prairie Dropseed
Sporobolus heterolepis 'Tara'SH 77 CONT18" OC2 GAL

HA 22 Annabelle Hydrangea
Hydragea a. 'Annabelle' 30" HT B&B3' OC

Eastern Redbud
Cercis canadensisCC 4 B&BSEE PLAN2.5" CAL FULLY BRANCHED HEADS

Northern Sentinel Honey Locust
Gleditsia triacanthos 'Northern Sentinel'GT 4 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS

Tulip Tree
Liriodendron tulipiferaLT 4 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS

Dawn Redwood
Metasequoia glyptostroboidesMG 5 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS

American Sentry Linden
Tilia americana 'McKSentry'TA 4 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS

COST 25%/15%
SPECIES

WOODLAND

11%

13%

11%

WOODLAND

American Hophornbeam
Ostrya virginianaOV 4 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS 11%

$400/$1,600

$400/$1,600

$400/$1,600

$400/$1,600

$400/$2,000

$400/$1,600

$400/$1,600

$50/$2,900

$50/$1,100

MAINTAIN AS A HEDGE

WELL-ROOTED

WELL-ROOTED

WELL-ROOTED

WELL-ROOTED

WELL-ROOTED

$15/$375

$15/$360

$15/$1,905

$15/$120

$15/$1,155

GROUNDCOVERS/PERENNIALS

SEED 240

MULCH

IRR

5

1

SY

CY

LS

BLENDED BLUEGRASS MIX

DOUBLE SHREDDDED HARDWOOD

IRRIGATION SYSTEM, COMPLETE

$3/$720

$50/$2,500

$15,000

Redpointe Maple
Acer rubrum 'Redpointe'AR 5 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS 13%$400/$2,000

Green Gable Tupelo
Nyssa sylvatica 'Green Gable'NS 4 B&BSEE PLAN3" CAL FULLY BRANCHED HEADS 11%$400/$1,600

11%

TO 19 DeGroot's Spire Arborvitae
Thuja occidentalis 'DeGroot's Spire' 5' HT B&B3' OC $50/$950

TYPICAL SEEDED LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED  SEED MIX, AT
A RATE OF 220 LBS PER ACRE
MIX IS COMPRISED OF

30% NITE HAWK PERENNIAL RYE
30% KENTUCKY BLUEGRASS
20% CREEPING RED FESCUE
10% MERIT KENTUCKY BLUEGRASS
10% NEWPORT KENTUCKY BLUEGRASS

NF

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

ENGINEERS

PROPOSED TRASH ENCLOSURE
SEE ARCH DWGS FOR DETAIL

PROPOSED 18" WIDE STONE
MULCH ADJACENT TO PKG
W/ 3/4" TO 1 1/2" DIA STONE
3-4" DEPTH

PROPOSED BIKE RACKS
FOR 2 BIKE PARKING

ALL PROPOSED LAWN TREES SHALL
HAVE 4' WIDE MULCH RING, W/ 3"
DEPTH SHREDDED HARDWOOD BARK
MULCH

2

3

TYPICAL SEEDED LAWN AREAS, SOWN ON 3" TOPSOIL

4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

KEY LEGEND

4

5

3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

3/4" - 1 1/2" STONE MULCH, 3-4" DEPTH ON WEED BARRIER

1

POSSIBLE SNOW DEPOSITION AREA, TO BE COORDINATED
WITH REMOVAL SERVICE
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Section 15
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City of Novi,
Oakland County, MI
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2018 Powers Ferry Rd. SE.
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Atlanta, GA 30339
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LANDSCAPE REQUIREMENTS
EXISTING SITE ZONING:    TC-1, TOWN CENTER DISTRICT
EXISTING SITE AREA:       68,527.45 S.F. OR 1.57 ACRES

LANDSCAPE ADJACENT TO R.O.W.: (G)
1 TREE PER 25 L.F (ADJACENT TO PKG)
1 TREE PER 30 L.F. (NOT ADJACENT TO PKG)
1 SUB-CANOPY TREE PER 15 L.F. (ADJACENT TO  PKG)
1 ORNAMENTAL TREE PER 20 L.F. (NOT ADJACENT TO PKG)
GRAND RIVER AVENUE (211.53 L.F. - 60' DRAIN EASEMENT)
REQUIRED: 140 L.F. / 25 L.F. = 5.6 TREES REQUIRED

81 L.F. / 30 L.F. = 2.7 TREES REQUIRED
REQUIRED:   8.3 OR 8 CANOPY TREES
PROVIDED:  6 CANOPY TREES, PLUS 3 EXISTING

CRESCENT BOULEVARD
REQUIRED: 274 L.F.- 60 / 25 L.F. = 8.56 TREES REQUIRED

        30 L.F. / 30 L.F. = 1 TREE REQUIRED
REQUIRED:   9.56 OR 10 CANOPY TREES
PROVIDED:  10 CANOPY TREES

PARKING LOT LANDSCAPE REQUIREMENTS (P, I)
VEHICLE USE AREA
VUA = 16,146.80 S.F. (CALCULATED)
7.5% OF TOTAL VEHICLE USE AREA UP TO 50,000 S.F. THEN 1%
16,146.80 S.F. X 7.5% = 1,211.01 S.F.

REQUIRED PARKING LOT LANDSCAPE AREA
REQUIRED: 1,211 S.F.
PROVIDED: 1,804 S.F.

PARKING LOT DECIDUOUS SHADE TREES (I)
1 DECIDUOUS CANOPY TREE PER 200 S.F. REQUIRED LANDSCAPE AREA
REQUIRED: 1,211 S.F. / 200 S.F. = 6.06 OR 6 TREES REQUIRED
PROVIDED: 6 TREES PROVIDED

PARKING PERIMETER GREEN SPACE (P)
1 TREE PER 35 L.F. OF PARKING PERIMETER
602.99 L.F. / 35 L.F. = 17.23 OR 17 TREES REQUIRED
PROVIDED: 18 TREES

INTERIOR BUILDING LANDSCAPE (B)
BUILDING PERIMETER X 8', 60 % REQUIRED TO BE LANDSCAPED
REQUIRED:
257.50 L.F. - 20 L.F. (ENTRY WALKS) X 8' = 1,900 S.F. TOTAL AREA REQUIRED

PROVIDED:
1,932 S.F. OVERALL
W. SIDE: 48.58 L.F. (63%)
S. SIDE:   48.3 L.F. (89%)

WOODLAND REPLACEMENTS (W)
TOTAL WOODLAND REPLACEMENT TREES REQUIRED: 61
TOTAL WOODLAND REPLACEMENT TREES PROVIDED: 8
*MONIES FOR 53 TREES TO BE PLACED INTO THE CITY TREE FUND

GRAND RIVER AVENUE
(100' R.O.W.)
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GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE
HYDRO-SEEDED WITH SPECIFIED BLENDS, AND STABILIZED
WITH WOOD CELLULOSE FIBER MULCH (2,000 LBS PER ACRE).
IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL BE
FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE
EROSION BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED
SHALL BE APPLIED OVER A MINIMUM 3" PREPARED TOPSOIL,
AND SHALL BE KEPT MOIST AND WATERED DAILY UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

IRRIGATION NOTE:
ALL LANDSCAPE AREAS, INCLUDING THOSE WITHIN THE R.O.W. SHALL
BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM.
THE SYSTEM SHALL OPERATE IN COMPLIANCE WITH LOCAL STANDARDS
AND SEASONAL RESTRICTIONS. SEPARATE ZONES SHALL BE PROVIDED FOR
LAWN AREAS AND PLANTING BEDS. IRRIGATION SHALL BE DESIGNED IN THE
THE MOST EFFICIENT MANNER NECESSARY TO FULLY IRRIGATE ALL PLANTING AREAS.

GENERAL NOTES:
ALL PROPOSED PLANT MATERIAL SHALL BE
NORTHERN GROWN, NO. 1 GRADE STOCK,
INSTALLED IN ACCORDANCE W/ AAN AND CITY
OF NOVI STANDARDS.

MISS DIG (1-800-482-7171) SHALL BE NOTIFIED
A MINIMUM OF 48 HOURS PRIOR
TO INSTALLATION OF ALL MATERIALS.

CITY NOTES:
ALL PLANT SUBSTITUTIONS AND/OR
DEVIATIONS FROM THE APPROVED PLANS
MUST BE APPROVED IN WRITING BY THE CITY
OF NOVI PRIOR TO INSTALLATION.

ALL TREE WRAP AND STAKES ARE TO BE
REMOVED AFTER THE FIRST WINTER SEASON.

THE APPROXIMATE DATE OF INSTALLATION
FOR THE PROPOSED LANDSCAPE WILL BE
SPRING 2025, WITH COMPLETION BY NOVEMBER 15.

THE SITE WILL BE MAINTAINED BY THE DEVELOPER
IN ACCORDANCE WITH THE STANDARDS SET FORTH
IN THE CITY OF NOVI ZONING ORDINANCE.

ALL LANDSCAPE MATERIALS WILL BE GUARANTEED
FOR A MINIMUM OF TWO (2) YEARS, AND SHALL
INCLUDE A MINIMUM ONE CULTIVATION IN JUNE,
JULY AND AUGUST FOR THE TWO YEAR WARRANTY
PERIOD.

BLDG ADDRESS NOTE:
IT IS ANTICIPATED THAT THE BUILDING ADDRESS
WILL BE LOCATED ON A GROUND SIGN. EXACT
LOCATION WILL BE SUBMITTED FOR A SEPARATE
BUILDING PERMIT. A CLEAR VIEW OF THE ADDRESS
WILL BE MAINTAINED FROM ROADWAY

EXISTING TC
ZONING DISTRICT

ALL TREES SHALL BE AT LEAST 10'
FROM HYDRANTS OR UTILITY STRUCTURES
AND 5 FEET FROM UNDERGROUND UTILITY
LINES

CONTRACTOR NOTE:
ALL TREES ARE TO BE LOCATED AT LEAST 10 FEET FROM
HYDRANTS OR UTILITY STRUCTURES AND 5 FEET FROM
UNDERGROUND UTILITY LINES

ALL PROPOSED PLANTINGS
SHALL NOT BE PLANTED WITHIN
4' OF THE PROPERTY LINE

2-CO

2-OV

2-CO

1-TA

2-LT

1-GT

3-AR

2-MG

2-MG

1-TA

1-TA

1-TA

I

20-LM
5-BX

21-HK

4-CC

42-LM

11-HA

32-SH

12-SH
5-HA

12-PV
13-HA

15-SH
49-HS

10-BX

8-BX
46-LM

17-BX
33-SH

EXISTING TC
ZONING DISTRICT

EXISTING I-1
ZONING DISTRICT

EXISTING I-1
ZONING DISTRICT

ALL PROPOSED PLANTINGS
SHALL NOT BE PLANTED WITHIN
4' OF THE PROPERTY LINE

2-NS

PROPOSED 12" WIDE STONE
MULCH ADJACENT TO PKG
W/ 3/4" TO 1 1/2" DIA STONE
3-4" DEPTH

ALL PROPOSED PLANT BEDS
TO BE FINISHED W/ 3" DEPTH
SHREDDED HARDWOOD BARK
MULCH, TYPICAL

ALL PROPOSED PLANT BEDS
TO BE FINISHED W/ 3" DEPTH
SHREDDED HARDWOOD BARK
MULCH, TYPICAL

ALL PROPOSED PLANT BEDS
TO BE FINISHED W/ 3" DEPTH
SHREDDED HARDWOOD BARK
MULCH, TYPICAL

ALL PROPOSED LAWN TREES SHALL
HAVE 4' WIDE MULCH RING, W/ 3"
DEPTH SHREDDED HARDWOOD BARK
MULCH

ALL PROPOSED LAWN TREES SHALL
HAVE 4' WIDE MULCH RING, W/ 3"
DEPTH SHREDDED HARDWOOD BARK
MULCH

5 5

5

5

4

4

4

3

3

3

3

3

2

2

2

2

2

1

1

1

1

04/15/2024 ISSUED FOR PRELIMINARY SITE PLAN

2-GT

2-LT

1-GT

2-AR

1-MG

26-LM

10-BX

G

G

GP

CITY FILE NO. JSP24-0008

PROPSOED RCOC
SIGHT DISTANCE

PROPOSED 30" HT MASONRY
SCREENWALL, SEE DETAIL SHEET
L3

PROPOSED 30-36" HT BERM,
SEE DETAIL SHEET L3

TRANSFORMER NOTE:
WHEN LOCATIONS OF ALL TRANSFORMER
AND UTILITY BOXES ARE LOCATED ON-SITE
THEY SHALL BE SCREENED IN ACCORDANCE
WITH THE CITY TRANSFORMER SCREENING DETAIL
ON SHEET L3

W

W

2-OV

2-NS

19-TO

07/2/2024 REVISED PER CITY REVIEW
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436 S.F.

417 S.F.

PKG
PERIMETER
602.99 L.F.

276 S.F.

296 S.F.

364 S.F.

355 S.F.
136 S.F.

VUA 16,146.80 S.F.

364 S.F.
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GENERAL LANDSCAPE NOTES
1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
  AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
   DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
   GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
   CONCERNS.
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
   PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
   DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
   OF THE CONTRACTOR.
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
   OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
   TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
   GROWING CONDITION.
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
   GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
   YEAR FOLLOWING PLANTING.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
   RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
  SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
   AND A DEPTH OF 4" IN ALL LAWN AREAS.
9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
   SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
   BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
   RATES.
11. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
    1/3 SAND, AND 1/3 "DAIRY DOO" COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
    INDICATED IN PLANTING DETAILS.
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
   A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
   GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
   MATERIAL, AND PIECES ON INCONSISTENT SIZE.
13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
   WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
   THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
   MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
   TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
   THE PLANS AND/OR SPECIFICATIONS.
17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
   PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
   LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
   DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
   GREATER CONDITION.
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
    WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
   SYSTEM.
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NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers
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Land Planners

ENGINEERS
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Suite 750
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Contact:
David Lapp
Phone: (313) 949-9542
Email: dlapp@level5.com

Level 5 - Grand River

N877

GRAND RIVER AVE

N
O

V
I RD

CRESC
ENT B

LV
D

BO
N

D
 S

T

MIDDLE
ROUGH
RIVER

NF

N

S

W E

SITE

LOCATION  MAP
N.T.S.

BASIS OF CALCULATION 04/15/2024 ISSUED FOR PRELIMINARY SITE PLAN

CITY FILE NO. JSP24-0008

PRECAST CONCRETE CAP
W/ 1" REVEAL

FINISH GRADE/LAWN

3"

CONTINUOUS 10" WIDE
CONCRETE FOOTING, TO
BE REINFORCED AS REQUIRED

UNDISTURBED SUBGRADE

6" x 6" x 16" CMU CORE
MORTARED IN PLACE

PROPOSED VENEER BRICK, COLOR
AND PATTERN TO BE DETERMINED

CONTINUOUS REINFORCEMENT
AS REQUIRED PER MASON

NTS
30" HT. BRICK WALL DETAIL
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TYPICAL 3' HT BERM CROSS-SECTION
NTS

3' HIGH UNDULATING EARTH BERM
PLANTED PER LANDSCAPE PLAN

3

1

MINIMUM TOP 1' OF BERM
SHALL BE CONSTRUCTED OF
TOPSOIL

2'

20'

3'
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JOB NUMBER

PES PROJECT NUMBER: 02XXXXX
PES MI COA NUMBER: XXXXXXXX

EXPIRATION DATE: X/XX/XXXX

COMMUNITY
FINANCIAL CU

W GRAND RIVER AVE & COOLEY ST
DETROIT, MI 48219

2016-5100.51

M
AY

 8
, 2

02
4 

-  
BA

SI
S 

O
F 

D
ES

IG
N

CFCU
500 S HARVEY ST
PLYMOUTH, MI 48170
877-937-2328
www.cfcu.org

REVISIONS
# DESCRIPTION DATE

CE
CHARLES C ESSLINGER, PE

200 Galleria Pkwy
Suite 1150

Atlanta, Ga 30339

404-242-6240 tel
404-601-9859 fax
cesslinger@westside-engineering.com

CE#24073

E101

SITE -
PHOTOMETRICS
PLAN

 1/4" = 1'-0"E101
1 SITE - PHOTOMETRICS PLAN

AutoCAD SHX Text
GENERAL NOTE:

AutoCAD SHX Text
1. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND. 2. FLASHING LIGHT SHALL NOT BE PERMITTED.  FLASHING LIGHT SHALL NOT BE PERMITTED.  3. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES AND LIMITED OPERATION SHALL BE ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES AND LIMITED OPERATION SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION. 3.1. HOURS OF OPERATIONS  HOURS OF OPERATIONS  a. Mon-Thurs: 9a.m. - 5p.m.  Mon-Thurs: 9a.m. - 5p.m.  b. Fri: 9a.m. - 6p.m. Fri: 9a.m. - 6p.m. c. Sat: 9a.m. - 1p.m. Sat: 9a.m. - 1p.m. 4. ALL LIGHT FIXTURES SHALL BE 70 CRI OR 80 CRI. ALL LIGHT FIXTURES SHALL BE 70 CRI OR 80 CRI. 5. ALL LIGHT FIXTURES SHALL BE CUT OFF TYPE.  ALL LIGHT FIXTURES SHALL BE CUT OFF TYPE.  6. INDOOR LIGHTING SHALL NOT BE THE SOURCE OF EXTERIOR GLARE OR SPILLOVER. INDOOR LIGHTING SHALL NOT BE THE SOURCE OF EXTERIOR GLARE OR SPILLOVER. 
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COMMUNITY FINANCIAL CREDIT UNION
FACADE MATERIALS BOARD

NORTHEAST ELEVATION ARCHITECTURAL SITE PLAN

DUMPSTER ENCLOSURE SIDES / BACK

DUMPSTER ENCLOSURE FRONT

SOUTHEAST ELEVATION

SOUTHWEST ELEVATION

NORTHWEST ELEVATION

•	 66% BRICK
•	 31% METAL FINISH (INCLUDING 

VISIBLE ROOFING & RTU 
SCREEN1)

•	 3% CONCRETE

•	 60% BRICK
•	 36% METAL FINISH (INCLUDING 

RTU SCREEN1)
•	 4% CONCRETE

•	 75% BRICK
•	 23% METAL FINISH (INCLUDING 

RTU SCREEN1)
•	 2% CONCRETE

•	 57% BRICK
•	 35% FIBER CEMENT
•	 8% METAL FINISH (INCLUDING 

VISIBLE ROOFING)

•	 98% METAL FINISH
•	 2% BRICK

•	 98% BRICK
•	 2% METAL FINISH

1     ROOF TOP UNITS WILL BE SCREENED FROM VIEW FROM 
ALL VANTAGE POINTS BOTH ON-SITE AND OFF-SITE USING 
MATERIALS IN COMPLIANCE WITH THE FAÇADE ORDINANCE

2     THE DUMPSTER ENCLOSURE WILL HAVE BRICK TO 
MATCH THE BUILDING ON 3 SIDES OF SUFFICIENT HEIGHT TO 
CONCEAL THE DUMPSTER WITHIN

(B) BRICK

(FC) FIBER CEMENT(M) ACCENT METAL(C) CONCRETE

(B)

(B)

(B)

(B)

(M)

(M)

(M)

(M)

(M)

(FC)

(C)

(C)

(C)

(EP-2) EXTERIOR CEILING PAINT(EP-1) MAIN EXTERIOR PAINT

BUILDING HEIGHT 25’-1”
(EP-2) NOT VISIBLE 
IN THIS VIEW

(EP-1)

HEIGHT
6’-0”2

(B)


